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Abstract 

Public-Private Partnerships in Urban Regeneration: 
The Case of London Docklands 

Carol-Ann Beswick 
Supervisor: Sasha Tsenkova 

Prepared in partial fulfdment of requirements of the MEDes (Planning) Degree in the 
Faculty of Environmental Design, The University of Calgary. 

Urban regeneration is a comprehensive and integrated vision and a set of actions, which 
address urban problems through a lasting improvement in the economic, social, physical 
and environmental conditions of an area. Urban regeneration responds to challenges 
driven by the economic transition from industrial to post-industrial societies and the 
resulting deterioration of the urban fabric social exclusion and marginalisation. Inclusive 
partnerships for the delivery of urban regeneration programmes ensure the participation 
of the public, private, voluntary, and community sectors, and accomplish sustainable 
results. 

This Master's Degree Project draws on experiences with planning and delivery of 
regeneration schemes through different forms of public-private partnerships in London, 
England. A critical analysis of the evolution of urban policies, since the 1950's, places 
regeneration strategies in the context of changes in political regimes, and urban 
governance. Urban regeneration has shifted from a purely physical and economic 
approach to a comprehensive one, with the inclusion of social and environmental 
regeneration delivered by inclusive partnerships and 'bottom-up' regeneration directed by 
national, regional and local policies. 

The emphasis of this project is on determining the key ingredients of a successful 
partnership utilised in the planning and delivery of regeneration schemes in the London 
Docklands. Canada can learn from these experiences and aim for jurisdictional 
integration, organisational responsiveness, need for municipal leadership, and inclusive 
partnerships to deliver comprehensive urban regeneration in Canadian cities. 

Keywords: public-private partnerships, urban regeneration, London Docklands, 
England, comprehensive, inclusive, post-industrial, urban decline, deprivation, inner city 
problem, regeneration policy, public, private, voluntary, community, stakeholders. 
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Chapter 1 - Background and Methodology 
No city or town is immune to the effects of external forces that dictate the need to adapt, or the 
internal pressures that are present within urban areas and which can precipitate growth or decline 
(Roberts, 1999, 9). 

1.1 Definition of the Inner City Problem: Inner City Decline 

Declining urban centres are not static they are forever changing and evolving under the influence 

of local, national and global trends. Governments have traditionally been slow to initiate policies 

and respond to the growing urban problems faced by many countries around the world. The 

policies implemented have been too rigid or less comprehensive to address the dynamics in the 

inner city, and different aspects of the urban problem - social, economic, physical, and 

environmental. 

One of the main reasons to apply the regeneration approach (as defined on page 77) to declining 

urban centres is to address the social, economic, physical and environmental problems faced by 

residents and businesses in inner city communities. Finding solutions to alleviate the problems 

of unemployment, social exclusion, marginalisation, stress, un-healthy habitats and crime wi l l 

allow individuals the equal opportunity to function economically and socially in society. 

Creating sustainable autonomous communities with strong local economies that can be re

integrated with the city through a wide range of policies could counteract urban decline. 

Preventive and remedial policies for distressed urban areas will make cities better places in which 
to work and live, and will enable more people to contribute to the economy through employment 
and entrepreneurship (OECD 1998, 132). 

Reducing the pressures to develop greenfield land centre is another important reason to 

regenerate derelict inner city sites. Greenfield development arises from urban growth and the 

lack of available and developable land within the city. Traditional urban growth encompasses 

greenfield annexation, and the continued fight amongst municipalities and metropolitan areas 

over the rights to land. Constant urban expansion and sprawl is unsustainable, and leads to an 

increase in the ecological footprint of an urban centre. If urban areas were to maintain the 
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present path of sprawl and consumption, the earth's resources would be depleted at an even 

faster rate causing unforeseen environmental damage and decline. The Brundtland Commission, 

Rio Summit. Kyoto Conference, and the Local Agenda 21 all call for the conscious efforts in 

nations to introduce sustainable development principles in practice; the principles advocate 

compact cities and the recycling of urban land for instance. 

1.2 The Nature of the Inner City Problem 

The inner city problem is composed of a multitude of elements, including the physical, social 

and economic, which interact on a continual basis. Keating (1999) defines declining 

neighbourhoods as those distressed areas that simultaneously display disproportionately high 

levels of joblessness, poverty, female-headed households, and a dependency upon welfare 

assistance. In addition, residents of distressed neighbourhoods generally exhibit low levels of 

education and job skills. The situation is further exacerbated by the absence of employment 

opportunities and their inability to match the necessary skill requirements of available job 

opportunities. Moreover, fluctuation in the local, national, and international economy in 

response to the declining secondary service sector and a shift towards financing, services, and 

high-tech industries further compounds the cycle of decline and poverty. The result is a large 

economically inactive urban population, who are effectively excluded from actively participating 

in the economy and society. See Appendix (A) for a complete list o f characteristics associated 

with inner city problems at either the individual or group level. 

Distressed urban areas are portions of cities, usually at the scale of residential neighbourhoods, in 
which social, economic and environmental problems are concentrated. These problems affect 
residents and local enterprises, both directly and indirectly, to differing degrees. The cumulative 
effect, however, is to limit access to opportunities, resources and services that are considered 
normal or standard in other parts of the city (OECD 1998, 15). 

These interconnected problems combine to decrease the competitiveness of businesses in a city 

or town and the individuals in the labour market. This state is further compounded as the area 

experiences a reduction in the ability to competitively attract inward investment of financial, 

physical, and human capital; further market failure in one area has the potential to affect and 

possibly contribute to market failure in another area. Market failure leads to the abandonment of 
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infrastructure and facilities, the out migration of business and labour, resulting in vacant inner 

city lands which are costly and complicated to recycle. 

Post-industrial cities contain derelict, vacant and underutilised manufacturing and industrial 

areas, which are in most cases contaminated and in need of serious environmental reclamation. 

Post-industrial lands are a valuable untapped resource, yet a waste i f left to continue on the path 

of abandonment. Their visual appearance can perceptually detract from the qualities of the 

surrounding urban fabric, and to instil a high risk factor in terms of investment and future 

confidence of the area. These sites can also be a severe health hazard, pending the previous use 

of the land. They can be very costly to remediate, which is another deterrent to potential 

investors. The majority of these sites are located along waterways, which is the case of the 

London Docklands, England. These sites are of great importance to numerous cities due to their 

scale and proximity to the city centre, and enormous development potential, despite the often 

disruptive, collective image. One of the most important reasons for revitalising derelict, vacant 

and underutilised sites is the need to limit urban sprawl, and create sustainable urban centres that 

respond to growth pressures through the recycling of existing resources. 

1.3 The Policy Response 

Definition of Urban Regeneration 

Urban regeneration has been and is one of the most important strategies to address inner city 

decline and deprivation. It is also one of the greatest challenges facing the planning profession. 

Today the circumstances of regeneration are more inclusive. 

Urban deprivation in the U K , since the 1960s to the late-1980s, has been traditionally addressed 

through the creation and implementation of economic policies. Those policies were geared to 

physical and economic renewal and the subsequent revitalisation of local areas. Recognition, 

that successful regeneration of an area should also incorporate social and environmental policies 

resulted in a shift away from urban renewal and revitalisation techniques, to a comprehensive 

urban regeneration approach. Couch (1990, 2) describes the differences between the approaches 

utilised to tackle the urban problem: 
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Urban regeneration moves beyond the aims, aspirations, and achievements of urban 
renewal, which is seen as a process of essentially physical change, urban development (or 
redevelopment), with its general mission and less well-defined purpose, and urban 
revitalisation (or rehabilitation) which whilst suggests the need for action, fails to specify 
a precise method of approach. 

Unfortunately, the heavy-handed approach directed by the state resulted in unsustainable renewal 

schemes void of community input. They alienated the very individuals who were to live, work, 

shop and visit the area. 

The Department of the Environment, Transport and the Regions (DETR) is the Central 

Government department responsible for addressing the widespread physical decay, dereliction, 

poverty and unemployment facing modern urban areas within the U K . The department views 

urban regeneration in terms of practical outputs and foundational building blocks. 

Urban Regeneration is about jobs: their creation, protection, quality and skills and the 
accessibility to various groups within society. It is also about investment: in businesses, 
in the urban infrastructure of roads, railways, airports, factories, offices, houses, and 
public utilities, and in facilities like shops, tourist attractions, sports and cultural facilities. 
Finally it is about wealth: the generation of profit, of income, of resources, and how these 
are distributed between rich and poor areas, and groups. It is a highly political discipline: 
it is about people and power (DETR, 2000, website). 

As defined by Roberts and Sykes (1999) urban regeneration is 

The comprehensive and integrated vision and action which leads to the resolution of 
urban problems and which seeks to bring about a lasting improvement in the economic, 
physical, social and environmental condition of an area that has been subject to change. 

Regeneration should be sustainable rather than temporary. Therefore, it is perceived as an 

improvement that wi l l form foundations over the long-term life of an area, as opposed to a 

temporary monetary intervention or propaganda. 
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Regeneration responds to challenges driven by the economic transition from industrial to post-

industrial societies. Fragmentation in the labour market and decentralisation of industry to the 

periphery, are the primary driving forces, the result being abandonment and dereliction of former 

industrial areas, as well as to escalating unemployment, social exclusion, and marginalisation. 

Social exclusion is defined as the experience of an individual facing various barriers for full 

participation in social and economic life, often these barriers are associated with gender, race, 

age, education, skills, income level, disabilities, and location for instance. Marginalisation is 

defined as those individuals or groups who are physically, mentally, financially, and socially 

separated from the rest of society, operating below the average means. These trends are 

inevitable and exclusively manifested in large post-industrial cities. Physical urban decay, social 

exclusion, economic decline and abandonment are the fundamental reasons for exploring 

progressive, and pragmatic approaches to planning in the regeneration process. 

Definition of Partnerships 

Governments are forced to search for innovative solutions that wi l l tackle the cyclical and 

interdependent web of deprivation. U N Global Report (1999) recently emphasised the extreme 

importance of partnerships as an enabling framework to address the range of physical, social, and 

economic problems of urban centres. Public-private partnerships have become the preferred 

choice of many to deal with the complex array of urban problems and conditions. Countries 

such as France, U S A , U K , Germany, and the Netherlands continue to benefit from its use. 

Partnerships have become the primary vehicle to deliver urban regeneration and receive support 

from governments, non-governmental organisations, industry leaders, businesses, and planning 

professionals. 

A successful partnership draws upon the strengths of all stakeholders to establish a 
complementary relationship 

A partnership is defined as an agreement between two or more partners to work together to 

achieve common goal. The partners involved include those individuals from the public, private, 

voluntary and community sectors. A l l individuals have unique abilities and characteristics that 

would provide the group as a whole with advantages in terms of specific aspects of the 
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regeneration projects. Such partnerships are characterised by the sharing of risk, responsibility, 

investment and reward between the partners. Planners take the lead in generating public-private 

partnerships, orchestrating various stakeholders and generating positive synergies between 

partners. This leadership is critical for the success of urban regeneration. 

England has accomplished a great deal in that respect, which is the most important reason for 

investigating the different urban regeneration approaches and partnerships that have evolved in 

this M D P . Lessons learned from the experiences in the U K are invaluable to the future decisions 

made by Canadian policy makers to address existing problems and to create unique community-

based solutions appropriate to the Canadian institutional, political and planning framework. 

1.4 The Direction of the Research 

This study focuses upon the evolution of urban regeneration and the public-private partnership 

models that have contributed to its success. It aims at exploring the application of partnerships to 

regenerating several declining urban centres in the U K . The lessons learned from this experience 

can be used to manage urban change. This can be achieved by utilising a wide range of planning 

tools, policies, and frameworks in response to the economic, social, environmental, institutional 

and physical characteristics of a city. The end result of this study wi l l be a comprehensive 

framework outlining the elements of a successful public-private partnership. The partnership 

would assist in the reclamation and restructuring of urban centres experiencing decline, 

dereliction, and abandonment. It wi l l also propose ways in which Canadian planning policies 

could benefit from the U K experience. 

Objectives 

There are five objectives of this study: 

• To analyse the evolution of the partnership framework and regeneration processes 

implemented in England since the 1950s 

• To evaluate the process and partnership framework applied in the London Docklands 

• To identify the main elements of a successful public-private partnership model within the 

context of urban regeneration schemes 

• To evaluate the implementation process with an emphasis on economic, social, 
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environmental, institutional and physical impacts 

• To design a partnership framework for urban regeneration and to outline lessons learned 

for the Canadian context 

Several research questions that would guide the research process were identified based on the 

objectives of the study: 

• What are the basic elements of a successful public-private partnership? 

• Who are the stakeholders involved and what is their role during the process? 

• What types of mechanisms and/or organisations are needed to implement sustainable 

urban regeneration? 

• What is the range of financial, fiscal and economic incentives for pursuing urban 

regeneration? 

• How are obstacles or challenges to the process managed? 

• What are the repercussions and results of the urban regeneration schemes? Who benefits 

and how? 

• What are the lessons learned? 

1.5 Methodology 

Literature Review 

A literature review and policy analysis was conducted to bring together theoretical concepts and 

perspectives on urban regeneration and public-private partnerships. In the U K the following 

areas were explored in more detail: urban regeneration, the history of U K urban regeneration 

practices, planning and policy, brownfield redevelopment, waterfront regeneration projects, and 

the history of U K politics. Other themes explored in the planning literature relate to planning 

policy and implementation in Canada, and partnership frameworks in North America, U K and 

Western Europe to deliver urban regeneration. Exploration of the London Docklands as a 

conceptually appropriate case study, determined the approach applied in the analysis of 

regeneration practices and the public-private partnership method. 
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The analysis is based on secondary sources of information identified through the University of 

Calgary library, web searches, and discussions with experts working in the field of urban 

regeneration and public-private partnerships. Sources included books, journal articles, 

publications of non-governmental organisations, and U K government publications and studies. 

The Case Study 

A review and analysis of the nature, methods, implications, and results of the partnership 

processes implemented in the London Docklands (See figures 1.1 and 1.2) was the primary focus 

of the literature exploration. The selection of the case study is based upon: 

• A public-private partnership that occurred on a brownfield waterfront site, which had a 

great level of significance, and sustained the momentum of urban regeneration efforts 

over a few decades; 

• A case study with results and achievements that were widely recognised by scholars, 

public officials, community groups and the international business community; 

• A diversity of regeneration programmes that addressed a variety of social, economic, 

environmental and physical problems. 

The total area of the London Docklands is about 8.5 square miles (22.015 sq. km) and is 

composed of numerous individual docking areas. However, the following docks wi l l be the 

focus of this M D P research: the Isle of Dogs, Canary Wharf, the Millennium Quarter, Butler's 

Wharf, and the Royal Docks. To put the actual area into perspective, Calgary's downtown area -

including the commercial core, China Town, East Village, the West End, and Eau Claire - is 

about 1.12 square miles (2.9 sq. km). Therefore the London Docklands regeneration area is 7.5 

times the size of Calgary's down town area. 
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Figure 11 Map of London, England and the Location of the Regions 

I Location of Case Study: London 
REGIONAL DEVELOPMENT AGENCY 

Source: DETR Website (2000) 
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Figure 1.2 Map of the London Docklands: Source: DETR Website (2000) 

The research wi l l also explore the regeneration efforts undertaken in the Paddington Basin, a 

declining transportation node in the northwest area of London. Inclusive of the individual dock 

areas are the surrounding communities, which have thrived and subsequently declined as a result 

of the dockyards closures. 

The story of the Docklands wi l l help illustrate the impacts and outcomes that resulted from the 

implementation of policies, programmes and initiatives during the 1980s and 1990s. By looking 

at the London docklands it is therefore possible to trace the development of British urban policy, 

and to illustrate the shift from welfare planning regimes to market based planning policies. 

Further, the history of the Docklands cannot be told without reference to the wider social, 

economic and political forces at work. The case study is a prime example showing the 

interaction between local and national politics and between the theory and practice of urban 
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regeneration policy in the last decades, 

regeneration through partnerships. 

The area was also the flagship project of urban 

Figure 1.3 The London Docklands early 20 Century: Source: Royal Docks Trust Website 

(2000) 

Qualitative Research 

Site visits, policy analysis and evaluation of the urban regeneration process, were conducted 

during a field study course in England. The course investigated urban regeneration schemes 

during the months o f Apr i l and May in London, Brighton, Manchester and Leeds. In depth 

interviews and discussions were executed with leading planning and industry professionals, and 

government representatives participating in urban regeneration schemes in England, particularly 

those in the London Docklands. This qualitative research assisted the understanding of the urban 

regeneration process, the application o f public private partnerships, strategies and evaluation of 

results. 

Data collected through fieldwork and in-depth interviews based on the framework of the urban 

regeneration course in England, was integrated in the analysis. In addition, my personal 
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contribution to the evaluation of urban regeneration practices of four cities in conjunction with 

the production of an educational video on urban regeneration processes in England strengthened 

and endorsed the direction of this M D P . Comparisons with other North American, European and 

U K approaches of urban regeneration through partnerships further enhanced the effectiveness of 

the recommendations and conclusions. Please refer to Appendix C for the Urban Regeneration 

Interview Protocol and Appendix D for the List of Urban Regeneration Interviewees. 

1.6 Organisation of the MDP 

The organisation of this Master's Degree Project is based on an inductive approach, starting with 

broad definitions of the urban problem and background information regarding the case study in 

chapter one. Chapter two covers the policy context, including the social, political and economic 

changes that occurred in the U K since the 1950s up until the 1980s, as well as an overview of 

regeneration policies, programmes, and initiatives. The development of a matrix illustrating the 

evolution of planning approaches pertaining to urban regeneration efforts, mapping out key 

stakeholders and their roles in the partnership and urban regeneration process allows for a lucid 

review and appraisal. The third chapter continues the discussion on policy formulation in the 

U K but focuses upon more recent policies. Chapter four identifies various actors and institutions 

prevalent in the U K urban regeneration policy arena. Chapter five reveals inclusive partnership 

models through which the delivery of comprehensive urban regeneration can be achieved, and 

examples of those partnerships put into practice. The formulation of a framework, for the 

implementation of a comprehensive public-private partnership for urban regeneration, is the 

result of an extensive analysis of the U K model. Further, the most effective elements needed to 

initiate an urban regeneration scheme wi l l also be described. Chapter six is a detailed overview 

and evaluation of the London Docklands regeneration schemes, implemented by the London 

Docklands Development Corporation and presently managed by English Partnerships. The final 

chapter provides identified elements that would procure successful and sustainable regeneration, 

key factors for a successful public-private partnership, and the lessons learned for Canada from 

the U K ' s experience. 

Sir Winston Churchill once said that people create buildings and then buildings create people 
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Chapter 2 - Historical Review of Urban Regeneration and Policy 

Urban space is perpetually created and recreated as the spatial expression of economic, 
political and social processes operating at a level wider than the local (Brownill, 1990, 7). 

2.1 Introduction 

The purpose of this chapter is to provide an overview of the economic and social policies that 

were created and implemented in order to address the economic, social, environmental and 

physical decline of post-industrial cities in the U K . Numerous regeneration activities and 

projects have been implemented in Britain's declining urban centres. A n analysis of the urban 

regeneration policies, objectives, initiatives, and strategies, in conjunction with the public-

private partnership frameworks utilised, wi l l be undertaken. (For a complete list o f 

regeneration policies see Appendix C). In addition, this chapter wi l l explore, analyse and 

outline the contextual influences, policy environment, institutional framework, and the actors 

involved in the development of urban regeneration policies and strategies created by central 

government to address declining inner city neighbourhoods and brownfield sites. Planning is 

one of the many ways to deliver urban regeneration policies and programmes; therefore the 

planning approach undertaken wi l l also be evaluated. A specific focus on the evolution of 

urban policies w i l l assist the understanding of why and how urban regeneration policy 

transformed from the property-led approach to a more comprehensive one. Please refer to 

table 2.1 illustrating "The Evolution of Urban Regeneration in the U K " to identify major 

policy milestones. 
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Figure 2.1 The Evolution of Urban Regeneration, ( Adapted from Roberts and Sykes, 1999 , p. 14) 

Period Policy 
Type 

1950's 
Reconstruction 

1960's 
Revitalisation 

1970's 
Renewal 1980's Redevelopment 1990's Regeneration 

Major 
Strategy and 
Orientation 

Reconstruction and 
extension of older 
areas of towns and 
cities often based on 
a master plan; 
suburban growth 

Continuation of 
1950's theme; 
suburban and 
peripheral growth; 
some early attempts 
at rehabilitation 

Focus on in-
situ and 
neighbourhood 
schemes; still 
development at 
periphery 

Many major schemes of 
development and 
redevelopment flagship 
projects; out of town 
projects 

Move towards a more 
comprehensive form of 
policy and practice more 
emphasis on integrated 
treatments 

Major Policies Town and Country 
Planning Act of 
1944 and the New 
Towns Act of 1946 

Urban Programme 
(1968) 

1977 White 
Paper: Policy 
for the Inner 
Cities -
Partnership 
Programme ; 
Inner Urban 
Areas Act 
(1978) 

1989 White Paper: The 
Future of Development 
Plans 
1989 Planning and 

Compensation Act 
Action for Cities 
Programme 
• Urban Development Grant 
(1982) 
• A special inner-city 
priority category for 
Derelict Land Grant (1982) 
• Garden Festivals (starting 
in 1984) 
City Action Teams (1985) 

•Task Forces (1986-87) 
• Urban Regeneration Grant 
(1987) 
•City Grant (1988) 
• Urban Development 
Corporations (1981) 
• {Enterprise Zones (1981) ( 

1990s+ Planning Policy 
Guidance Notes (PPG's) 
1990s+ Regional Policy 
Guidance Notes (RPG's) 
•City Challenge (1991) 
• Single Regeneration 
Budget (1994) 
• English Partnerships 
(1998) 
1990 This Common 
Inheritance 
1990 Environmental 

Protection Act 
1997 White Paper: 
'Building Partnerships for 
Prosperity: Sustainable 
Growth, Competitiveness 
and Employment in the 
English Regions 
1998 White Paper: 'Our 
Competitive Future: 
Building the Knowledge 
Driven Economy' 
1998 Regional 
Development Agencies 
Act 
• Regional Development 
Agencies 1998 
• Government Offices for 
the Region 1998 

Key Actors 
and 
Stakeholders 

National and local 
government; private 
sector developers 
and contractors 

Move towards a 
greater balance 
between public and 
private sectors 

Growing role 
of private 
sector and 
decentralisation 
of local 
government 

Emphasis on private sector 
and special agencies; 
growth of partnerships 

Partnerships the dominant 
approach, devolution of 
power to the local 
authority; community 
empowerment and 
involvement 

Spatial Level 
of Activity 

Emphasis on local 
and site levels 

Regional level and 
activity emerged 

Regional and 
local levels 
intially; later 
more local 
emphasis 

In early 1980's focus on 
site; later emphasis on local 
level 

Reintroduction of strategic 
perspective; growth of 
regional activity 

Economic 
Focus 

Public sector 
investment with 
some private sector 
involvement 

Continuing from 
1950's with growing 
influence of private 
investment 

Resource 
constraints in 
public sector 
and growth of 
private 
investment 

Private sector dominant 
with selective public funds 

Greater balance between 
public, private and 
voluntary funding 

Social Content Improvement of 
housing and living 
standards 

Social and welfare 
improvement 

Community 
based action 
and greater 
empowerment 

Community self-help with 
very selective state support 

Emphasis on the role of 
community 

Physical 
Emphasis 

Replacement of 
inner areas and 
peripheral 
development 

Some continuation 
from 1950's with 
parallel rehabilitation 
of existing areas 

More extensive 
renewal of 
older urban 
areas 

Major schemes or 
replacement and new 
development; 'flagships 
scheme' 

More modest than 1980's; 
heritage and retention 

Environmental 
Approach 

Landscaping and 
some greening 

Selective 
improvements 

Environmental 
improvement 
with some 

Growth of concern for 
wider approach to 
environment 

Introduction of broader 
idea of environmental 
sustainability 
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2.2 Contextual Influences and the Policy Environment 

There are numerous elements that influence the policy environment and the type of urban 

regeneration programmes implemented, however, the economic, political and social variables 

are the most significant drivers of change. Resulting programmes are a reflection of prevalent 

economic capabilities, political wi l l and the social capacity of an urban centre. The economic 

and financial abilities of an area determine whether or not a programme is implemented and 

how much capital is allocated to that particular cause. Correspondingly, the political scene 

and ideologies of the prevailing party determine the direction of urban policy, approach 

applied, programmes initiated, tools utilised and funding allocated. Most importantly, the 

dominant social circumstances and characteristics influence the issues to be addressed. In 

addition, trends in the economic, social, spatial and global arena, coupled with changes in 

technology, influence the policy environment and state of urban centres. 

2.3 Reconstruction - Urban Policy of the 1950's 

The period of the 1950's was marked by post-war reconstruction of British cities and towns. 

The task of reconstruction and development became urgent for the Labour Government, in 

response to the growing needs for new family housing, and the refurbishment of that which 

already existed. Improving living standards and housing was paramount to this movement. 

This was also a period of suburban growth. Older parts of cities and towns were extended and 

designed according to a master plan and the technical process of planning. Greenspace 

became recognised as an amenity for all to enjoy, thus leading to the landscaping of 

residential parks and open areas. 

It was thought that citizens in urban areas would want to move away from city centres to huge 
complexes built on greenfield sites. It was to be a brave new world when new kitchens and 
new bathrooms would themselves make people happy. So acres and acres of high-rise flats 
were built, with no-where to go and no one to know (Roberts and Sykes, 1999, 162). 

Unfortunately, the process of suburban development and the relocation of industry resulted in 

severe decline of the inner city. The movement of the populous, who were re-housed in 

council or private estates, away from the inner city resulted in the residential segregation and 

clustering of middle and lower income groups. Further, the elite and upper income groups 

located in the untainted countryside, leaving the disadvantaged and less well off groups close 
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to the inner core. The key actors and stakeholders in urban reconstruction schemes during the 

period were both the National and Local Governments, with additional minor interjections 

from the private sector developers and contractors. In terms of the economic aspects of 

reconstruction, the majority of funding came from the state level with minor private sector 

involvement (Roberts, 1999). 

Welfare State Planning in Operation 1950s-70s 

Resulting from the Town and Country Planning Act of 1944 and the New Towns Act of 1946, 

urban planning initiatives were guided by the containment of urban growth, in addition to the 

creation of new communities, in conjunction with the delineation of landuses and the 

equalisation of regional economies (Barnekov, 1989). 

The process of population and industrial decentralisation by the State was vicariously directed 

by local governments, which implemented the subscribed urban policies, objectives, and 

programmes. These themes continued throughout the decades till the mid-1970s. 

Conservative and Labour governments addressed various economic and social issues in a 

logical and consistent manner, in accordance with planning policies and tools created during 

the post-war period. Further, the Ministry of Town and Country Planning developed into an 

extensive Department of the Environment (DoE). The DoE would later merge with the 

Department of Transport to be named the Department of the Environment, Transport and the 

Regions (DETR) (Cherry, 1996). The DoE, and subsequent D E T R , is the central government 

agency responsible for the creation and implementation of the policies and programmes 

utilised for the urban regeneration of distressed inner city areas, particularly the London 

Docklands. 

During the post-war period to the mid-1970s urban policy proliferated state control and the 

provision of services throughout the processes of urban change. Reliance upon the private 

sector was negligible as it was considered incapable of addressing the needs of society. The 

nationalisation of industries and services, which ensued during Labour government regimes, 

were dismantled upon the re-election of Conservative governments. 
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State direction was the way forward; private interests in land and development had to be 
subservient to the public interest (Barnekov, 1989, 31). 

A Conservative government was elected in 1951 and continued to reign till 1964 (Cherry, 

1996). During that time, the dominant aim of the party was to relax planning controls and 

subsequently encourage private sector investment. Uncontrollable circumstances arose, such 

as increasing population pressures and ensuing housing needs, forcing the resurrection of 

particular planning actions during the 1960s. 

2.4 Revitalisation - Urban Policy of the 1960's 

Housing needs and population pressures continued regardless of the efforts and interventions 

brought about by both the Labour and Conservative Governments. Growth continued in the 

peripheral and suburban areas, with minor attempts at rehabilitating the core. Emphasis was 

placed upon evaluating and improving the planning process through the utilisation of new 

techniques and tools. Unfortunately, the activities and by-products of the revitalisation 

process proved to be insensitive and aloof to the personal and basic needs of the populace, and 

less considerate of environmental impacts. 

A balance was achieved with respect to the level of involvement from both the public and 

private sectors. The spatial level of activity expanded to the regional level. The influence and 

involvement of private sector investment slowly increased. The planning approach taken by 

Britain could be described as pragmatic. The framework originated as a set of delineated 

activities, with the purpose of remediating unsuitable social and environmental issues that 

were a by-product of the market economy (Kirby and Carrick, 1985). Regulatory planning 

control operated at the local level mainly, with additional supervision, i f necessary, from 

Central Government. Development control was the overwhelming stance taken by planners, 

with significant emphasis upon social context and social consequences. 

Local Authorities were acknowledged to be the agents for directing and addressing urban 

change until the mid-1970s. Regardless of the planning policies and initiatives implemented 

by both the Conservative and Labour governments, numerous British cities continued to 

experience physical, economic and social decline. The inability of state policies and actions 
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to alleviate increasing unemployment rates, race riots and failing local economies, fostered 

the belief that the State planning system was incapable and considerably inefficient 

(Barnekov, 1989). 

The re-election of a Labour government from 1964 to 1970 saw the solidification and revival 

of planning controls. However, the election of another Conservative government between 

1970 and 1974 paralleled the decrease in enthusiasm for the planning profession and its past 

activities. A Conservative government, led by Edward Heath, was elected as a reaction 

against the inabilities of State policies, initiated by the Labour government, at addressing the 

social and economic decline of urban centres (Barnekov, 1989). The relaxation of the 

traditional stringent planning controls ensued. 

Keynesian Economics 

The general premise of Keynesian economics was that government intervention would 
allow the market to operate more efficiently. For instance, during periods of economic 
decline and ensuing increases in unemployment, it is believed that the interjection of 
State funds, tax cuts, and the relaxation of credit controls would stimulate the economy 
and thus private expenditure. Whereas, during periods of over-inflation, labour 
shortages, and increasing import consumption, public spending would be reduced 
through the increase of credit restrictions and taxes. "Keynesian economics therefore 
rested mainly on fiscal policy involving taxation, public expenditure and demand 
management. The assumption was that normal market forces would take care of the 
supply side, including investment, the take-up of new technology, measures to increase 
productivity and the supply of an appropriately skilled workforce" (Cherry, 1996). 

The Welfare Approach Applied to the London Docklands 

Prior to the 1950s, the London Docklands was a massive and prosperous shipping and 

manufacturing operation that employed thousands of workers and made some very rich men, 

and enormous contributions to the economy of London. Unfortunately the post-industrial 

revolution brought the Docklands into a spiral of unstoppable decline. Thousands of jobs 

were lost, companies went bankrupt, the dockyards began to close down, factories and 

buildings were left derelict and people started to move out. During the late 1960s and 1970s 
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the Docklands were considered a persistent problem for the Capital, particularly in terms of 

the negative and unsightly images associated with it. The miles of disused docks, vast 

stretches of water, derelict land, redundant buildings, and declining social fabric alluded to the 

inability of the Capital to remediate a fatalistic situation. The physical state of the area also 

thwarted any potential investment to redevelop the area. Rising unemployment, crime and 

dependency further escalated the problem. 

The 1970s was characterised by the continued debate over the magnitude of social, economic, 

and physical problems that were occurring in the Docklands, and potential re-development 

schemes to remediate the situation. The Greater London Council ( G L C ) and the Secretary of 

State for the Environment, in concurrence with the five Boroughs, commissioned a 

comprehensive study of the area to discover the state of the Docklands and propose a range of 

strategic re-development schemes (Royal Docks Trust, 1997b). The Greater London Council 

was established by the London Government Act 1963, subsequently abolished in 1986, along 

with six metropolitan county councils (Roberts, 1999). The G L C was the regional authority 

for London, and was encumbered with powers of observation with regards to planning and 

transport proposals. In 1985, transport proposals became the responsibility of the transport 

authority (Brownil l , 1990). A l l other responsibilities were transferred to several government 

appointed bodies. 

Figure 2.1 The West India 

Docks, 

London 1982: Source: Royal 

Docks Trust 

Website (2000) 

The future o f the area was 

very uncertain, additionally reinforced by the lack of an agreed strategic development plan. 

Efforts by the local Boroughs and the G L C to renew the Docklands area were criticised as 

being inefficient in terms of speed and actual outcomes. Subsequently, the Government 
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agreed to the formulation of a Docklands Joint Committee (DJC), in order to oversee the re

development of the area and to keep it under the control of the Government. 

The Docklands Joint Committee was established in 1974 under the Local Government Act of 

1972, with the purpose of preparing a strategic plan for the renewal of the Docklands and also 

to implement that plan (Royal Docks Trust, 1997b). The committee was composed of eight 

(8) members from various business and finance backgrounds, eight elected members from the 

G L C and an additional eight from the five Boroughs. The DJC had the power of development 

control. 

Fruitless efforts by the five Boroughs, the Greater London Council (GLC) , The Port of 

London Authority ( P L A ) and the Docklands Joint Committee (DJC) were unable to address 

the escalating physical and social problems: poor transportation infrastructure; physical 

decay; poor housing conditions; high unemployment rates; high reliance on social assistance; 

and the highest percentage of low income earners in the city. Each authority had their own 

agenda and thus co-ordination of efforts to formalise a plan seemed futile. The closures of the 

docks resulted in the population falling by 20% between 1971 and 1981, mostly due to the 

10,000 jobs lost during 1978 and 1981. By 1981 the unemployment rate in the London 

Docklands was at 17.8%, the highest in the city, and 60% of the area was derelict, vacant or 

underused (Royal Docks Trust, 1997e). 

The State Responds 

This period was fairly significant due to the establishment of the Urban Programme by Home 

Office (1968). Under the proagramme, areas of severe deprivation would receive central 

government resources, under the 1969 Local Government Grants (Social Need) Act, to assist 

in the completion of urban and social service programmes. The arrangement stipulated that 

State funding cover 75% of the total project costs, the remainder to be matched by the local 

authorities. 

Although the Urban Programme originated in the late 1960s, the focus of the programme was 

the alleviation of social and community problems. Subsequent adoption of additional powers 
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after the disclosure of the 1977 White Paper, further emphasised the belief that essential to 

addressing urban decline was the rejuvenation of local economy. The restructuring of the 

Programme shifted the focus away from social deprivation and remediation towards 

industrial, environmental, and recreational schemes (Lawless, 1989). Particularly industrial 

and commercial schemes, which were thought to stimulate employment opportunities, were 

considered important. A n additional revision to the Urban Programme was the initiation of a 

funding arrangement. The funds were to be allocated in an attempt to attract investors into the 

Partnership Programme as a strategy to regenerate inner cities. In conjunction with the 

Partnerships Programme the Urban Programme was able to launch the reclamation of inner 

city areas experiencing severe decline and dereliction. 

Also of significance to this period was the evaluation of the 'Culture of Poverty Thesis', 

which was based on the premise that certain people were trapped within a cycle of deprivation 

that could perpetuate throughout generations (Barnekov, 1989; Lawless, 1989). The 

challenge was brought about by the implementation of the Community Development Projects 

(CDPs). The C D P s were community-based experiments that focused upon discovering 

innovative ways of addressing the needs of residents in declining neighbourhoods. 

Conclusions brought about through the CDPs , indicated that the occurrence of urban poverty 

would be more clearly understood in relation to the larger political economy and decline of 

the industrial/manufacturing sectors. A s such, it was believed that the coordinated targeting 

of government resources and services could relieve i f not mitigate the situation. 

Britain's national welfare system and post-war urban policy was thus directly challenged and 
labelled a failure (Lawless, 1989). 

Labour was re-elected in 1974 t i l l 1979, during which the nationalisation programme was 

resurrected through the reassertion of public control over the economy and strengthening 

community control over development. The 1974 White Paper emphasised public ownership 

and control over the development of land in relation to the priorities and needs of the 

community, (Barnekov, 1989). Also in 1974, the Home Office launched the Comprehensive 

Community Programme, composed of a series of experiments to improve the coordination 

and management of services in areas of intense urban deprivation. 
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2.5 Renewal - Policy of the 1970's 

This period of planning and development focused upon neighbourhood schemes and 

extensive in-situ renewal, particularly of older urban areas. The aim of regenerative efforts 

during the 1970s was to relocate declining industry to more modern premises, and 

subsequently redevelop the site for socially relevant issues (Berry et al, 1993). The resulting 

impacts of planning efforts from the previous decade were becoming acknowledged as a 

blunder of the planning profession, particularly the placement of disadvantaged economic 

groups into high-rise estate housing. The shift in economic activities away from the 

manufacturing sectors resulted in substantial levels of unemployment, especially for the blue-

collar workers. The economic recession reduced the ability of planners to adequately address 

the growing decline and urban crisis experienced in most urban areas. Financial cutbacks 

reduced the funding available from the public sector, thereby relying significantly upon the 

private sector for investment. Local governments were seen as unable to address urban 

decline. Socially, the action of renewal was more community based, resulting in greater 

empowerment. There were some innovations in the area of environmental improvements. 

Rediscovering the 'inner-city', in conjunction with the formulation of the first urban policy 

documents, attempted the coordination of physical, economic and social policies, which 

previously operated on an individual basis 1. What was significant during this decade, was the 

shift in responsibility for urban policy from Home Office to the Department of the 

Urban policy of the 1970s aimed at addressing lour major problems (Barnekov. 1989): 

1. Rising urban povertv. housing needs, low-income earners and unemployment. 

2. The long-term unemployment of males and the increasing job-loss in the inner city areas. 

.3. The concentrations of racial minorities in major urban centres for example. London and Birmingham. 

4. The causes as opposed to the symptoms of decline 

fhe publication of the Inner Area Studies (1971 commissioned by the Department o f the Environment, Secretary 

Peter Walker) undertaken in Lambeth (London). Birmingham and Liverpool, which illustrated the frailty o f 

urban economies and the imperative need to address the causes, as opposed to the symptoms of economic 

decline: the purpose being to determine the best possible comprehensive approach for inner city environments. 

22 



Environment, in 1975 - however, the Department of Trade and Industry retained control over 

regional and industrial policy. 

Barnekov (1989) suggests that "overall the urban policy of the early 1970s did not depart far 

from the physical redevelopment approach (guided by familiar 'bricks and mortar' 

philosophy) that had been the traditional basis of British policy". However, substantial 

changes occurred during the 1970s that redefined urban poverty from an individual to a 

contextual situation, within the realm of a post-industrial economy; and a shift towards 

economic and environmental issues of decline as opposed to social contexts. The 1977 White 

Paper: Policy for the Inner Cities represents the shift in urban policy for addressing declining 

urban centres and also prepares the way for entrepreneurial led regeneration popular during 

the Thatcher years (1979-91). 

2.6 Emerging Partnerships 

It was finally realised that greater efforts should be taken to coordinate the available funding 

schemes. Unfortunately the same could not be said for the operation of national and the 

formulation of mainstream urban policy and programmes (for instance, the Urban 

Programme). The former being the operational responsibility of Central government, also 

known as Home Office, and the latter that of the Department of the Environment (DoE), 

which was responsible for housing, planning and transportation policies (Barnekov, 1989). 

Policies under the responsibility of the DoE include Urban Development Corporations, the 

Urban Programme, City Grant, and Enterprise Zones (Deakin and Edwards, 1993). 
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The 1977 White Paper strongly suggested the inclusion of private investment towards the 

regeneration of deprived inner city areas. 

The white paper represented an important change in policy. Area based positive 
discrimination measures with a primarily social service orientation were effectively dropped 
and replaced with an emphasis on administrative coordination and economic revival. 
Mainstream urban policy, including housing, planning and industrial location were in 
principle to be linked to inner city decline for the first time, and the post-war policy of 
dispersal, while not discarded, was accorded lower priority than ever before (Barnekov, 1989, 
157). 

The White Paper also recommended the establishment of 'Special Partnership Areas', 

whereby government funds were allocated in an effort to assist the economic development of 

the area, which was overseen by the local authorities. Further, an Inner Urban Areas Act 

(1978) was created, expanding the provision of funds to private firms in conjunction with the 

Urban Programme and the government's mandate for economic regeneration (Barnekov, 

1989). During that time 7 partnerships, 15 programme authorities, and 14 other district 

authorities were designated (Roberts, 1999). Although the Act was limited to a few urban 

areas, it placed urban policy within the mainstream of central government policy. 

Figure 2.2 The London Docklands, late 1970's: 

Source Royal Docks Trust Website (2000) 
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The Partnership Programme 

The concept of the Partnership Programme evolved out of the White paper of 1977. Lawless 

(1989, 41) describes the prevailing attitude of the government, with respect to certain urban 

cores, which was to 

...offer special arrangements: it was willing to enter into formal arrangements with the then 
two tiers of local government to devise and to implement urban strategies. Central 
government's commitment was important, as it would help to instil confidence in the areas 
concerned, and would assist in unifying the actions of both central and local government. 

Under the above premise, seven urban areas experiencing considerable decline were targeted 

under the partnership programme. The London Docklands, Hackney-Islington, Lambeth 

Newcastle-Gateshead, Manchester-Salford, Liverpool and Birmingham were chosen for the 

experiment. This initial adoption of the partnership programme received criticism for the 

way in which funding was allocated and the actual management of the partnership. 

Conservative emphasis on the enterprise culture in the 1980's altered the partnership to 

include the private sector as a major player, thereby reducing the role of the local government. 

However, crucial decision making powers remained in the hands of the central government. 

The main goal of the partnership was to direct the efforts and resources of all sectors involved 

to areas of the inner city, which were in critical need of regeneration. By leveraging public 

funding to attract private investment the programme obtained significant capital, to warrant 

the initiation of innovative procedures to tackle distressed urban centres. 

2.7 Redevelopment - Urban Policy of the 1980's 

The decade of the 1980's saw great changes in the fundamental government policies that 

directed the urban planning of inner cities. Targeting public resources to address the 

problems faced by inner cities was no longer seen as plausible, and thus considered obsolete 

in favour of a private sector driven enterprise approach. The main catalyst for such a 

paradigm shift was the 1977 government publication of the White Paper "Policy for the Inner 

Cities'", which claimed that the underlying reason for the deterioration of inner cities was the 

decline of economic establishments (Deakin and Edwards, 1993). 
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The 1977 White Paper identified the various problems that escalated the urban decline of 

older cities, and outlined several innovative programmes and strategies that could assist in the 

remediation of inner city problems. The programmes and strategies described were for the 

inclusion of all sectors — public authorities, non-profit organisations, community 

organisations, and the private sector. It was deemed, that private sector inclusion in the 

process of urban renewal, was the only way to increase the economic activity of inner areas. 

Including and accentuating private sector involvement in urban revitalisation projects, 

evolved from the idea that central government should not and could not provide all of the 

resources necessary for urban regeneration. The notion of 'partnerships' and the emphasis on 

'leverage' and commercial developments led to the birth of the 'enterprise culture'. 

In addition community self-help programmes received selective state support. Overall the 

focus of spatial activity shifted to area based regeneration, with emphasis later on 

neighbourhood regeneration. Major schemes, particularly flag ship developments and pilot 

projects, or replacement and subsequent new developments, were the focal point of physical 

planning during this decade. 

Figure 2.3 Margaret Thatcher, Paul Reichmann and others at Canary Wharf: Source Brownill (1990) 
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Thatcherism 
In 1979, the State of the nation moved into the hands of Margaret Thatcher, leader of 

the conservative government. The newly elected party, introduced a vigorous market-

led ideology, that stressed the need to retain the traditional values of hierarchy and 

allegiance to authority, yet ensure the freedom of market forces. Thatcherism was 

constructed upon four beliefs (Barnekov, 1989): 

1. Activities of the government were too expansive, involved, and costly with 
regards to economic affairs of the country, and should be lessened in favour of 
the private sector. 

2. Public sector control, ownership and planned intervention by the State lacked 

understanding of market forces and thus hindered economic growth. 

3. The private sector was more efficient than the public sector equivalents, with 

respect to dealing with the economy. The private sector being defined as 

property owners, investors, and businesses for example. 

4. Society could rediscover the benefits and values of enterprise (initiative and 
self-reliance) by reducing the dependence upon public sector support and 
intervention. 

Margaret Thatcher strongly believed that the economy could transform and improve 

society, yet it was acknowledged that not all individuals would benefit and prosper. It 

was accepted that unemployment and dislocation experienced by a few individuals was 

necessary for the good of the many. At the end of the day, market-led economic 

regeneration would create winners and loosers. It was of no coincidence that the timing 

of Thatcherism paralleled that of Reaganomics and the 'trickle down theory' occurring 

in the U S A . Policy swapping across the Atlantic had been a common practice for over 

forty years, especially now during a period of international economic decline and 

growing urban poverty. 

Parallel experiences in both the U S A and Britain with respect to physical inner city 

redevelopment, followed by urban policies to address the issues of social deprivation 

among the urban poor, were not accidental. Characteristics related to inner city decline, 

were experienced simultaneously by both countries as such the direct transfer of ideas, 

policies and programmes to address those conditions occurred. 
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The Influence of American Urban Policy 

A persistent influence upon urban policy and development for both the U S A and Britain was 

the belief in market-based approaches to urban regeneration led by the private sector. 

Conservative governments, dedicated to fortifying the role of the private sector in engineering 

urban change, believed that reliance upon a market that was free from government restraints 

was the key to success. 

The unmistakable enthusiasm for private sector involvement in urban development on both 
sides of the Atlantic created a heavy traffic of 'salesmen' from America arriving in Britain to 
portray the superior virtues of a market way of urban life and to help unlock the mysteries of 
effective local development marketing strategies (Barnekov, 1989, 9). 

Leading members of British government and representatives from industry met in 1980, with 

counterparts from the U S A , to discuss recent American experiences pertaining to corporate 

social responsibilities in urban affairs, in addition to private sector led regeneration projects. 

Nonetheless, the discussion also revolved around the benefits of public-private partnerships. 

Subsequently, the majority of partnership models and programme arrangements utilised in the 

U K are of U S A origin and influence, stemming from successful partnership examples in 

Baltimore, Pittsburgh, Minneapolis and Oakland for instance (Barnekov, 1993). 

Festival Market 
The first 'festival market' was built in San Francisco in the 1950s, and the idea gained 
international recognition in the 1970s and 1980s from those built in Baltimore's Inner 
Harbour and Boston's Quincy Market and waterfront schemes. A mixture of both 
public and private resources funded the projects. Public funding was supplemented 
through the creation of the Urban Development Action Grant ( U D A G ) , that was 
introduced into legislation in 1977, deemed that a public-private partnership be 
formulated with a ratio investment of between 1 to 4.5 and 1 to 6.5 for the urban 
regeneration scheme. The Baltimore project failed to measure up to the requirements, 
however the $180 mill ion from the Federal funds and the $58 mill ion from the City 
itself attracted $22 mill ion from private investors (Coloquhoun, 1995). Nonetheless, 
both Baltimore and Boston gained from the positive leadership of shrewd and 
determined city mayors, whose activities were crucial to the success of the projects. 
Leadership is a key factor to successful regeneration. Several observers would consider 
that those waterfront developments essentially rescued those cities from absolute 
decline and the consequences of suburbanisation by bringing people back into the 
downtown. 
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Enterprise Initiatives 

There were eight programmes and one policy tool of great significance that were officially 

designated and utilised during the 1980s, all born out of the 1977 White Paper (Deakin and 

Edwards 1993): 

• Urban Development Grant (1982) 
• A special inner-city priority category for Derelict Land Grant (1982) 
• Garden Festivals (starting in 1984) 
• City Action Teams (1985) 
• Task Forces (1986-87) 
• Urban Regeneration Grant (1987) 
• City Grant (1988) 
• Urban Development Corporations (1981) 
• Enterprise Zones (1981) 

Urban Development Corporations and the designation of Enterprise Zones, are the two most 

significant initiatives that accelerated and secured the process of urban regeneration, in 

conjunction with the Urban Development and Urban Regeneration Grants. The powers of the 

U D C allowed for the "fast-tracking" of development applications, thereby reducing the 

perceived and actual risk to investors'. Further, the swift production of pioneer 

developments, essential to the continuation of projects and investment, subsequently reduced 

uncertainty and secured the market for future developments. 

Urban Development Corporations 

Urban Development Corporations exemplify property-led urban regeneration of Britain's 

urban policy for the 1980s. Their mandate is to bring buildings and land into effective use, to 

endorse the development of new and existing industry, to generate an attractive environment, 

and to ensure the provision of social and housing facilities thereby encouraging people to 

work and live in the area (Berry et al., 1993). Essentially, by securing the development of 

property and land, the regeneration of declining areas would be accomplished. Created by the 

Secretary of State for the Environment - Michael Heseltine - who perceived the failure of 

urban regeneration efforts in the past as a product of public sector driven policies. The 

U D C ' s were vested with decisive powers and substantial annual funding enabling the physical 
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regeneration of buildings and land in specific areas. A s "enablers" they facilitated the activity 

of regeneration vicariously through other agencies, specifically those of the private sector. 

In 1980 parliament passed the Local Government, Planning and Land Act, which established 

an Urban Development Corporation for the London (the L D D C ) and Merseyside Docklands 

(the M D C ) 2 . Waterfront redevelopment activities that took place during the late 1970s and 

early 1980s in Boston and Baltimore, U S A , were analysed and replicated for the Albert Docks 

by the Merseyside Development Corporation. 

In order to achieve the mandate, an U D C has the power to grant planning permission for 

projects within the designated area, in addition to the power of compulsory purchase, which 

enables them to acquire, hold, manage and dispose of land at their discretion (Deakin and 

Edwards, 1993; Berry et al. 1993). Supplementary powers allow U D C ' s to provide grants 

and financial aid to private developers and other actions that would further the process of 

regeneration. They are also responsible for developing the infrastructure resources, such as 

water, electrical, gas and sewer services within the designated area. This was seen as 

essential to entice the private sector, which was believed to be the primary means for securing 

urban regeneration. Paradoxically, they were not strategic plan making authorities, although 

they must take into account those plans created by the local authorities they are not bound by 

them (Brownill , 1990; Berry et al., 1993). 

Urban Development Corporations were the fundamental mediator between central 

government and the private sector, in addition to dealing with the local authorities. They are 

given funds by the government to use at their discretion with the intention of attracting private 

investment, in the form of tax breaks, subsidies, and/or the provision of infrastructure for 

instance (Deakin and Edwards, 1993). The total funding received by the London Docklands 

In the 1980s, the M D C conducted numerous visits to Baltimore's Inner Harbour and Boston's Quincy Market, 

in an effort to examine the mixture of residential, leisure and commercial developments that exemplify the 

"festival market', in addition to the financing and management process utilised (Barnekov, 1993). flic festival 

market place is a tourist facility common to many eastern seaboard waterfronts in the U S A . 
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Development Corporation was £1.859 billion, which leveraged a total of £8.7 bill ion of 

private investment, to date. Similar activities took place in both Manchester ( M D C ) and 

Leeds (LDC) , major industrial centres of northern England. 

Leeds 
The delivery of urban regeneration in Leeds was achieved by the Leeds Development 
Corporation (LDC) then subsequently by English Partnerships (EP) and is currently 
under the Yorkshire Forward. The Leeds Initiative Regeneration Board (LIRB) acts as 
the regeneration co-ordinating authority of the Leeds City Council, and has also played 
a significant role in the regeneration of the city (Hailey, 2001). The LIRB is composed 
of large lists of civic actors, both for profit and not for profit, and also representatives 
from the public and private sectors. The activities of the L I R B revolved around social 
regeneration aspects, such as employment access, job-skills improvement, increasing 
youth educational attainment, support for new and existing enterprises, the resolution of 
community safety issues and increasing community involvement. These goals were 
achieved through the work of Local Forums involvement with the development of local 
community plans and the active engagement of residents in the development and 
management of regeneration initiatives. 

The major challenge confronting Leeds was to find uses for the former industrial sites 
in terms of regenerating the physical environment. The L D C operated from 1988 to 
1995, during which time the corporations expenditures focused upon purchase and 
physical infrastructure improvements of the land for development. The ratio of public 
to private investment achieved by the L D C was 1 to 5. Accordingly, English 
Partnerships took over the activities of the L D C , and continued the remediation and 
regeneration of the former industrial site, in addition to the co-ordination of all active 
and proposed schemes. 

It is through the U D C ' s that the partnership frameworks for regeneration projects are put into 

motion. A life span of ten to fifteen years is expected for an U D C to complete the task of 

regenerating an area. However, in 1998 all Urban Development Corporations came to an end, 

all powers and activities were passed onto the new agency called the English Partnerships 

(EP). 

Enterprise Zone (EZ) 

Traditional urban policy tactics assumed an interventionist role, and thus hindered private 

sector initiatives and investment in inner urban areas. Enterprise Zones (EZ) originated as an 

experiment, not a policy, whereby an area is delineated as 'planning free' as such the standard 
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development control regulations are null and void, thus creating an atmosphere for aesthetic 

creativity (Berry et al, 1993). The simplified planning regime of designated areas provided 

speedy consent for numerous developments, which complied with specified standards of 

access, height and land use. This proved to be particularly attractive for developers and 

investors. 

They were prescribed for areas of physical and economic decline, whereby conventional 

policies failed to produce sustained economic activity. They were located throughout the 

country in areas with differing circumstances in an effort to test the effectiveness of the 

approach. In addition, economic incentives are also offered, such as relief from development 

land taxes for " x " number of years, taxes that are subsequently paid to the local authorities by 

the Treasury. Allowances of up to 100% were also given on commercial and industrial 

buildings, a very attractive incentive for developers (Lawless, 1989). 

Whether or not the EZ legislation anticipated such happening or not, the largest development 
in Europe (Canary Wharf) could be approved with less scrutiny than a planning application for 
an illuminated sign on a fish and chip shop in the East India Dock Road (Brownill, 1990, 56). 

Initially, eleven enterprise zones were designated in the U K . The E Z of the Isle of Dogs acted 

as a catalyst for the areas transformation and the Canary Wharf 'flag ship' development, 

which now stands as a major financial and business district with 13.5 mill ion square feet of 

office space ( L D P , 2000). A comparable infusion of private capital occurred in Salford 

Quays, Manchester, which deteriorated during the 1980s from a vital industrial port centre. 

Presently, Salford Quays is a thriving business park, entertainment and cultural centre, born of 

400 mil l ion pounds of private investment and 30 mil l ion pounds of utility and land 

reclamation. 

Figure 2.4 Salford Keys, 
Manchester: Source: K . E Rendek 
(2000) 



Urban Policy Funding 

Urban Development Grant 

The Urban Development Grant (UDG) introduced in 1982. The sole purpose of this policy 

instrument was to involve the private sector. In essence, it was the capital offered by the 

government, yet only to those projects that involved both the local authorities and the private 

sector; however, there were no restrictions on the type of projects eligible for this grant. It 

was thought that by leveraging public funding for inner city projects, the private investors 

would feel more confident to collaborate. The premise was to optimise the ratio of private to 

public funding for project's, which was clearly evident during the London Docklands 

Scheme. The U D G was based on the Urban Development Action Grant (LIDAG) programme 

implemented in the U S A , by the Carter administration in the late 1970s (Barnekov, 1993). 

The primary objective of the U D A G was to attract private investment to declining inner city 

neighbourhoods, through the provision of a capital subsidy to those development projects that 

obtained a solid commitment of private sector resources. 

Urban Regeneration Grant 

The Urban Regeneration Grant (URG) was initiated as a compliment to the U D G , in an effort 

by government to assist the private sector in bringing forward major schemes. The grant also 

aimed at enhancing the role of the private sector and diminishing that of the local authorities. 

This was achieved by direct payment to the private developers, who need not obtain 

development approval from the local authorities. 

City Grant 

The U D G and U R G grants, which were favourable to private sector led joint venture projects, 

illustrates the emphasis that Government placed upon "enterprise" driven regeneration. In 

1988 both the U D G and U R G were merged into the new City Grant, and developed as a 

policy instrument in conjunction with the Action for Cities programme. Applications for the 

grant were evaluated by a private sector committee and awarded directly to the developers, 

thus bypassing the local authorities completely. A l l faith had been lost in the previous 

renewal efforts of the public authority and local government. Both the urban regeneration 
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grant and the city challenge bypassed local government to overcome bureaucratic constraints, 

offset specific disadvantages of inner city sites, and assist the projects' commercial viability. 

The removal of powers from the local authorities, which were in most cases advocates of the 

Labour party, was also a significant motive for the Conservative "Thatcher" regime, which 

felt hindered by their non-capitalistic views. 

The excessive marketing of private sector led development culminated during the third 

election trial for Thatcher's Party. "The Action for Cities" brochures, the first being released 

in 1987 by the DoE and then again in 1988 by Cabinet Office, did not outline any new 

policies but acted as an umbrella for all those that were in existence at the time. The 

overwhelming message evident in the 1988 brochure "...was exclusively that regenerating the 

inner cities was a job for the private sector and that local authorities would be relegated to a 

minor role in which the damage they could do could be controlled" (Deakin and Edwards, 

1993). However, the DoE felt that the 1988 brochure emphasised the inclusion of local 

community input, and geared towards a reversal of power from Central Government to the 

local authorities in terms of urban regeneration initiatives. Nonetheless, regeneration 

activities continued to operate in a very 'top-down' and exclusive fashion until the early 

1990s. 

2.9 Conclusion 

Urban policy-making is the primary responsibility of the Central Government, particularly the 

Department of the Environment, Transport and the Regions (DETR) . Both regional and local 

authorities within England implement the policies, strategies and programmes created by the 

D E T R . In addition, both authorities are to devise strategic plans for respective areas, 

however, they must adhere to the national and regional policies set by the State. 

The direction of urban policy has changed over the decades, moving from a specific area-

based regeneration effort to encompass a strategic regional and national perspective. 

Property-led regeneration, and the government's focus upon urban economic policies in the 

past, received a lot of criticism, claiming that it failed to recognise critical social and 

community issues and problems. Even though environmental improvements and physical 
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renewal was achieved, the fundamental needs of declining inner city residents were neglected 

and favourable opportunities to apply their skills and capacity were missed. 

The formulation of inner city policies is based upon both empirical data and assessment needs 

of the area. The inclusion of social and environmental policies, in association with economic 

and physical policies, illustrates a more comprehensive approach to addressing urban 

deprivation, particularly the efforts to create sustainable urban centres. This approach is also 

illustrated in the effort to coordinate funding and the activities of agencies, and through the 

creation of policies to modernise government and adapt to global changes. Further, the 

increasing emphasis on genuine and comprehensive partnerships, between the public and 

private sectors, to achieve successful and sustainable regeneration indicates a major shift in 

state urban policies. 

Broader evaluation categories have the ability to capture the essence of the change in terms of 
policy approach. 
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Chapter 3 - Urban Policy During the 1990s 

This consensus is based on the premise that successful urban regeneration requires a strategically 
designed, locally based, multi-sector, multi-agency partnership approach (Roberts and Sykes, 
1999,37). 

3.1 Introduction 

Urban policy in the 1990s has experienced a significant shift in terms of urban regeneration. 

This is illustrated by a movement away from quango's, such as the U D C ' s , that are essentially a 

semi-public government financed administrative body whose members are appointed by 

government. The shift away from grants towards competitive bidding, partnerships, strategic 

long-term planning and the increasing influence of the European Funding schemes, was also 

indicative of this period. 

Urban regeneration efforts undertaken by Margaret Thatcher, were continued under the newly 

elected Conservative leader John Major in 1991 to 1994. During his reign he was criticised as 

being a Labour Party member in disguise, due to his softer approach to urban decline. Similarly, 

Tony Blair, leader of the Labour Party, has been criticised for his actions that appear to be more 

conservative than labour. Tony Blair, elected in 1994, is very popular and continues to search 

for new and innovative ways to address urban and rural issues. Blairism not only favours the 

populace and interests of the local community, but also big business. The emphasis on 

partnerships at all levels is paramount to achieving sustainable communities — economically, 

socially, physically and environmentally. Rigorous studies, research, and forums have been 

conducted to gather information regarding the state of English towns and cities. The formulation 

of policies is based not only upon the statistical evidence and expert evaluation, but also upon a 

consultation process, that determines the needs of the people and the communities within which 

they reside. 
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3.2 Regeneration - Urban Policy of the 1990s 

The 1990s was characterised by a shift towards a more comprehensive form of practice and 

policy, emphasising integrated treatments and partnerships. This decade experienced a shift 

from local and in-situ regeneration towards a regional approach, accompanied by a strategic 

spatial level of activity. Further, the emphasis upon communities, soft infrastructure and people 

as opposed to places is illustrated in the form and content of urban policy. Significant is the 

recognition to incorporate environmental objectives of sustainable development. Further, the 

level of funding from the voluntary, private and public sectors has reached equilibrium, with 

greater emphasis upon the role of the community and their needs. There was less stress placed 

upon the physical realm of regeneration as opposed to the social, economic, environmental and 

institutional. 

Concerns raised regarding the partnership framework, utilised for regeneration during the 1980s 

and early part of the 1990, brought about a re-evaluation and subsequent restructuring of that 

framework towards a more holistic approach. Policies became more engaged in the concept of 

"new localism", representing a managerial, competitive and corporate approach to regeneration 

and the allocation of funding. This was achieved through the integration of Government Offices 

for the Regions and the Challenge Fund, which specifically requests the formulation of a 

partnership at the local level, between the public and private agencies and organisations involved 

in the regeneration scheme. The public competition for funding between localities and 

businesses was the impetus for this regeneration policy. Applicants must present their case in 

front of a panel of judges, which consists of ministers from the Department of Environment, 

Transport and Regions (DETR) , who evaluate the applications, and determine those that comply 

with the requirements and illustrate a need for assistance. 

A s mentioned earlier, the process and approach applied during the 1980's was altered 

significantly as a consequence of community activism, political pressure, and rigorous 

evaluation. (Please refer to chapter 2, figure 2.1 illustrating "The Evolution of Urban 

Regeneration in the U K " ) . It was realised that the regeneration of urban areas needed to be more 

comprehensive, particularly with respect to community involvement and local authority 
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responsibility. A s such, the strategy and orientation of policies and practices was geared towards 

a more integrated approach. The partnership approach became dominant, and alliance of key 

actors and stakeholders has been reinforced through the allocation of funds, which require a 

partnership between the private industry, local and national government agencies, and the 

community. In economic terms, funding from the public and voluntary sectors has reached a 

level similar to that of the private sector, which was previously the primary source for capital 

investment. The market-led approach was also criticised for its dependence upon cycles of 

recession and boom, especially those of the property market. Reliance upon market fluctuation 

does not provide the long-term stability necessary for the implementation and sustainability of 

economic and social regeneration. 

The lesson of the Docklands is that market-led planning does not work, a conclusion reinforced 
through the acute financial difficulties experienced by developers Olympia and York in Canary 
Wharf (Brownill, 1990, 13). 

Spatially, the level of activity expanded to incorporate a regional perspective, which coincides 

with the introduction of the Government Offices for the Region (GOR), in conjunction with 

English Partnerships (EP). A reintroduction of strategic planning approaches to urban 

regeneration can be characterised as the implementation of integrative policies, and initiatives for 

an entire metropolitan system. The scale of strategic activity is multi-level, in that allocated 

functions and powers are distributed amongst the local, metropolitan, regional, and national 

governments (Roberts et al, 1999). 

During this decade, there is a greater emphasis upon community involvement and the role of the 

community in the urban regeneration processes and planning. Involving the community is 

imperative to the instigation of greater interest and concern for the consequences of the urban 

regeneration scheme. It also provides the community with the opportunity to voice issues and 

influence the final outcome. 

38 



Regeneration Initiatives of the 1990s 

Various programmes, funds and institutions exist to implement urban regeneration: 

• City Challenge (1991) 
• Urban Partnership (1993) 
• City Pride (1993) 
• Single Regeneration Budget (1994) 
• Rural Challenge (1994) 
• Regional Challenge (1994) 
• Capital Challenge (1996) 
• Local Challenge (1996) 
• Sector Challenge (1996) 
• New Deal for Communities (1998) 
• European Funding Programmes 
• Regional Development Agencies (1999) 

The principal institutional development in the late 1990's that are of particular relevance to the 

future development of the urban regeneration strategy includes the establishment of the Regional 

Development Agencies (RDAs) , due to their strategic role at both the regional and metropolitan 

(sub-regional) levels. The economic and financial work of the R D A s includes the revised 

funding arrangement for the Single Regeneration Budget (SRB), and the provision of resources 

both under traditional programmes, such as Assisted Area Policy, and new initiatives including 

the New Deal for Communities (NDC) . There is also a greater emphasis on urban design and 

quality, with respect to physical and environmental regeneration, the provision of additional 

resources for the reuse of brownfield land, and an enhanced commitment to sustainable 

development. Further, the increased level of resources made available for social housing, and 

especially the N D C s emphasis on social issues, emphasise community development in 

regeneration efforts. The redefinition of regeneration policy regarding housing, employment, 

transport, education, environmental management, planning, health and community development 

reinforce the comprehensive approach to regeneration. 

The New Deal for Communities, City Challenge, the Single Regeneration Budget, and the 

European Funding Programmes collectively aim to reduce the delivery of services, by way of 

streamlined coordinated efforts. This is achieved through bottom-up regeneration processes 
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within the framework of comprehensive partnerships. Most importantly, these programmes 

represent a commitment to increasing local community participation. 

New Deal for Communities 

The New Deal for Communities (NDC) was launched in 1998, as a programme that would target 

Britain's most deprived communities, based on the index of deprivation. Neighbourhood-based 

regeneration schemes focus upon social regeneration, job training, skills match, education and 

crime reduction programmes1. The programme aids individuals in the movement from welfare 

to work, with more emphasis placed upon those that are over 25 and long-term unemployed, 18 -

24 year olds, loan parents, partners of the unemployed and the disabled (Roberts and Sykes 

1999). 

The N D C programme call for the creation of a plan, that would outline a variety of funding 

sources and encapsulate the social issues to be addressed. A capacity building process is 

mandatory to the success of the programme, which focuses on empowering the local community, 

reducing social exclusion, and incorporating marginalised groups back into society. Certain 

structures are set in place to ensure the service delivery of the programme, thereby fortifying its 

successful implementation. This programme works in conjunction with the National Strategy for 

Neighbourhood Renewal. 

The new funding structure is also channelling 800 mill ion pounds towards the New Deal for 

Communities (NDC) initiative. The N D C programme is run by the community, for the 

community, and illustrates the ultimate in bottom-up sustainable regeneration. Brighton was 

designated as one of the 17 'pathfinder' areas to pioneer the program. The city is to receive 20 to 

50 mill ion pounds over a ten-year period, to deal with social exclusion issues through increased 

educational, health, and occupational opportunities (Ness, 2001). Employment and housing were 

1 Noise, vandalism, theft, harassment and drugs are frequently identified as disincentives to urban living and push 
factors to suburbia. These incidents create fear, anxiety and insecurities within and across all housing tenures, 
particularly in housing estates and council owned housing where disadvantaged and deviant groups are usually 
clustered. Solutions put forward to address the problems of crime and declining communities are neighbourhood 
watch schemes, 'Secured by Design' measures (also known as CPTED - Crime Prevention Through Environmental 
Design), surveillance tools, improved housing management, mixed tenure, and meaningful community involvement 
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the two most challenging issues faced by Brighton, despite having been sheltered from de-

industrialisation and being located in the most prosperous area of England. Brighton ranked 37 t h 

on the index of deprivation. 

Delivery of the N D C programme is reliant upon the formulation of a partnership between public 

bodies, voluntary groups, local authorities and business, and most importantly local residents. 

However, due to its recent installation the overall impact of the programme remains to be seen. 

Nevertheless, is has been acknowledged that in order to solve social problems, the root cause of 

those problems needs to be addressed, as opposed to the symptoms. As change cannot be 

achieved through alteration to the physical environment alone, change can only be achieved 

through comprehensive social programmes steered by inclusive partnerships. But most 

importantly, the key to successful social regeneration is through citizen input, as they can best 

describe the problems occurring and essentially have to live with the changes implemented. 

Funding Programmes 

The 1990s funding schemes based the allocation of urban regeneration funding upon the 

demonstration of clear objectives, output measures, and value for money through a competitive 

bidding process. Evaluation of the funding programmes in the 1980's realised that one single 

funding programme that covered all issues of regeneration, would prove more efficient and less 

confusing than multiple funding programmes, hence the creation of the Single Regeneration 

Budget (SRB). The purpose of the S R B is to encourage synergy between departments, to 

respond to issues in a comprehensive way, to reduce overlap in service, and to synchronise the 

local and national schemes. The creation of the European Union (EU), spurred the installation of 

two funding schemes that were to address urban decline in member countries. Support for 

private sector involvement and investment in regeneration processes continued during this 

period. 

Single Regeneration Budget 

In 1993, the government merged all existing regeneration programmes into one single 

framework named the Single Regeneration Budget (SRB). The S R B is a national regeneration 

41 



scheme, and one of the main forms of financial support given by Central Government, towards 

urban regeneration in the U K . The S R B is administrated by the Integrated Regional Offices of 

Central Government (IROs). Essentially, the S R B funds all government quango's - U D C s , 

Housing Action Trusts (HATs) and English Partnerships (EPs) - with any remaining monies 

available for competitive bidding through the S R B Challenge Fund (SRBCF) . Consequently, 

large-scale physical developments presently dominate, in terms of funding allocations, due to the 

financial backing of EP Programmes, U D C s , and land reclamation by S R B funding. 

The overall premise behind the Challenge Fund is to assist in the redevelopment and 

improvement of local areas, thereby increasing the quality of life for those residents affected. 

The following table 3.1 illustrates the funds available through S R B . 

The SRB millions of pounds 
1994-95 1995-96 1996-97 

HATs 88.2 90.0 90.0 
UDCs 291.0 253.7 244.7 
EP 180.8 210.8 220.8 
AH other SRB programmes 887.1 777.6 768.2 

Table 3.1 Source D o E as found in Roberts and Sykes, 1999, p. 72 

The S R B programme and Bidding Guidance outline a wider range of objectives that fall under 

seven main areas to which the funding is to be directed. The provision of better housing for 

disadvantaged local groups; a better quality of life for residents; the improvement of employment 

opportunities for local people through training; improving the competitiveness of local firms; 

improving the physical and environmental state of the area; reducing crime; and improving 

community cohesion and improved access for ethnic minorities (Roberts and Sykes, 1999). 

The S R B is also contingent upon the formation of a partnership, to be led by the local authority 

or the Training and Enterprise Council (TECs). A s a result, applications for the S R B and S R B -

C C F are allocated to those community's, that entered into a partnership with the Training and 

Enterprise Council 's (TECs) and local authorities, which are now encouraged and expected to 

play a leading role in the process. Further, local authorities are also delegated broad and flexible 
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powers (meaning the provision of financial support or services), for the purpose of direct or 

indirect participation throughout the process. Whereas, T E C s are composed of individuals from 

locally based companies. They aim at promoting economic growth and contributing to the 

regeneration of the local community, through the collection of contributions from local 

employers and the improvement of residential job-skills ( D E T R website, 2000). In terms of the 

S R B Challenge Fund, the allocation is not spatially targeted, and has thus led to widespread 

distribution of regeneration funding. Although "need" must be demonstrated to receive the 

funds, pockets of deprivation within affluent areas have been allocated monies, as such the 

Roundshaw Estate, in the London Borough of Sutton (Roberts and Sykes, 1999, 75). 

Leeds 

For instance, Leeds Initiative Regeneration Board through the S R B has delivered 

significant results. The foundational philosophy of the agency is 'people based', thereby 

accentuating the advancement of the social rather than the physical environment. The 

success of the Board is measured by the sustainability of results in the area of social 

inclusion and improvement, as opposed to the experience of the U D C and EP agencies 

that focused upon the physical regeneration of the former industrial sites in Leeds. 

A Single Regeneration Budget was awarded to Leeds for the regeneration of the 

Swarcliffe area of the inner city in 1998. Over 400 households were involved in a 

consultative process that included interviews with community groups, and three 'planning 

for real' events whereby residents were asked to make decisions regarding the provision 

of services in the community and the remodelling of the physical environment (Haley, 

2001). Further, the process also devolved information to the residents in the form of a 

public newsletter. The method of regeneration in Leeds has been shown to be both 

complicated and demanding due to the severe level of decline and prevalence of a two-

speed economy. The regeneration efforts in Leeds illustrate a shift in mind-set toward 

sustainability, and genuine efforts to guarantee that social service provision does not 

simply happen in an isolated top down approach. 
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Evaluation of the S R B , by the D E T R , resulted in a restructuring of the partnership requirements 

based upon the same lines as those for the C C F . The new S R B focuses on the capacity building 

of local partnerships, which would devise and implement regeneration initiatives. Funding 

would be released pending the demonstration of such a partnership, in addition to the direct 

involvement and support of the proposed regeneration activities by the local communities 

(DETR, 1999a). 

One of the greatest challenges for both the C C F and S R B was the equitable allocation of 

resources. The acquisition of funds was based on the submission of an application, which was 

judged against other applications as to the severity of the situation, and the comprehensiveness of 

the regeneration proposal. A s a result, those areas with limited resources, knowledge and 

cooperation between the sectors resulted in unacceptable proposals, are denied funding 

regardless of their most obvious need. Proposals that were larger in scale also benefited from the 

funding as opposed to smaller neighbourhood schemes, another disadvantage of the bidding 

guidance for funding. The D E T R has recently recognised this discrepancy and has thus altered 

the qualifications of the schemes and the allocation of the funding. 

Regeneration Funds 

The D E T R plans to distribute over three (3) bill ion pounds of regeneration funding over a 
three-year period to the most deprived areas in the U K (DETR, 1998b). Approximately 
80% of the S R B funds are to be delegated to the most deprived areas, to be based upon 
the index of deprivation. The remaining 20% of funds are to be allocated to schemes 
focusing upon smaller patches of deprivation outside of the larger deprived areas, 
including rural areas and coalfield sites. The former Rural Challenge resource fund, 
which was allocated by the Rural Development Commission, has been integrated into the 
S R B rural section to be administered by the R D A s . By refocusing the funds and 
incorporating the rural and urban aspects of the region regeneration efforts would be more 
comprehensive and strategically linked. 
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SRB partnerships have proved effective at working "horizontally" across traditional departmental 
boundaries demonstrating the impact that can be achieved through synergies with other spending 
programmes and through leverage of private investment (DETR, 1998b, statement by Deputy 
Prime Minister). 

City Challenge Fund 

The City Challenge Fund (CCF) is the single largest urban policy budget, whereby local 

authorities bid for partnership funds alongside private, voluntary and other public sector bodies. 

The local authority is given the key role in designing the urban regeneration plans, for areas of 

pivotal importance to the regions resurrection. Two rounds of bidding have occurred, but the 

third was suspended due to a major review of urban policy in the early 1990s. In 1993 the Single 

Regeneration Budget (SRB) - City Challenge Fund (CCF) emerged from the review. 

The C C F is allocated to those regeneration projects that are based upon the formulation of a 

partnership, inclusive of all sectors and levels of governance - public, private, voluntary, and 

community. Unfortunately, the initial establishment of the C C F caused a flood of applications 

for additional funding by the private sector, which were more concerned about the funding than 

forming a genuine partnership. A s a result, the community and voluntary sectors were not very 

active in regeneration schemes that received city challenge funding. In terms of community 

involvement, this was particularly the case in areas of high unemployment, where efforts at 

community capacity building should have been undertaken before the onset of the project. The 

lack of a genuine partnership, affected the quality of the regeneration performance and final 

outputs. 

The time-limited nature of the C C F should be impetus for the involvement of the community and 

voluntary sectors, so as to ensure the continued and progressive outputs of the regeneration 

process, and to maximise success. Capacity building would ensure the involvement and 

ownership by the community during the design, implementation, and post-development stages, 

which is the key to sustainable regeneration. The D E T R emphasises a fully-fledged partnership 

approach, as it was found that the positive effects doubled in comparison to efforts undertaken by 

actors working alone (DETR, 1999). 
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City Challenge Fund 

Hulme, Manchester was awarded the City Challenge Fund and has utilised the monies for 
the purpose of social regeneration. Hulme City Challenge, for example, aims at 
redevelopment of a significant portion of Manchester through the incorporation of 3,000 
dwelling units, provisions for retail and commercial development, and improvement to 
infrastructure. Close to 7.5 mill ion pounds annually over five years were invested to 
assist the transformation of Hulme. A partnership was set up to secure funds for housing, 
highways, and the extension of the metro system. A n additional 110 mill ion pounds was 
contributed from both the public and private sector to rebuild the entire community 
(Conway and Konvitz, 2000). Inclusion of the voluntary sector and community indicates 
a move away from purely economic regeneration to an emphasis on social policies. The 
grant emphasises an integrated approach to link physical projects to housing, childcare, 
employment and training, crime prevention, safety and environmental issues. Local 
authorities are strongly encouraged to include community organisations and local people, 
directing efforts towards a collective vision. 

European Funding 

European funding rose out of a concerted effort by the European Union to address the wide 

spread occurrence of urban decline throughout member countries. Funding from the European 

Regional Development Fund (ERDF) is provided for those projects that support community 

based regeneration, such as local community partnerships, community training, childcare and 

support facilities, and local self-help initiatives. The amount of funding is based upon the level 

of decline according to the prevalence of certain indicators within the area, as such areas 

delineated as Objective 1, 2 and 5b receive funding from this programme2. 

The European Social Fund (ESF) is an additional structural fund available to member states, in 

efforts to combat unemployment and regenerate areas of rural and industrial decline. E U 

structural funds averaged 1.8 bill ion pounds per year from 1994-99. Areas designated as 

Objective 3 and Priority 4, can utilise the funding to assist disadvantaged groups and small 

locally owned businesses. 

Objective 1 is for regions where development is lagging behind the community average (70% of the total funds 

available); Objective 2 is for the adjustment of regions worst affected by industrial decline (11% of the funds); 

Objective 5b is for structural adjustment in rural areas (4% of the funds) (Roberts and Sykes, 1999, 76). 
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Under the ESF each Government Office for the Region (GOR) will draw up a Regional 
Development Plan. As part of this plan, they will need to prepare a profile of the capacity for 
promoting community development within their region. This profile will map the gaps in local 
provision and identify organisations that are able to respond to identifiable weaknesses (DETR, 
1998a). 

The provision of European funding further highlights the importance of urban regeneration and 

the continued creation of programmes, tools, and funding, able to address and mitigate the 

process of urban decline. 

Institutions and Agencies 

Over the 1990s, and at present, the strategy for regeneration included several new and continuing 

agencies and initiatives, to assist the role of the private sector in urban regeneration. Significant 

programmes were implemented through English Partnerships (EPs), the Private Finance 

Initiative (PFI), the Regional Development Agencies (RDAs) , Urban Task Forces (UTF), 

Housing Action Trusts (HATs) , Training and Enterprise Councils (TECs) and the Employment 

Service (ES), and the Integrated Regional Offices (IROs) bring on board the voluntary and 

community sectors. These new agencies build on the legacy of previous agencies and initiatives, 

but act in a more coordinated fashion nationally, regionally and locally. The creation of the 

Urban Task Force research agency follows the efforts of the Community Development 

Programmes, and Task Forces of the 1970s and 1980s. English Partnerships builds upon the 

legacy of the Urban Development Corporations, by continuing to act as an enabler and mediator 

between the public, private, voluntary, and community sectors. The inclusion of the TECs and 

ES coincides with the comprehensive direction urban regeneration has taken. The PFI and H A T s 

programmes further complete regeneration, by providing support for local businesses and 

funding for housing estates. 

Since the onset of the 1990s, the Department of Environment, Transport and the Regions 

(DETR) , has produced numerous specific policy guidance notes: Planning Policy Guidance 

Notes (PPGs) and Regional Planning Guidance Notes (RPGs). A s such, the department can 

address certain issues and areas of concern at both the local and regional level, for instance 

housing, greenbelts, regional planning, development plans, and enforcing planning control. (See 
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attached list of Planning Policy Guidance Notes in the Appendix E and Regional Planning 

Guidance Notes Appendix F). 

Integrated Regional Offices (IROs) 

In 1993, the Integrated Regional Offices of Central Government (IROs), were created by 

combining various government departments: Employment, Trade and Industry, Transport, and 

Environment. A l l existing regeneration fund programmes were merged into a solitary unit, 

called the Single Regeneration Budget (SRB), to be administered by the IROs to those localities 

that qualify according to the prerequisites. 

Regional Development Agencies and Government Office for the Regions 

The Regional Development Agencies (RDAs) and Government Office for the Regions (GORs) 

were developed in accordance with the new regional strategies for regeneration. They exemplify 

the increasing efforts to further coordinate and increase efficiency of the government 

departments, funding and schemes (Roberts, 1999). 

The R D A s were created with the purpose of reducing the inequalities that presently exist 

between England's regions, through the coordination of economic regeneration and economic 

development, thereby enabling competitiveness and sustainable development ( D E T R website, 

2001). This objective is to be achieved though the promotion of business investment, 

competitiveness, and efficiency. A l l of which work in conjunction with the enhancement, 

development and application of skills relevant to available and incoming employment. More 

specifically, the R D A s are to follow the priorities of the 1998 White Paper "Our Common 

Future: Building the Knowledge Driven Economy". 

Government Offices for the Regions exist to manage programmes on behalf of the parent 

Departments, to support and facilitate effective linkages between partners and programmes, and 

to infirm the development of Departments' policies from the regional perspective. 
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Urban Task Force 

The primary mission of the Urban Task Force (established in 1998 by the deputy prime minister) 

is to identify the causes of urban decline in England, and recommend practical solutions that 

would encourage individuals to return to urban centres. Their research led to the production of 

the 2000 White Paper Our Future - Towards an Urban Renaissance. The Task Force is 

coordinating research and policy development towards making better use of brownfield lands. In 

addition, the task force wi l l establish a new vision and current, for urban regeneration founded 

upon social well-being, environmental responsibility, and good design principles, in conjunction 

with a legislative and economic framework (DETR, 2000b). 

English Partnerships 

English Partnerships emerged (1992) as the most important action undertaken to address urban 

decline. The agency resulted from a consultation paper, that suggested the establishment of a 

statutory urban regeneration agency responsible for the reclamation and development of derelict, 

underutilised, and vacant lands (Roberts 1999). The organisation was formed through combining 

the roles of the Commission for the New Towns (CNT) with the national functions of the Urban 

Regeneration Agency ( U R A ) known as English Partnerships. The regions of the U R A were 

transferred to the Development Agencies (RDAs) on 1 April 1999, with the exception of London 

(English Partnerships, 2000). Therefore, English Partnerships retains all of the powers that the 

two previous organisations held, such as the ability to make Compulsory Purchase Orders, rights 

of entry and survey and specific planning powers in the New Towns (English Partnerships, 

2000). 

The agency successfully manages and retains powers over the Royal Docks, a legacy of the 

L D D C , Europe's largest development site. A mixture of commercial, retail, housing, and 

recreational facilities have significantly transformed the 220 hectares of land and 94 hectares of 

water, not to mention the construction of London's largest convention centre. Similar objectives 

are evident in Manchester, however on a more reduced scale. Manchester's city centre is 

undergoing massive modifications, in the desire of becoming the educational, entertainment, 

financial, and cultural nucleus of England's northwest region. 
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Training and Enterprise Councils (TECs) and the Employment Service (ES) 

The T E C s and ES are major sources of information that can be utilised in the creation of social 

and economic regeneration programs. T E C s are mandated to direct local strategic policies and 

procure local progress towards national training and education targets. In addition, they also 

provide information and contracts for apprenticeships, work based training, and training for the 

long-term unemployed. Further, they provide support for local businesses, the self-employed 

and local economic development in general. 

It is now widely accepted that the competitiveness of a locality or area and it's attractiveness to 
inward investors depend critically on its human resources. The basic core and vocational skills of 
the potential workforce and their attitude and motivation are critical. For this reason, education 
and training are key components of regeneration (Roberts and Sykes, 1999, 129). 

In conjunction, the ES pays benefit to unemployed individuals through the network of Job 

Centres, and also acts as a mediator between employers with vacancies and potential employees. 

Moreover, they act as information, education and training centres, and also guide people as to 

potential employment trends and opportunities. Both agencies are significant actors in the 

process of regeneration. 

Housing Action Trusts 

Housing Action Trusts (HATs) were designed to manage and regenerate housing estates with 

severe socio-economic problems - the estates were previously owned by former local authorities. 

Housing types typically addressed by the H A T s are that of council owned cottage estates, tower 

blocks, terraces, and tenements, all of which were severely run down and lacking in utilities. Six 

H A T s have been created throughout England on a ten-year programme. They are to rebuild 

and/or renovate the housing estates, improve the environmental and recreation conditions of the 

area, address crime prevention, and promote residential employment and training. Community 

participation is achieved through the inclusion of residents upon a board, which oversees the 

activities of the designated H A T (DETR, 1998a). 
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Private Finance Initiative 

The Private Finance Initiative (PFI) was also launched in 1992. The main purpose of PFI was to 

induce the private sector to take a more active role in urban and regional regeneration financially, 

thereby reducing the dependency on the Public Sector Borrowing Requirement (Roberts, 1999). 

In addition, the PFI aims at improving the quality and quantity of public sector services and 

projects. 

3.3 Urban Policy of the 2000s - Restructuring 

The D E T R established an Urban Policy Unit to lead in the implementation of the 2000 White 

Paper: 'Our Towns and Cities: The Future - Delivering an Urban Renaissance", this marks a new 

direction and approach to urban deprivation 3. 

As Lord Rogers, the chairman of the Urban Task Force, says, people make cities but cities make 
citizens. The quality of life for this and future generations depends not just on how we live and 
work together, but also on the state of our towns and cities. An urban renaissance is vital (DETR, 
2000e). 

The new urban White Paper, describes how the combined economic interaction of towns and 

cities would assist the government in achieving its core objective of "...increasing sustainable 

growth and employment for all and bringing benefits not just to their own population but to the 

surrounding region" (DETR, 2000e). This urban policy was directed through the recognition of 

the following challenges that England faces: 

• Demographic changes - people living longer, smaller family size and fewer couples -

therefore resulting in an increase in the number of accommodations needed (3.8 million 

extra households by 2021) 

• Addressing the urban exodus and finding ways to encouraging people to remain and 
move back to urban centres, which would alleviate development pressures on Greenfield 
sites 

This Urban White Paper is paralleled by a White Paper for rural communities, "Our Countryside: The Future - A 

Fair Deal for Rural England", at the heart of both policies is the mandate that local people must come first and be 

actively engaged in partnerships for change in conjunction with strong leadership. 
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• Ways of tackling the poor quality of life and lack of opportunity in certain urban areas 

• Addressing the weak economic performance of some parts of our towns and cities, and 

enabling all areas to compete successfully for jobs and investment in the global 

marketplace 

• How to make sustainable choices attractive, in an effort to reduce the environmental 

impacts of urban living 

The vision of this policy and the key to urban renaissance is a high quality of life and opportunity 

for all people in towns, cities, and the suburbs. Strong local leadership in conjunction with 

individuals taking an active role in shaping the future of the community are key to the creation of 

sustainable and prosperous urban centres. In addition, good design and planning of attractive 

spaces and buildings, in parallel with good quality services that meet the needs of people and 

businesses. It is recognised, that poor economic performance by one urban centre can adversely 

affect the surrounding area, whereas a larger conurbation can affect the entire region. 

Partnerships 

Genuine partnerships are key to realising the goals of the White Paper, as is strategic planning at 

the local and regional levels. Particularly at the local level, where it is recognised that the local 

authority and residents of an area would have a more in-depth understanding of the local 

situation, than authorities and agencies at the central or regional level. Thus the government is 

committed to working with all levels, regional bodies, local people, businesses, non

governmental organisations, councils and voluntary groups through the formulation of local 

strategic partnerships. This policy works in connection with the 1998 policy for Modernising 

Local Government, a ten-year programme. 

The strategy of the 2000 urban policy is based on the recognition that economic, physical, social 

and environmental conditions are interdependent, and that long-term sustainability could only be 

achieved by addressing all four areas simultaneously. 

Given these inter-relationships it is essential that action at the national, regional, local and 
neighbourhood level is closely coordinated and mutually reinforcing (DETR, 2000e). 
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The approach to achieve a high quality of life for all cities and towns is to establish a framework 

for effective partnerships with all stakeholders. Further, to establish effective policies and 

programmes to develop local strategies, and provide resources to carry out these policies and 

programmes. 

Urban Policy Programmes 

The local authorities are required to prepare Development Plans outlining the local context, 

which wi l l subsequently guide planning decisions. The National Planning Policy Guidance 

Notes (PPGs) and the Regional Policy Guidance Notes (RPGs) must be taken into consideration 

whilst developing the plan. Central government retains the ability to adjust the plan accordingly 

(DETR, 2000e). The following are examples of the programmes and funding schemes derived 

from this urban policy: 

Excellence in cities 
Sure Start 
New Deal for Schools 
Learning and Skills Council 
Excellence Challenge 
Phoenix Fund 
Children's Fund 
Urban Regeneration Company 
Small Business Service (SBS) 
Social Exclusion Unit (SEU) 
Simplified Planning Zones (SPZ) 

Many of the programmes, funding schemes, and tools prevalent during the 1990s are still active 

during this new decade, or have been altered according to evaluation and needs. However, these 

new programmes and funding schemes are geared towards education and youths, thereby 

complementing social and economic policies and programmes of the 1990's. Reducing and 

eventually eliminating the marginalisation of disadvantaged groups, is fundamental to social 

regeneration and the comprehensive approach. Assisting small businesses through financial 

means and tax breaks creates foundations for the local economy, and also provides employment 

opportunities for local residents and students. Very little can presently be determined as to the 
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impacts and effects of these new initiatives. A more in-depth evaluation and tabulation of valid 

results could be conducted after a five to ten year period. 

New Agencies and Institutions 

Several new agencies and institutions were created recently, in an effort to compile data and 

streamline urban regeneration activities. Nonetheless, agencies active during the 1990s are still 

very much engaged and taking on greater responsibilities, as efforts to reduce urban decline and 

dereliction continue at a more expansive and comprehensive rate than before. 

National Land Use Database 

The D E T R , EPs and other agencies, developed the National Land Use Database ( N L U D ) , to 

provide statistics regarding the extent and location of brownfield land available for development 

within England. A survey conducted in 1998, discovered that within England, approximately 

58,000 hectares (143,319.57 acres) of land was underutilised, vacant or derelict, and therefore 

classified as brownfield land (DETR, 2000e). The database is to be updated on an annual basis. 

Brownfield Reclamation 

Brownfield reclamation was a main focus of the 2000 White Paper, due to the extensive amount 

discovered by the N L U D , and the increasing pressure to develop on Greenfield sites, which is 

considered unsustainable. The N L U D also discovered that over 700,000 dwelling units were 

deemed to be vacant in 1998, 225,000 of which had been so for over a year (DETR, 2000e). 

Also indicated in the survey of brownfield land, was the significant number of under-utilised or 

vacant commercial properties distributed throughout England. Buildings such as those, have the 

potential to be converted into mixed-use schemes or housing units, depending upon the specific 

demands of the surrounding area. 

Public Service Agreements 

Public Service Agreements (PSAs) were initiated in 1998, in order to determine the quality of 

public services delivered and monetary effectiveness. The Government described the service 

improvements, key reforms, and modernisation of the government that would occur. A 
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contractual agreement, illustrating the specific outcomes to be expected by the various levels of 

Government, provoke good performance, efficiency, and accountability in their actions. Most 

importantly, the PSAs "...illustrate to the public exactly what the Government w i l l deliver in 

return for taxpayers' investment" (DETR, 2000e). 

Small Business Service 

The Small Business Service (SBS) was established in 2000, as an agency to assist and address the 

diverse needs of new and existing medium and small sized firms. The agency works in 

affiliation with Internet Business Links as a support network and information centre, and also 

represents small businesses in government activities. The Phoenix Fund is managed by the SBS. 

A National Strategy for Neighbourhood Renewal 

A National Strategy for Neighbourhood Renewal, aimed at reducing the gap between extremely 

deprived communities and those that are not, is the responsibility of the Social Exclusion Unit 

(SEU). The communities identified suffer from numerous interactive problems, such as i l l 

health, low educational attainment, poor housing, unemployment and high crime rates. 

Housing programs implemented during the 1990's, and which continue on presently, are based 

upon partnerships that involve housing co-operatives and the local community associations. 

Implementation of the programme exceeds that of previous allocations and the emphasis is on 

tenure diversification. The housing projects executed are a mixture of new builds and 

refurbishment of the existing stock. Most significantly, the production of housing by the private 

sector has well surpassed that of public agencies. Previously, the public sector was the sole 

provider of social housing under the premise of the welfare state. The private sector also saw no 

financial benefit from producing council housing, however the provision of grants and the 

demand for this type of housing assures a profitable return. 
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London Docklands Development Corporation 

In 1981, the L D D C challenged various large-scale house builders at a conference to 
provide low cost housing for sale. Past experience deemed the absence of a market for 
owner occupation of low cost housing, yet experience in the Docks tells otherwise. 
Several large homebuilders agreed to construct just over 600 homes and apartments at a 
price range of £20,000 to £28,000, available primarily for local residents. The success of 
that endeavour stimulated further affordable housing development. Unfortunately, the 
success of the initial homebuilders and the rising interest in the docks, coupled with 
increasing land values spurred the development of high-end homes, lofts and flats, far 
beyond the reach of local residents. Resulting in an influx of middle to high-income 
earners and couples, affectionately also known as yuppies. Their influx reinforced the 
rising land values, which increasingly displaced the original residents. 

Further, linking housing and environmental changes to the overwhelming social and economical 

conditions could produce more successful interventions, and regeneration initiatives. Therefore 

avoiding the recreation of the vicious cycle of neighbourhood decline, by creating balanced 

communities. 

For example, the Priority Estates Project (PEP) is a new approach under trial that adopts an 

estate based management system. The housing state is managed and maintained locally through 

a permanent local office and also includes a resident caretaker. In addition, PEP imbues small-

scale management, tenant participation, beat policing, training and continual upgrading of the 

estate and environment through an estate budget (Robert and Sykes 1999). Priority Estates 

Project illustrates one of the new strategies applied to housing management and modernisation to 

the numerous large estates located throughout the U K . 

Commission for Architecture and the Built Environment 

The Commission for Architecture & the Built Environment (CABE) is a national body that 

advises the Government on quality design for public buildings, and also the wider built 

environment. In certain circumstances C A B E , may have to push for quality design in particular 

development schemes. In relation to C A B E s task, is the investigation into other countries, in 
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terms of skills and training, and how international experience may help. The exchange of 

international experience is invaluable to the D E T R s follow-up of this White Paper, and the 

second round of programmes that are to be implemented subsequent to monitoring and 

evaluation. 

Experimentation - Agencies and Funding 

Urban Regeneration Companies 

One of the main recommendations of the Urban Task Force was the creation of Urban 

Regeneration Companies (URCs). Three of these U R C s have been set up as pilot agencies in 

Liverpool, East Manchester and Sheffield. The new agency would focus on redeveloping and 

attracting investment into distressed urban centres, by working in association with public and 

private sector partners, particularly Local Strategic Partnerships. 

Simplified Planning Zones (SPZs) 

Simplified Planning Zones are an extension of the Enterprise Zone, a regeneration tool 

implemented during the 1980s, however the SPZs are void of financial incentives. They allow 

local authorities the ability to grant planning permission for certain parts of the redevelopment 

area, pending the projects compliance with the specifics of the SPZ scheme. Local authorities 

devise the SPZ scheme following public consultation and final approval. 

English Cities Fund 

The English Cities Fund (ECF) is presently a proposal set forth by English Partnerships and 

various private sector partners. The fund would be available to priority areas, identified by 

R D A s and associate partners, for mixed-use developments. The fund is based on the same 

premise as the U D G and U R G funding programmes of the 1980's, in relation to forwarding 

economic and physical regeneration schemes, however the fund is based upon the formation of a 

partnership, and the viability of the scheme in terms of its context. 
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New sources of funding, and increases in available funding programmes, were considered 

essential to the implementation of this new urban policy, on going programmes, initiatives and 

strategies. Given the numerous sources and types of funding available to address urban 

regeneration, it is imperative that an urban development area utilising several resources, 

coordinate and efficiently appropriate the funds accordingly, to realise the full potential. 

3.4 Conclusion 

Over the two last decades, a broad range of political, social, and economic factors influenced 

urban regeneration policies and practices. This evolving policy and approach is seen in the 

implementation of new funding schemes such as the S R B , and programmes such as the N D C . A 

trend, further exemplified through the institutionalisation of these approaches through agencies 

such as English Partnerships, Regional Development Agencies, Government Offices for the 

Region, and the Integrated Regional Offices. Further, the emphasis on comprehensive 

partnerships, local authority leadership and community involvement and empowerment, as well 

as regeneration schemes that address social issues and community needs, further illustrates the 

shift to a more holistic approach towards sustainable and comprehensive regeneration. Urban 

regeneration has moved beyond addressing the physical symptoms of decline, and has turned to 

remediating the social and economic causes of decay. 

Perhaps most importantly there has been a shift toward sustainability, and genuine efforts to 

guarantee that social service provision does not simply happen in an isolated top-down approach. 

The emphasis upon community-based regeneration, empowerment and ownership, has proven to 

be the most effective approach to the success of regeneration initiatives and the creation of 

sustainable communities. The government is taking a pro-active stance demonstrated in the 

continuous modifications of active policies, programmes, funding schemes and initiatives, as 

well as new strategic policies put into effect on an almost annual basis. 

The dynamic and unpredictable nature of society, technology, and the market continually present 

challenges to an area, a region, and a country, therefore the reliance upon a systematic formula is 

unthinkable. A regeneration approach applied to a particular circumstance needs to be flexible 
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and adaptable, having the ability to alter accordingly to emerging problems and the evaporation 

of old ones. Learning from previous experiences and those of other countries can assist in the 

progressive formulation of policies, strategies and tools to address inner city decline. 

The proof is in the eating of the pudding. 
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Chapter 4 - The Stakeholders 

In Non-zero sum games, the winnings and losses may add up differently depending on the 
strategies the participants choose. 

In a zero sum game, one person wins and everyone else loses. Non-zero-sum games are games 
in which no one clearly wins and no one clearly loses. Both sides can be winners, if only they 
are prepared to cooperate. 

Understanding co-operative behaviour between people is hard, as selfish behaviour often 
seems to lead to better individual outcomes. The difficulty with co-operation is that many 
individuals gain from selfishness. Also, finite resources such as geographical space would 
imply competition between people rather than collaboration. Although it could be argued that 
competition may also deliver high-quality products... (Johan Woltjer, 2000, 205). 

4.1 Introduction 

This chapter explores the role of various actors and institutions that were instrumental in 

defining the evolution of regeneration policy, process and practices in the U K , more 

specifically the London Docklands. The term actors being defined as those individuals, 

groups, organisations, committees and agencies, that act freely of governmental and 

institutional operations. They also actively participate as stakeholders in the process and 

outcomes of urban regeneration. Actors can emerge from the public, private, voluntary and 

community sectors, as can institutions. The latter, are recognisable bodies that operate in a 

complex manner, such as professional, scholastic, private and governmental institutions. 

Present institutions and their division of power build upon the legacy of the Urban 

Development Corporations, and English Partnerships. Institutions have the power to create, 

shape, and implement policies, in addition to sustaining the results after the initial funding is 

phased out. However, it is important to contest the process in terms of stakeholder 

participation, as the ability of government agencies and institutions to influence the process 

far surpassed that of the other stakeholders, especially the local communities and authorities. 

The analysis focuses on acknowledging the level of activity of each stakeholder, which may 

vary pending the specific circumstances. The inclusion of each stakeholder and their power to 

influence the process is key to a comprehensive partnership, and successful regeneration 

approach. 
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4.2 The Policy Approach 

A policy subsystem is a term used to describe a forum, wherein the actors are able to discuss 

policy issues in the effort to negotiate and convince the other actors in pursuit of their own 

interests (Howlett and Ramesh, 1995). During the discussion stage, actors may modify or 

dismiss their initial policy objectives, in return for concessions made by other participants. 

The policy forums are generally held within an institutional context, thereby affecting how 

each actor would pursue their central objective, and the level of success achieved. Internal 

organisation and inter-institutional relations, affect the interactions and behaviours of the 

actors, and subsequent policy formulation and implementation. Actors in the policy process 

have the potential to be either a single individual or a collective group. Policy actors can be 

classified into the following five categories: elected officials, appointed officials, interest 

groups, research organisations, and others such as private industry and business, the general 

public at large, community groups and the local community, labour, and mass media. 

Urban regeneration is an interventionist activity in response to the market, whereby a direct 

effort is made by the State, institutions, agencies, private sector, and/or the general public to 

change/alter the existing situation in a positive direction. The same can be said for urban 

reconstruction, renewal, redevelopment and revitalisation; where, the actor intervening was 

generally the central government, with little influence of community, the voluntary sector 

and/or the local government levels. 

...the institutional and spatial frameworks for regeneration will vary both over time and 
between places, reflecting both the policy preferences and priorities of government, and the 
perception of the span of the field of action with which regeneration problems can best be 
addressed (Roberts and Sykes, 1999, 28). 

4.3 The Regeneration Approach 

The inability of institutional bodies, to successfully interject and deal with various stages and 

aspects of decline, can inhibit any regeneration effort proposed for or active within an area. 

In the case of the London Docklands, for example, the failure of the local authorities and 

other public bodies to remediate the process of deterioration, led central government to create 

urban initiatives and tools established under the 1977 White Paper. Those initiatives were the 
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urban development corporations (UDCs) and the enterprise zones (EZs), which illustrated a 

move away from the regulatory approach, prevalent in urban revitalisation. It became evident 

from the experience of the U D C s and EZs, that traditional planning activities were inflexible 

and maladapted to the evolving nature of the urban problem. Since the process of urban 

regeneration had to surpass conventional procedures of mitigating inner city decline, because 

of the fluctuating and interconnected characteristics of the problem for this reason, innovative 

tools, mechanisms and strategies had to be incorporated. 

National Versus Local Interest 

A major factor influencing the direction of urban regeneration, and the actors and institutions 

involved is the national versus local interest. Considering that policy is set by central 

government through the D E T R , one can already surmise that national interests over-ride those 

at the local level. Although this pattern is evident prior to the 1990's, a shift occurred after an 

evaluation of the activities and impacts of state agencies such as the U D C s . It has been 

revealed over the years, that in order for the regeneration initiatives to be successfully 

maintained, local interests must also be incorporated in the overall scheme. The addition of 

local interests, hence community empowerment, procures a sustainable approach and 

symbiotic relationship, in the sense that a strong urban fabric at the local level reinforces 

achievements at the national level. 
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Conflict 

A prime example of conflict, between national and local level interests, can be found in 

the early years of the London Docklands Development Corporation ( L D D C ) . The 

introduction of the L D D C , subsequent removal of local authority powers, the lack of 

representation, consultation, and accountability, resulted in major local opposition. The 

failure of the State to include social regeneration in the L D D C s operational mandate, 

led to numerous demonstrations by community groups, negative media portrayal, and 

subsequent redefinition of their mandate. The conflict at the Docklands went beyond 

national versus local interests and public sector intervention, the deeper themes 

revolved around who's interests were addressed, who benefits, who should make the 

decisions and what role should the market play (Brownill , 1990). 

Many existing groups, local councils and the Greater London Council ( G L C ) opposed 

the L D D C through the development of plans unfortunately the financial support 

available to the L D D C suppressed their efforts. In some instances, local planning 

authorities were advised by the D o E (now known as the D E T R ) not to proceed with the 

proposed area plan as it was in opposition to national interests. If the local authorities 

did not comply, the decision was left to the Secretary of State for the Environment, who 

ultimately approved plans submitted by local planning authorities. Such evidence 

clearly shows how local policies can be overridden by the powers of the L D D C , which 

are ultimately supported by the DoE and the Secretary of State. Top-down processes 

such as these were prevalent during the 1980's, the market-led redevelopment years, 

however the devolution of power to the local authorities, and increased community 

involvement starting in the 1990's has increasingly reversed the negative impressions 

of state planning. 

Although, differences in policies and planning procedures are paramount, the real 
issues during the 1980's were the political differences over the future of the London 
Docklands. 

4,4 Institutional Framework - Institutions and Actors Involved 

British regeneration policy and practice has always, and remains to be, a very technical 

process, whereby the control of land use and development is primal to planning exercises. 

Regeneration practices are subject to the policies created by the elected and appointed 

63 



officials of the State, which are in turn influenced by the prevailing political party. In 

addition, several other actors can also influence the policy formulation, those being private 

industry, business, labour, interest groups, research organisations, and most significantly mass 

media. 

Several actors, agencies and institutions have been involved in the regeneration of the 

Docklands, and London as a whole, since the 1960s. Certain agencies have changed and 

merged over the years, as the process and framework for the public-private partnership has 

evolved and become more comprehensive. The analysis w i l l focus on institutions and actors, 

in existence at the onset of the 1977 White Paper Policy for Inner Cities t i l l present day. 

Please refer to the following stakeholder map, figure 4.1, to orientate the position, power and 

influence that each actor and institution has over the process. 

Figure 4.1 Stakeholder Map - The UK Urban Regeneration: Source: C.A. Beswick (2000) 
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Figure 4.1 Stakeholder Map - The U K Urban Regeneration: Source: C.A. Beswick (2001) 
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The Ruling Political Party 

Central Government has always played a pivotal role to the regeneration of the Docklands 

and the capital city. The reigning political party has consistently and significantly impacted 

the aims, strategies, initiatives, programmes and policies created to address urban deprivation, 

and ultimately the actions of the state departments. For instance, the policies and initiatives 

implemented by Thatcher were of great consequence to the regeneration activities undertaken, 

and outcomes procured. Similarly, the New Labour Government"s urban regeneration 

initiatives, are very much reflective of that party's ideals, and directed by an approach deemed 

acceptable under the guise of Blairism. 

The role of Central Government in the process of urban regeneration has also morphed over 

the years, being politically determined by the decision making process, priorities, and 

spending policies. Essentially it provides three main types of support to those involved 

( D E T R website, 2001): 

1. Direct funding for local regeneration programmes, thereby encouraging community 

based, grass roots, regeneration 

2. Funding for intermediaries, such as agencies and non-departmental public bodies 

3. Additional support aimed at promoting, researching, and evaluating grant 

programmes, and providing legal frameworks and economic initiatives. 

The political conflict, an ongoing saga in the U K , is essential to understanding the direction 

urban regeneration policies took in the Docklands and also who participated and how. 

Historically, as mentioned in chapter two, changes in political regimes — Labour and 

Conservative — led to policy shifts; each party trying to undo policies of the other and reduce 

political support at the local level. It therefore comes as no surprise, that during Thatcher's 

reign in the 1980's she implemented policies that effectively reduced the powers of the local 

authorities, which were mostly Labour party supporters. For example, the U D C s and EZs 

were the vehicles, through which Thatcher would witness the demise of her opposing political 

party. 

65 



Elected Officials 

Secretary of State for the Environment 

A t the onset of market-led regeneration and Thatcherism, Michael Heseltine (1979) was 

appointed as Secretary of State for the Environment. Presently, the Right Hon John Prescott, 

M P was appointed Deputy Prime Minister and Secretary of State for the Environment, 

Transport and the Regions on May 1997 (DETR website 2001). The Secretary of State for the 

Environment sets the national regeneration and planning policy, to be followed by all regional 

and local planning authorities, in addition to prevalent government agencies. Further, all 

strategic, unitary, structure and local development plans for the purpose of regeneration are to 

be viewed and approved by this authority. 

Appointed Officials 

Home Office 

"The Home Office is the Government department responsible for internal affairs in England 

and Wales. The principal aim of the Home Office is to build a safe, just and tolerant society in 

which the rights and responsibilities of individuals, families and communities are properly 

balanced and the protection and security of the public are maintained." (Home Office website, 

2000). 

Department of Environment, Transport and the Regions 

Department of Environment (DoE) became the Department of Environment, Transport and 

the Regions (DETR) in an effort to coordinate and increase the efficiency of regeneration 

efforts by central government. The Department of Transport previously formed a part of the 

D O E between 1970-76. The department requested independence due to minimal planning 

effects; the DTp's functions were thought to have within the realm of regeneration (Kirby and 

Carrick, 1985). However, it is evident by the efforts of the L D D C , increasing the transport 

opportunities within an area attracts investors and subsequently increases the redevelopment 

and occupancy potential. 
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The Department of the Environment, Transport and the Regions is responsible for the 

following areas, and are required to formulate policies in accordance with those areas ( D E T R 

website 2001; Kirby and Carrick, 1985): 

• Organisation and Establishments 
• Economics and Resources 
• Research (including Research Stations) 
• Legal Services 
• Planning Inspectorate 
• Planning and development, including Inner Cities, New Towns and Local 

Government 
• Finance 
• Housing 
• Environmental Protection 
• Countryside and Recreation 
• Greater London, Housing and Planning 
• Construction 
• The Property Services Agency (including the P S A Regional Organisation) 
• Design Services 
• The Department's Regional Network 

The D E T R is responsible for ensuring that the local authorities understand the policies, 

programmes, and initiatives put into place, and that they are correctly applied at the local 

level. 

Local Authorities 

Each local authority receives funds from Central Government on an annual basis. In addition, 

local authorities are landowners on a massive scale, have the possibility to generate funds 

locally through the power of taxation, and most importantly they are the planning authorities. 

It is the responsibility of the local authority, to evaluate and provide the various needs of the 

borough, including amenities, infrastructure, social and economic needs of the residents, 

maintenance and capital improvement. They are the planning authorities, road authorities, 

housing authorities and education authorities, they decide how much money is spent on what 

services. Most importantly, they are the community activists and state emissaries for local 

residents. The London Docklands area is located within the jurisdiction of five boroughs: 

Greenwich, Lewisham, Tower Hamlets, Newham, and Southwark. However, only the latter 
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three boroughs were designated as being within the Urban Regeneration Area ( U R A ) , and 

placed under the jurisdiction of the L D D C . Following the dismantling of all U D C s , English 

Partnerships assumed all prevailing activities and schemes that were implemented by the 

U D C s . 

In the regeneration of the Docklands many conflicts emerged, the most apparent being that 

between the L D D C and the local authorities. The first time of contention, was due to the 

increased spending incurred by the local Boroughs due to the regeneration activities of the 

L D D C ; the second, being the removal of planning powers and lack of input for the local 

authorities (Brownill , 1990). Local authorities have an in-depth understanding of the 

Docklands area and also the types of development that would match the needs of the 

community, which were in opposition to the desires of the State and the L D D C . 

Unfortunately, local authorities have the autonomy yet lack the finances to initiate great 

change, and in the arena of urban regeneration central government takes the lead. 

Regional Government Statutory Agencies 

English Partnerships 

In May 10 t h o f 1999, England launched a new agency to over see the regeneration and 

development of urban centres. English Partnerships focus on four key areas: 

• Develop assets, such as land, in ways that would benefit the public at large; 
• Facilitate and participate in partnerships for the renewal and redevelopment of 

specific areas; 
• Improve the environment by achieving a cost effective re-use of brownfield sites; 
• Attract new sources of private sector capital to the process of regeneration. 

Functions previously covered by City Grant, Derelict Land Grant, and English Estates were 

fused under the new agency. English Partnerships focuses upon Objective 1, 2 and 5b areas, 

coalfield closure areas, City Challenge and inner city areas, and other assisted areas. The 

agency wi l l focus upon co-ordinating national and cross-regional regeneration schemes, in 

conjunction with the Urban Renaissance and the work of R D A s , in a sustainable and 

innovative manner. The agency implements policies created by the D E T R . English 

68 



Partnerships receives assets and cash to develop area, whereas the local authorities retain 

planning power and political power throughout elections (Halliday and Edwards, 2000). 

English Partnerships (EP) presently acts as the main facilitator of the public-private 

partnership formed for most urban regeneration schemes in the U K . They treat the 

partnership as a negotiation process between the communities, businesses and developers, 

with respect to investments and Government funding that is utilised towards public facilities 

and environmental reclamation (Halliday and Edwards, 2000) 

Regional Development Agencies 

On the 1 s t of Apr i l of 1999, eight Regional Development Agencies (RDAs) were legally set 

into motion. A ninth R D A for London was designated on July 3 r d of 2000, subsequent to the 

establishment of the Greater London Authority ( G L A ) . Several functions have been 

attributed to the R D A s , such as the formulation of a regional strategy, especially in terms of 

regeneration and inward investment. The aim of the strategy should enhance and support 

national government policies, and simultaneously address the needs of the region, in 

accordance with the guidance indicated in the R D A s 1998 Act. In addition, the development 

of a regional Skills Act ion Plan would ensure that employment training, would match the 

necessary skil l requirements of the labour market. It is also the function of the R D A s to 

implement the Government's agenda regarding 'competitiveness', and also to assume the 

principle role in the promotion and acquisition of European funding (DETR, 1999b). 

The R D A board is composed of thirteen members, four of which are selected from the local 

authorities. The agency is accountable to the Ministers and Parliament, however they are 

responsive to regional views, and must provide a report of their activities to those with a 

vested interest. Under the 1998 Regional Development Agencies Act, a regional chamber 

was established for each R D A , in order to monitor and consult the R D A on their strategies, 

annual reports and corporate plans. It is expected that the Chamber and the R D A co-operate 

in partnership, as it is the desire of central government to avoid the institutionalisation of the 
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relationship. A framework incumbent with core 'State of the Regions' indicators, that reflect 

the purpose of the R D A s , w i l l monitor and evaluate their operations, activities and outcomes. 

The principle role of the R D A s is to improve and hone the economic competitiveness of the 

regions, however the key source of funding is that of the S R B , which is solely for 

regeneration purposes. Formulation of a Regional Economic Strategy is produced for each 

region by the R D A s , unfortunately the local, community and voluntary voices are limited. 

Further, a connection between local and regional relationships has not been formulated, in 

terms of a mechanism to address the demands of the regional centre versus those of the local 

areas (DETR, 2000d). 

The Government Office for the Region wi l l advise on the national policy context and its 

impact on the strategies developed by R D A s . Government agencies and relevant national 

advisory bodies wi l l also be able to provide the R D A s with advice on a range of issues 

(DETR, 1999b). 

Government Office for the Region (GORs) and London (GOL) 

The mission for the Government Office for London (GOL) is "to work with partners and 

Local people to maximise competitiveness and prosperity across London, and to support 

integrated policies for an inclusive society" ( G O L website, 2000). The Government Office 

for the Regions (GORs) were established as agencies, with the purpose of managing the 

various programmes and policies created under the parent Departments, those being: the 

D E T R , the Department of Trade and Industry (DTI), and the Department for Education and 

Employment (DFEE) . 

Unfortunately, one of most confusing aspects of the R D A s , is their relationship to the 

Government Offices for the Region (GORs). For instance, the former is responsible for 

allocating S R B programmes and the latter for N D C programmes. Both programmes working 

in parallel would prove more effective in terms of sustainable regeneration. The R D A s and 

GORs should co-ordinate their efforts so as to avoid overlap and neglected issues of 

regeneration. Compulsory instruments are necessary, as they would direct the regeneration 
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activities according to the policies. Organisation such as the R D A s and GORs are indicative 

of this style of instrument. However, there is so much area to cover, that sub-teams should be 

created within the regions to oversee both rural and urban activities. This would ensure 

efficiency and effectiveness in conjunction with all policies - local, regional, and national. 

Further, the GORs are an excellent body for information, knowledge and co-ordination 

between the policies and programmes of the five main government departments (DETR, 

Department of Trade and Industry, Department of Housing, Department for Education and 

Employment, Department of Social Services and the Home Office) concerned with 

regeneration. However, the inclusion of Voluntary groups, active within the region, and 

information regarding private sector actors, would greatly improve and integrate the 

efficiency and outputs of regeneration. The R D A s mandate to regenerate the regional 

economies is too narrow, and should encompass the social, physical and environmental 

aspects also, similar to the comprehensive package of regeneration practiced within the major 

towns and cities. 

The Balance of Power 

The power of statutory agencies, such as the L D D C , R D A s , EP , and the GORs is reinforced 

by the financial backing they receive, which enables them to buy land and develop it 

according to State ideologies through their overriding planning powers. The balance of power 

between stakeholders has traditionally favoured State institutions and agencies, as opposed to 

the local community, authorities, and businesses. 

Sue Brownil l (1990, 131) successfully articulates the balance of power, evident in the 

Docklands regenerations schemes during the 1980's. 

Both levels of government used a sleight of hand to legitimise their policies and their 
constituencies. In the case of central government the interests of the private sector and the 
ideological zeal to bring market forces into the inner city became translated into national 
interest. For local groups and councils the local interest became a euphemism for market-
critical policies based on meeting the needs of the mainly working class residents in their 
areas. 
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However, the constant pressure from community groups, linked with opposition from local 

authorities and effective media portrayal of the L D D C s activities, alerted parliamentary 

officials and the public at large. Review of the L D D C , led to the making of new policies and 

alterations to those in existence, to adopt a more community-needs based approach at the 

onset of the 1990's. 

4.5 Research Organisations 

Research Organisations had considerable influence upon urban policy making and 

implementation. The most important organisation is the Town and Country Planning 

Association, which has assisted and affected the planning process since the late 19 t h century. 

A second notable organisation and research institute, is the Royal Institute of Planners and 

Architects, whose planning and architectural professionals, critiqued the activities of central 

government throughout the processes of urban regeneration. 

4.6 Interest Groups and Organisations 

Interest groups formed by the community or independent individuals can be very influential 

as public consultation body, and in terms of affecting urban policy. They are an important 

resource for knowledge that may not be available to others, as the members of the group 

generally know the most about the area in question. Local Organisations could also be 

formed during the implementation of a regeneration project, in response to the activities of the 

State and statutory organisations, such as U D C s . 

Community Action Groups and Organisations 

The level of organisation and politicisation around planning issues and past activities, was 

high in the early 1980's before the onset of the L D D C , as such, groups were already in 

existence within the Docklands communities. There were groups specific to one area of the 

Docklands, but umbrella groups also existed, such as the Association of Island Communities, 

the Docklands Forum, and the Newham Docklands Forum, (Brownill , 1990). Community 

groups were also set up that opposed certain developments, for instance the Campaigne 

Against the Airport in Newham. Local councils supported the community organisations 

financially and politically. 
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Unfortunately, community groups and organisations are not necessarily representative of the 

entire community, or the disadvantaged groups within it. Parallel to the formulation of 

numerous action groups, can be the feeling among many residents that there would be no 

point to getting involved, due to the realisation that they would have little influence over the 

final outcome. Several quotes from the Docklands residents exemplify this feeling, in relation 

to the actions of the L D D C and groups demonstrating against the agency: 

They keep involving us. They keep telling us to go along and look at what they're going to 
do. The local action group, say come along to our meeting, we're going to object. This is all 
rubbish (Brownill, 1990, 144). 

Do you know, you can go to the Town Hall and since 1957 - I've done it - there's been 
documents written about the Docklands and you could pile them up and they'd come to your 
shoulder. It's bureaucracy. Very often, people have had so much put through their letter 
boxes they go Oh no! Not another one" (Brownill, 1990, 144). 

Both illustrate the cynicism, powerlessness and lack of confidence that residents had with the 

agencies and organisations. Community participation was reduced to a formality, to be 

carried-out, as legislation required it and to keep up that 'good' public image. During the 

1980's, residents of the London Docklands were unable to influence or voice opinion 

regarding the redevelopment plans for the areas they lived in. 

Local Community Residents 

Those individuals most affected by the process of regeneration, are the residents of an Urban 

Regeneration Area ( U R A ) . Residential composition varies for each U R A , in terms of racial 

composition, socially and/or economically disadvantaged groups such as the elderly, 

unemployed, youths, women and single parents. A significant issue arises, during the 

consultation and participation stages of the regeneration and partnership process that being the 

lack of representation, voice, and influence these stakeholders have. A s mentioned, 

community organisations are not necessarily representative of all residents and their needs. 

The needs of these groups have been consistently ignored in the past, as evident in the 

planning process and consultation held by the G L C and L D D C , respectively. 
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Popular planning initiatives of the G L C were aimed at giving unions and local organisations 

the ability to outline their needs, through the proposals and plans. Essentially, this process 

optimised state funding and political resources to instigate community based planning and 

empowerment (Brownill , 1990). Unfortunately, the G L C only focused on the needs of the 

local male workers and firms, as illustrated by a quote from a female worker: 

It was dismissed really a lot of work we were doing. You got a pat on the head, and told very 
good, but nobody wanted to know about it. It was what was going on in the docks - the 
macho stuff - they wanted to know about (Brownill, 1990, 128). 

Similarly, the L D D C was selective during the 1980's as to the groups, organisations and 

authorities that were consulted or involved in the process. They tended to focus on those 

actors that would support the choices they made. A review of the L D D C and the developers, 

regarding the approval and planning of Canary Wharf project, concluded that both players 

failed to ascribe sufficient importance to the Docklands communities' views (Brownill , 1990). 

Negotiation efforts by the L D D C were deemed a formality, or type of window dressing, as 

opposed to real community participation based planning. 

Sue Brownil l (1990, 129) summarises the institutional/agency view of Docklands residents 

and how it impacted their participation during the 1980's: 

In reality there were great differences in skills, class background, and access to resources, in 
short a differential power relationship, which was not recognised and allowed the control of 
the process to be taken away from local residents. 

It is important that all stakeholders participate on an equal level and that their needs are heard 

and addressed. It is the responsibility of the local authorities, or director of the urban 

regeneration project, to identify all stakeholders, beyond that of recognisable and established 

organisations, and provide them the means to voice their needs and concerns. 

4.7 Other Influential Actors 

Additional actors that have influenced the direction and type of policy-making would fall 

under the following categories: Mass Media, Private Sector Agencies, Business and Labour. 

Mass Media, acts as a crucial link between society and central government, through the 
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dissemination of policy information on a large scale, at a level understandable to the mass 

populous (Howlett and Ramesh, 1995). The extreme and heavy-handed activities of the 

Conservative government, under the Thatcher regime, continued to be focal debate of Mass 

Media, due to the state of Britain's urban centres and the increasing inner city problems that 

ensued. Conservative strategies for urban regeneration consistently met with opposition and 

critique, due to the narrow focus of the policies implemented - those being extremely 

economic and physical in nature, void of any social or environmental component. For 

example, community groups in the London Docklands consistently engaged the power of 

media, to get their voices heard and induce bad press for the L D D C , which was very 

concerned about it's image. Mass media is a very effective weapon especially for the 

underdog. However, among all interest groups, private sector agencies and business is the 

most powerful in terms of affecting policy. 

Private sector agencies such as the Chambers of Commerce, Chambers of Trade, single 

industries or traditional local associations are also very important actors in the regeneration 

process. They are a potential financial resource contributor, a supporter of education and 

training projects, and also of job skills match schemes. The location of industry to an area can 

act as a catalyst for further private investment, in addition to solidifying the local economy 

through the provision of jobs and multiplier effects. Private sector agencies operate within an 

extensive international, national and local network, and are thus knowledgeable of economic 

trends and opportunities. Associations within the network are additional resources that could 

also assist a regeneration project. Their operation and confidence within an area is essential 

to sustainable regeneration. 

Business groups, investors, and developers, locally, nationally, and internationally, are 

powerful in terms of influencing the policies put forth by central government. With respect to 

the London Docklands, all those individuals and companies that invested capital or relocated 

to the area had a stake in the urban regeneration processes that took place, and the policies 

that were implemented. During the mid to late 1980's, when the activities of the L D D C were 

under review, the agency was frequently criticised by developers as not speeding up 

development as it was supposed to do. Certain developers even threatened to report the non-
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determination of planning applications to the Secretary of State. Developers utilised third 

parties and the parliamentary system to voice their criticisms against the L D D C , as opposed to 

direct confrontation, which could have led to refusals on planning applications, (Brownill , 

1990). A prime illustration of the level of influence the private developers can have over the 

process, and the complicated links between actors and institutions. 

A s Howlett and Ramesh (1999) have noted, " . . . i t is possible for investors and managers to 

respond to any unwanted government action by removing capital to another location, the 

potential loss of employment and revenues is a threat with which the State must content in 

making decisions...". Businesses, small and large, have the ability to affect the local 

economic status through investment and the provision of jobs. Businesses also make 

financial contributions to political parties during election periods, which in essence could 

make the party persuasive to the desires and wishes of the contributor. They also have the 

capital to fund certain areas of research, usually those areas of benefit to themselves. 

Research shows that early involvement by the public in the planning process is essential for 
smooth decision-making. 

Labour, and the general public at large, could also be considered to be in a position of 

influence, especially when one refers to the numerous riots that occurred during the 1960s and 

1970s, due to rising unemployment and decreased opportunities. Those riots were the 

impetus for changes in urban policy, and the immediate action taken by government to 

remediate the distressed situations prevalent in most inner cities. Ideally, the populace is also 

represented when the political labour party is elected into power. However, their influence is 

minimal in comparison to that of business. 

4.8 Conclusion 

In summary, the number of stakeholders actively engaged in the regeneration of the London 

Docklands was considerable and constantly in flux, due to the extensive nature of the site and 

timeline of the scheme that was undertaken. Effective and equitable participation was an 

ongoing struggle, and issue of contention that was constantly in the process of remediation. 

At present, the level of stakeholders partaking in the regeneration exercise is comprehensive 
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and indicative of an all-inclusive partnership. The reality, is that the whole basis and 

evolution of comprehensive and equitable stakeholder participation has been organic, based 

upon the practice of participation. 

The involvement of all stakeholders in the planning process, is a principle that is difficult to 

apply in practice, regardless i f the approach is actively pursued. Willingness to participate is 

the key to communicative consensus planning, whereas the lack of motivation may lead to 

inequitable participation. The same can be said for confidence and perceived ability, in terms 

of the stakeholder participating on a meaningful and influential level. Woltjer (2000) 

exemplifies the ethical principles necessary for stakeholder participation, in terms of the 

consensus planning process. Evidently, all relevant stakeholders should be actively involved 

in the planning process, whereby their participation should not be hindered by educational, 

social status or cultural differences. Additionally, the regeneration approach and planning 

process should be manageable and understandable for all stakeholders. This could be 

achieved through information sessions by means of the capacity building method, a process, 

whereby all stakeholders would undergo training and education, on all relevant issues. 

Providing professional knowledge and potential solutions prior to round table activities, 

would prepare individuals for meaningful involvement. Each stakeholder has a particular 

interest and goal relevant to the regeneration project, and must have the ability to express their 

directive. 

One of the most common causes of delay and conflict is the failure of planners, developers 
and the public to communicate adequately (Brownill, 1990). 
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Chapter 5 - Public Private Partnerships and Urban Regeneration 

The globalisation and restructuring of the economy have increased the economic, social and 
physical problems that many cities face, whilst reducing the control that institutions, public, and 
private have over the economic decisions that affect communities' well-being (Parkinson, 19%). 

5.1 Introduction 

This chapter wi l l focus upon successful comprehensive regeneration strategies, and the process 

of implementation, within the framework of a partnership approach. Each area experiencing 

problems of decline is unique in terms of the symptoms, causes, as well as the partnership mode 

undertaken to deliver regeneration. A comprehensive analysis and evaluation of the strengths, 

weaknesses, opportunities and threats of the specific area, wi l l assist in the formulation of a 

strategic solution. The partnership model wi l l be analysed. Examples of partnerships 

undertaken in Brighton, Manchester and Leeds, three cities in England experiencing significant 

levels of deprivation, wi l l illustrate the comprehensive and inclusive level urban regeneration 

policies and partnerships in the U K . 

5.2 The Urban Regeneration Process 

Regeneration is traditionally perceived as an exercise in property development, whereby the 

level of success is measured by: the degree of investment, the leverage ratio of public to private 

investment, the rate of increase in land values, the amount of floor space built, new house builds, 

and number of jobs created for instance. Such an approach, prevalent during the 1980s, resulted 

in a disregard for smaller projects and a focus on larger schemes. However, it is naive to 

measure regeneration in terms of physical and economic results alone, as cities are more than just 

buildings and physical infrastructure, or the capital they represent. Successful regeneration can 

be measured by the opportunities created for urban residents, in terms of growth and 

achievements in both the social and commercial realm. A critical measure of the process is the 

level of participation of local communities, businesses, etc. in the process, which centres upon 

ownership, representitiveness to local needs, and leverage. 
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The process of urban regeneration traverses the voluntary, community, private and public 

sectors, to mitigate a collective effort and forum for the development of solutions and policies. 

Regeneration, as an activity, should adapt to the changes in the fluctuating urban context; a 

philosophy that should also be applied to the policies, tools and mechanisms utilised to address 

urban deprivation. 

The 'urban regeneration process', as seen in Figure 5.1, illustrates the issues, challenges, and 

influences that need to be analysed prior to devising the regeneration approach. A n in depth 

analysis of the economic, social, environmental and physical indicators of an area constitute the 

inputs to the process. External drivers of change, such as global and socio-economic trends 

affect those inputs, in correlation with changes in governance, technology and politics. Further, 

the inputs are influenced by internal drivers of change, such as national economic and planning 

policies, agencies, programmes, resources and strategies geared to urban regeneration. Both the 

internal and external drivers of change, coupled with the inputs, are utilised in conjunction with a 

citywide analysis, an area S W O T analysis, reference to existing plans and policies, formulation 

of a community vision, goals, aims and objectives, to create a long-term strategic approach to the 

regeneration of an area. Most importantly, the definition of the public-private partnership (PPP) 

model also takes place during this stage of the process. 

The desired outputs of the regeneration and partnership approach fall into five general 

categories: neighbourhood strategies, social improvements, physical improvements, economic 

development, and environmental action. Collectively, the outputs lead to the final outcomes of 

the regeneration process, those being urban areas that are competitive, livable, fiscally sound and 

socially inclusive. The various characteristics of the site to be regenerated would determine the 

scope, scale and number of partners to be encompassed. A l l of which are ultimately effected by 

the megatrends and the strategies for change in operation, in conjunction with the challenges and 

opportunities evident within the area to be addressed. Jointly, those variables produce 
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Figure 5 1 The Urban Regeneration Process - adapted from C A Beswick (20011 Roberts and Sykes (1999 20) 
and Tsenkova (2001) 
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outputs in terms of the social, economic, physical and environmental spheres, such as new 

economic opportunities, employment and educational options, improved housing, and 

sustainable developments. The final outcomes brought about by the fusion of outputs, are cities 

that are able to compete globally, are fiscally sound, socially inclusive and liveable. 

Devising the Strategy 

Urban regeneration, as described above, recognises the need to incorporate all four components 

of urban change, thereby moving beyond the approach of urban renewal, which focuses on 

physical and economic aspects. Regeneration also adopts a long-term strategic perspective, 

rather than the 'quick-fix' methods, that have long been proven to be weak and temporary in 

remediating the problem. The definition also identifies the need for a vision with comprehensive 

actions, affecting the views of all stakeholders involved. 

Site Specific 

Urban regeneration should be based upon the following principles (Roberts and Sykes 

1999) in accordance with the uniqueness of the area: 

• The identification of the scale, nature and causes of urban problems 
• A strategy based upon a S W O T (strengths, weaknesses, opportunities, and threats) 

analysis of the area in question 
• The concurrent transformation of the social, economic, physical and environmental 

factors of a declining area 
• The formulation of a comprehensive stakeholder participation and consensual 

agreement, which can be achieved through forming a partnership 
• The development of strategies and outcomes that are sustainable 
• The clear outline of objectives that wi l l supervise the process 
• The guaranteed optimal use of existing infrastructure and resources 
• The monitoring and measurement of external and internal changes to ensure that the 

process is on track 
• The acknowledgement of the possibility of making modifications within the 

programmes 

The recognition of the differing speeds upon which certain variables of the problem may be 
resolved or regress, and subsequent adjustment of the procedures accordingly 
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Setting strategy objectives for the regeneration of an area, should correspond to the identified 

problems and their causes, but most importantly to the priorities agreed upon by the partnership. 

Following the definition of the overall objectives, individual targets and milestones can be 

outlined with associated specific operational objectives in a hierarchical fashion. Roberts and 

Sykes (1999) identify five main external drivers of change, which outline the threats and 

opportunities of an area: economic, social, demographic, technological and public policy. The 

competitive nature and stability of a city, the performance of its labour and economic markets, 

are subject to the prevailing threats and opportunities. Whereas, in urban centres strengths and 

weaknesses are a reflection of the ability to adapt to the changing circumstances, including the 

efficiency and effectiveness with which it is achieved. The strengths and weaknesses of an area 

can be described as the existing industry, infrastructures, environment, social and institutional 

systems, and the quality of the labour and available economic inputs. 

In essence, the existing strengths and weaknesses stipulate the ability to overcome the 

outstanding threats, and utilise the potential opportunities of the specific area in question. 

Accordingly, urban regeneration policies and programs provide options, to which the strengths 

and opportunities can be maximised in an effort to address the social, economic, physical and 

environmental issues of an area. 

The Bottom-Up Approach 

In the past inner city problems and regeneration of declining areas was achieved through the top-

down government approach. The Secretary of State for the Environment allocated regeneration 

funding to the R D A s , GORs , and EPs - statutory agencies that manage the process. As discussed 

in chapter two, a shift has occurred towards sustainable regeneration through extensive 

involvement of community residents and local governments. Community residents are also 

increasingly interested in addressing certain elements of deprivation themselves, particularly 

within the social realm. A working paper published by the D E T R called "Community-Based 
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Regeneration Initiatives" further exemplifies the government's shifting attitude towards 

regeneration (1998a): 

Local people need to be more than consulted and involved: for regeneration to be owned by 
communities it must engage their hearts and minds. Ultimately, if regeneration is not owned by 
the community its benefits will not endure. 

The publication, also points to the governments' belief that the "bottom-up" approach to 

regeneration is the key, as opposed to their traditional "top-down" approach. Evidently, the 

former method is also very popular with the private, public, voluntary and community sectors. 

Initiatives instigated by the community to address their social, economic, and environmental 

needs are considered to be community-based regeneration initiatives (CBRI). These schemes are 

accomplished by the community for the community. Achieving their community goals could be 

either self-determined, or through assistance from the government, private, or voluntary sectors 

through a local partnership. Regeneration endeavours at the community level may be smaller in 

scale, as compared to the work undertaken by the R D A s , but ultimately manageable for the 

residents involved, and specific to the needs of the community. Some examples of C B R I are the 

following: local exchange trading systems (LETS); credits unions, development trust, mutual aid 

groups; training and job search support schemes; baby sitting circles; and community business 

(DETR, 1998a). These community-based programmes emancipate residents, and enable them to 

participate socially and economically in society. 

Regeneration entails a wide remit, including health, education, housing, employment, crime, 

transport, and other issues. The D E T R (1998a) defines "community" as a group of people, 

below the first level of municipal administration, that illicit mutual (common) bonds and 

identities above that of a family unit. Although community activism is strong in England, there 

are several barriers that inhibit participation in community regeneration initiatives. For instance: 

insufficient knowledge, experience and skills; lack of funding; complex legal and administrative 

procedures; and the most important being, the lack of confidence of a community in its ability to 

initiate activities and improve the situation. Community groups have long felt cynicism towards 

local and central government. Those feelings resulted from the social exclusion fostered through 
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the urban planning of communities and services of previous decades, and the heavy handed 

market-led regeneration activities undertaken by Thatcher in the 1980s. 

At present, it is arduous to assess the impacts incurred through C B R I , however it is assumed that 

increased community cohesion and local economic growth could act as a valid measure to 

evaluate progress. Funding is a non-issue, as Central government has the ability to directly fund 

C B R I through the S R B Challenge Fund, in the form of a partnership, or vicariously through 

voluntary groups, agencies and other departmental bodies. Local authorities also have the ability 

to fund and support CBRIs through the provision of grants, loans, guarantees, property or 

services (DETR, 1998a). The European Social Fund is dependent upon the G O R s targeting 

disadvantaged groups and the creation of a Regional Development Plan (RDP). The National 

Lotteries Charities Board ( N L C B ) allocates funding for a new programme called "Community 

Involvement", whereby accepted projects fall into one of three categories (DETR, 1998a): 

• Volunteering and community action 

• Community activities and safety 

• Support for community and voluntary groups 

It is hoped that the greater availability of funding, government support and programmes wi l l 

increase the opportunity for community residents to play a more pinnacle role in regeneration 

schemes and partnerships. Therefore, it is imperative that the needs and interest of the 

community are recognised in regeneration policies, and fully incorporated into the strategies and 

objectives of the approach taken. 

5.3 Partnerships 

A public-private partnership is not an objective itself, but an instrument for carrying out 
important projects (Berry et al, 1993, 221). 

Certain instruments are required to implement urban regeneration, those being (1) legislation 

(Law and policies, for example), (2) institutional framework (DETR, for example), (3) financial 
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and fiscal support, (4) programmes and targets, and finally (5) partnerships. The previous 

chapters have discussed at length the first four instruments, and how they have evolved in 

response to changes in the political, economic and social context. The fifth instrument, 

partnerships, is becoming recognised as the quintessential vehicle to implement and deliver 

urban regeneration. Most importantly, the concept of partnerships has a long history and is born 

to varying types of alliances, composed of players from the voluntary, community, public and 

private sectors. Various examples of the types of partnerships previously or presently in 

existence in the U K , are illustrated in Appendix G . The matrix presents various elements that 

define the type of partnerships for regeneration. 

5.4 The Urban Regeneration Partnership Model of Operation 

Internal and external drivers of change influence the partnership model utilised, in conjunction 

with the regeneration process. Please refer back to the Urban Regeneration Process figure 5.1. 

There are three main facets of the Partnership Model , figure 5.2, each of which are composed of 

various levels, which alternate and combine according to the specific characteristics of the area 

to be regenerated. Specifically, the mode of partnership utilised depends upon the scope, scale, 

and number of partners involved in the regeneration scheme. Previous attempts failed to produce 

an umbrella typology that explains the various facets of a partnership, however this model 

endeavours to do that, by building upon some of the classifications based on experiences in other 

cities and the case study. 

The scope of the regeneration activity falls within four possibilities that is a combination of the 

four types of intervention - physical, environmental, economic, and social. Moreover, an 

integrated scope would be inclusive of all four types of intervention simultaneously. The scope 

could be indicative of one to four of the possible interventions. For example, the regeneration 

approach could include both physical and economic components, or the redevelopment area may 

call for the additional inclusion of social regeneration, thereby combining three elements. 

85 



Figure 5.2 Partnership Model: Source: C . A . Beswick (2000) 

Figure 5.2 Partnership Model: Source: C.A. Beswick (2000) 
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Moreover, the scope of regeneration corresponds to the desired outputs, in parallel to the vision 

and goals for the area, in relation to overall results. For instance, a social analysis may discover 

high stress level and low levels of job skills evident within the community residents, particularly 

for certain ethnic groups. Further, an economic analysis may reveal a stagnant local economy, 

high levels of unemployment, and low-income levels. Physical analysis of the site could reveal a 

poor quality transportation network, derelict buildings and scare community amenities. 

Therefore, the remediation of those problems would direct the nature of regeneration efforts. 

The scale of regeneration is based on the physical size of the regeneration scheme, moving from 

the micro up to the macro level of endeavour. Area based regeneration is the smallest scale of 
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activity, followed by neighbourhood, municipal, regional and finally national. The scale of the 

activity may increase or decrease, according to the various internal and external drivers of 

change. 

The number of partners/actors that compose the partnership is based on a range of zero to four, 

zero being the least inclusive to four being the most inclusive. Specifically, zero meaning no 

partnership was activated, therefore, the project was directed by a few stakeholders such as the 

public sector agencies. A level four, the most inclusive, means that the partnership formation is 

composed of stakeholders from all four sectors — the public, private, voluntary and community -

and thus constitutes a very large number of stakeholders. Composition varies according to the 

specific characteristics of the urban regeneration area, and level of consultation and participation 

desired by the party/parties implementing the scheme. Ultimately, the most beneficial 

partnership would be inclusive of all four potential sectors (public, private, voluntary, and 

community), however this cannot always be achieved. 

For instance, the type of partnership illustrative of the L D D C s first decade of activity centred on 

physical change, with the hope of attracting economic development through the provision of 

advanced infrastructure. The scale of regeneration was area based, under the direction of 

national urban regeneration policies. The number of partners initially involved in the process 

was limited to the public sector, in terms of the L D D C and central government, and private 

sector investors. Participation from other public departments at the local level was extremely 

minimal, and that of the community or voluntary sector was essentially null and void. During 

the 1990s, institutional attitudes towards the regenerative actions of the L D D C , called for a 

revamping of the approach to incorporate economic and social aspects. As such, the scale of 

regeneration moved to the neighbourhood scale, and the number of partners increased to 

encompass the voluntary and community stakeholders. Presently, regeneration activities in 

London are municipal in scale, collectively viewing the City of London as a whole, in terms of 

regeneration schemes. The London Development Agency was established with a mandate to 

develop a comprehensive plan for the entire city. Further, the scope of regeneration activities 

integrates the physical, economic, social and environmental aspect of the urban fabric. 
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Finally, there are several scales of urban regeneration policy, all of which are applied to the 

various cities in England, especially those that experience high levels of deprivation. The 

activities of regeneration are all delivered through the formation of a partnership, inclusive of 

local authority and community participation. It has been deemed the winning formula for 

achieving sustainable comprehensive regeneration, as wi l l be shown in the case of chapter five, 

which covers the London Docklands. 

The complexity of urban change means that it cannot be managed within a single organisation. 
Organisations have to work together in partnership. 

Community Based Partnerships 

Comprehensive partnerships, involving the community in a relationship with the public, private 

and voluntary sectors, has been and is one of the greatest challenges facing the sustainability of 

regeneration programmes. A number of important limitations should be understood and taken 

into consideration when establishing a partnership with local communities. Communities and 

individual residents may have: 

• Lack of community capacity and resources in relation to the professional and the public 

sector. 

• L o w levels of community interest and concerns of activist burnout 

• Concerns about community representitiveness and lack of awareness of the long-term 

commitment (Conway et. al, 2000) 

• Feeling that they would not be effective 

• L o w self-esteem and lack of confidence 

• Not liking the other people involved 

• Experiencing pervious failures 

• The dominance of experts and professionals 

The issue of representitiveness is longstanding and challenging when actively engaging the 

community in a partnership. Regardless of the quest to include all active groups and 

organisations that appear to be influential, one must always acknowledge that those groups are 
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not necessarily representative of all local people or businesses within the community. John 

Bennington (1994) notes that exclusion and discrimination of ethnic minorities and socially 

disadvantaged groups (women, the elderly, disabled, and youths for instance) within the 

community, further reinforces the problems that they encounter. Groups and individuals with 

special needs are not always represented by community organisations, and are thus overlooked, it 

is therefore imperative that they are included, and their issues addressed through the partnership. 

Given the difficulty in remediating all pressing needs of the community when there are many 

competing interests and values, it is the role of the local authorities and voluntary organisation to 

collaborate and create a community profile, outlining all groups and their individual needs, and 

ways of resolving those needs. For most communities, the challenge is to extend social and 

economic opportunities, improve accessibility to the area and develop local services, thereby 

meeting local needs. 

The D E T R defines community capacity building as a process whereby the skills, knowledge, 

resources, and power and influence of a community are actively addressed. In terms of skills, 

capacity building is geared towards increasing the community's proficiency at project planning, 

budgeting and fund raising, organisation, management, brokerage, development and networking. 

A community's knowledge of the programmes and institutions of regeneration, their systems, 

priorities, and key personnel, is the most important aspect of capacity building. Increasing the 

community's ability to acquire and generate resources is vital, i f the local organisations are to 

actively participate in the process and bring about change. The ability of a community to assert 

power and influence over the plans, priorities and actions of key local and national agencies, 

solidifies their position in the process and places them on equal par with all other partners. By 

providing the community with these skills it enables them to take care of themselves, create a 

network and system to engage the process, and to take charge of their future. 
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Community Based Partnerships 

The partnership needs to take on a more innovative approach and flexible format, in order 

to bring marginalised groups on board and to maintain their participation at a genuine level. 

Further, local authorities must strive to obtain the widest level and amount of participation 

from the community. It has been recognised that the provision of a community centre, 

operated by a voluntary or government agency in conjunction with community residents, 

has proven successful in the dissemination of information, encouraging and maintaining 

participation. Such infrastructure would also provide a meeting ground for the purpose of a 

stakeholder forums and illustrations of progress. Numerous methods exist to communicate 

information and ideas with the community, such as, print media (newspaper 

advertisements, flyers, direct mailing and newsletters), internet web site, radio and T V 

advertisements, public meetings, a dedicated phone line, open houses and an information 

centre. There are other methods of consultation to build trust and procure community 

participation, those are surveys via questionnaire or telephone, internet web site, dedicated 

phone line, open houses, workshops/seminars and public meetings for instance. 

Several key steps should be taken to ensure successful, efficient, equitable and effective 

participation of community residents and groups in a public private partnership: 

• Community participation at the proposal stage of a scheme is key to their continued 
involvement 

• The dissemination of information to the community level in an understandable non
professional language 

• Incorporating their ideas and needs into the strategic plan and regeneration 
approach 

• Continued consultation and illustration to the community residents in terms of 
advancements towards their goals 

• Creating a community vision and goal 
• Community capacity building 

Regeneration schemes come and go, but the community, by whatever definition, goes on 
forever (Roberts and Sykes, 1999, 123). 
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Partnerships with local government agencies 

Central government needs to allocate more responsibility to local government, in recognition of 

their in-depth understanding of the local environment and situation at hand. Local authorities 

need to take the lead in the public private partnership, in order to direct the efforts of all partners, 

maintain an effective and equitable dialogue between the stakeholders, and achieve sustainable 

regeneration. 

Productive Partnerships 

It is the responsibility of the public sector to do the following to ensure a productive and 
continued partnership, and regeneration process (Adapted from: D E T R , 1998a; Roberts 
and Sykes, 1999): 

• Develop common aims, priorities and milestones 
• Clearly state the strategic objectives 
• Bui ld a common purpose and shared commitment 
• Draw on the expertise of community, voluntary and private sector partners to 

make the approach more effective, efficient, and equitable 
• Maximise the use of resources 
• Strategic co-ordination of local activity 
• Co-ordination of service delivery and local governance 
• Co-ordinate the activities of all partners and their roles 
• Co-ordinate the activities of additional partnership and regeneration schemes to 

ensure compatibility and mutually supportive regeneration activities 
• Enhance the sharing of information and best practice 
• Increase the awareness of activities and communication between players 
• Provide a forum for debate and discussion 
• Reduce the bureaucratic burden, not add to it 
• Contain a wide range of stakeholders from the onset - as this has proven to be 

most successful 
• Account for the capacity to adapt to changing social, political, economic and 

commercial conditions 
• Create a partnership atmosphere that is flexible, reflective and respective of all 

stakeholders involved 
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Traditionally, the solution deemed plausible by the public sector would inevitably lead to 

incremental rather than strategic decision making, coupled with a high level of discretion at each 

step during the implementation stage. Resulting in the slow and laborious planning approval, 

experienced by innovative and pioneering projects inferring substantial risks, whereby solutions 

tend to be linked to the status quo. 

In the 1980s, local authorities continuously experienced problems regarding their role in 

partnerships due in part to their lack of funds, which are in most cases overextended. Those 

problems were further exacerbated due to their lack of understanding of the 'private sector 

ways'. Remediating that situation required additional financial support from the state, and 

delegation of decision-making powers to the local authorities. In relation to the understanding 

private sector operations and approaches to regeneration and development, this is presently being 

achieved through capacity building programmes. Capacity building programmes train and 

provide information to local authorities on those subjects. Nonetheless, practical experience, by 

working in collaboration with private industry on various projects, would provide the most 

tangible knowledge. 

Partnerships with the Private Sector 

The popularity of public-private partnerships developed out of several factors, the most 

influential being the budgetary restraints faced by local authorities and the public sector. 

Further, the complex nature of regeneration schemes and the need for cooperation and 

consultation between the various stakeholders. A n essential characteristic of a strictly public and 

private industry partnership is cooperation. Both sectors have expectations of the other, and are 

relying on each other's individualistic skills and expertise, to produce beneficial outcomes for 

both parties involved. Failure to outline the expectations of each partner and resolve conflict at 

the onset of the project could result in the stagnation, and reduced credibility of the scheme. 

The key challenge to the public sector is to ask the 'right' questions of the private sector and visa 

versa, in order to recognise their abilities, skills, and ultimate goals. There are several questions 
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that the private and public sectors should ask prior to the proposal stage, for a regeneration 

project (Beatty, 2001): 

• Is the project, or can it be, financially viable on a stand-alone basis? 

• Can the government develop the appropriate technical specifications for the project? 

• Can appropriate mechanisms be established to monitor partner performance? 

• Can the government develop appropriate operating standards for the project? 

• Can the private partner be held accountable for appropriate performance? 

• Is the public-at-large wil l ing to accept the public-private partnership (PPP) approach and 

the involvement of the private sector in the project? 

• Are government stakeholders wil l ing to accept a PPP approach and the involvement of 

the private sector in the project? 

• In terms of implementation, is it possible to generate meaningful competition in PPP 

procurement? 

• Is the project free of jurisdictional or liability issues that prevent a public body from 

using a PPP approach? 

• Can an internal project leader be found and empowered? 

From the private sector's perspective, there are certain key factors for a successful regeneration 

scheme, the most important being a competent public sector partner and the flexibility to 

innovate within clearly defined guidelines. Further, continuity and consistency in conduct and 

regulation of the authorities, particularly in terms of newly elected local councils in keeping 

previous arrangement made by their predecessors. In addition, the freedom to manage the 

business, compensation for risks assumed, and the opportunity to focus on core competencies 

would prove lucrative and attractive to the private sector. 

Likewise, the public sector would want a competent private sector partner, innovative results, 

and a focus on core competencies. Albeit, the most important factor from the perspective of the 

public sector would be the transfer of risks to the private sector, moreover reliance upon the 

private sector for the majority of capital investment. However, in order for the private sector to 

accept the risks and 'foot the b i l l ' , the public sector must provide incentives, such as tax breaks, 

grants, and a fast-track approval process. It is evident that both sides are dependant upon the 
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other for success, which is also the case for community-based partnerships and those that involve 

the voluntary sectors. 

Partnerships with Voluntary Organisations 

Voluntary groups are actively engaged with communities at a level unfamiliar to both the public 

and private sectors. They have the ability to provide important services to communities, such as 

information, support, professional assistance, financial aid and advice, in a highly efficient and 

equitable manner. Not-for-profit groups and charities, often represent individuals and groups 

within a community that are unable to speak independently, and not supported by mainstream 

community organisations. A s such, they have the ability to work with and understand local 

people, voice their needs and issues, thus actively trying to improve the quality of life of those 

individuals. In addition, voluntary organisations are able to provide the public and private 

sectors with a community profile, oversee the quality and type of regeneration projects proposed 

for a community, comment on the applicability of a scheme and articulate local needs. Due to 

the nature of voluntary groups, they must always be allowed to operate freely and to act as 

advocates, therefore a wide range of funding sources is crucial to ensure their independence from 

the bureaucratic system. 

5.5 Challenges and Opportunities of Partnerships 

Working together in an inclusive and joined-up fashion, has the potential to deliver significant 

improvements to the outcomes, thus enhancing the positive contribution of each stakeholder. A l l 

levels of government provide different services to a neighbourhood, thus co-ordination between 

all tiers is essential for efficient regeneration. For example, the county councils are responsible 

for providing social services and education, which are paramount for a healthy and strong 

community unfortunately county councils are rarely involved in partnerships. Similarly, elected 

members and the council, who are able to ensure that local community interests are voiced and 

come first, are sparsely involved. 

Hesitation to commit to a project or unforeseen conflict resulting in stagnation of the project, at 

worst the ultimate demise of the project, moves beyond the conflicting interests of the parties 
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involved, but arises from the lack of clear targets, uncertainty with respect to future 

developments, and the time needed to complete the project. In addition, differing work methods 

and knowledge, coupled with the division of authority who may lack the management capacities 

necessary, increase the potential for stagnation. A l l of which are further exacerbated as the 

number of partners and scale of development increases. Nonetheless, gaining large-scale public 

support for a regeneration scheme, in terms of the residents, companies directly impacted and 

those in neighbouring areas, was previously the responsibility of the public sector alone, but 

should be the prime directive of all parties involved. 

At the end of the day, public-private partnerships are only as functional and productive as the 
individual partners. A l l parties must be diligent, creative, flexible, patient and persistent 
(Brownill, 1990, 169). 

5,6 The Partners 

The number of partnership members should reflect the scope, aims and nature of the area to be 

regenerated. Although, it has been recognised that too many participants can hinder the process. 

Timing and phasing of a regeneration project is essential to all parties, particularly in terms of 

fluctuating market cycles, which could be utilised to the advantage. Specifically, investors could 

obtain a greater return for the expedient completion and sale of their project. Albeit, a dilatory 

and extensive planning and approval process can inhibit private sector investment, increase the 

risk and cost of the project, and create lost opportunities. 

...Successful exercises in participation, tend to involve smaller group discussions with the 
various interest groups. These allowed agendas to be established and mutual trust to 
emerge...(Woltjer, 2000, 58). 

There are four key constituents within a partnership, however the level of participation has 

alternated over the years. A general term describes institutional clusters, although the scope of 

actors within each is extensive and interconnected. The general partnership clusters fall under 

the following four categories: 

• Public sector representatives 
• Private sector representatives 
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• Voluntary sector representatives 
• Community members 

Public sector participants encompass all governmental departments, institutions, service 

providers, elected bodies and councillors, and agencies, such as the Department of the 

Environment, Transport and the Regions, Home Office, U D C s , R D A s , GORs , and the local 

authorities. In the case of London, additional public members would include the Mayor of 

London, the London Development Agency, local authorities and the Greater London Council. 

Policies concerning the formulation of Local Strategic Partnerships, decree that the following 

service providers be represented in the partnership (DETR, 1998a): 

• Health 

• Police and probation service 

• Education (all levels, higher and further) 

• Learning and skills councils and the new Connexions Service 

• The employment service and benefits agency (Working Age Agency as of 2001) 

• Social services 

• Local authorities and 

• Housing providers 

In essence, the public sector contributes to the partnership through their knowledge and expertise 

in the field of land use planning and provision, housing, municipal services, infrastructural 

works. The public sector also provides grants and subsidies. Nonetheless, the most important 

role for the public sector is to create and maintain a dialogue, between the private sector, 

community, and voluntary groups. 

The private sector is composed of numerous actors in this category, such as investors (banks, 

trust and loan companies), developers, and businesses - small and large. Each has a role and 

expertise to bring into the partnership, nonetheless, the primary goal of the private sector is to 

make a profit. The private sector has an invaluable instinct and knowledge about the market, 

which could potentially be utilised for the benefit of the regeneration scheme, in terms of 

optimising capital funds and consumer demands. Their ability to undertake feasibility studies 

and market research activities, in order to outline the risk-bearing potential, far surpasses that of 
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the public sector. This sector also brings to the table employment opportunities for local 

residents and capital funding for community amenities and job training facilities. Also as a 

voluntary instrument, the market is an effective means of providing goods and services, in 

competition between suppliers thus reducing the overall cost (Howlett and Ramesh, 1995). 

Further, the private sector acts as the 'middle-man', in terms of locating potential investors and 

businesses, to buy into the project prior to or upon completion. They too, are also more creative 

and proficient, than the government in certain situations, such as cost effective management 

techniques during the implementation process. 

Voluntary groups are extensive in composition and activity; they include charitable and 

voluntary organisations, interest groups, not-for-profit associations and groups, that provide free 

services and/or funds for society at large, (Howlett and Ramesh, 1995). The involvement of the 

voluntary sector is necessary, as they are an adept means of delivering economic and social 

services to areas of destitution. Voluntary groups are superior policy instruments, as they have 

an extensive knowledge of the area and level of deprivation, and have formed a trust between the 

community and their workers. Those elements alone are invaluable to a partnership and 

regeneration intervention. They also provide services, which the government is no longer 

will ing or able to provide - temporary housing, education, food, and health services. Voluntary 

instruments, such as organisations and charities, are also considerably more efficient than the 

government and should thus be employed for regeneration purposes (Howlett and Ramesh 1995). 

Community participants are those individuals that reside within the area, community groups, and 

local property owners. One may also argue that surrounding communities and citizens at large 

are also impacted by regeneration. Therefore, they should also be aware of the choices made and 

activities to be undertaken, and be able to effectively comment upon the project, but secondary to 

those directly impacted. Community residents and the voluntary sector are paramount to 

achieving sustainable neighbourhood regeneration. Those individuals have greater experience, 

understanding and knowledge of the area, in addition to individual skills and ideas that are thus 

far untapped. 
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Accountability and Efficiency 

In terms of accountability, each partner should be liable for their individual actions and use of 

resources, which ought to be coordinated with the goals and objectives of the alliance as a whole. 

With respect to timing, the creation and maintenance of a viable partnership takes time and effort 

on the part of all participants. However, it is the responsibility of the government to ensure that 

all members are well informed and educated. The status of the area to be regenerated, the 

process to be undertaken, their roles, the phasing of the project, and the expected outputs and 

outcomes should be made available to all members. This is particularly important for the 

community residents' as they may be unfamiliar with the partnership procedure and the process 

of regeneration, or unable to decipher the professional language utilised by other members. A s 

such, it may be necessary to implement a preliminary education period for the community prior 

to initiating the project. Funding from the New Deal for Communities could prime the residents 

through community capacity building programmes. Disseminating information to the 

community and partners could be achieved through the publication of a monthly paper, outlining 

the progress and relevant issues. The paper could also assist in the evaluation and monitoring of 

the project direction and results. 

There are several rewards and incentives for working in union, such as the increased influence 

over the community strategy. In addition, the increased knowledge of the area and services 

provided would further increase the co-ordination of the regeneration activities. 

The Public Private Partnerships in Action - Local Strategic Partnerships 

A s mentioned previously, partnerships are the most viable delivery vehicle for the regeneration 

of declining urban areas. Local Strategic Partnerships (LSPs) are multi-sectoral and multi-

agency in composition, that assures effective, efficient and equitable operation at the local level 

and between agencies (DETR, 2000c). They act as an umbrella partnership, under which more 

specific local unions can function. Central government has launched a variety of partnership 

programmes, initiatives and models to address the specific issues of declining inner city areas. 
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The aspiration behind local strategic partnerships is that all local service providers should work 
with each other, the private sector and the broader local community to agree to a holistic 
approach to solving problems with a common vision, agreed objectives, pooled expertise and 
agreed priorities for the allocation of resources (DETR, 2000c, 3). 

Incentives offered by the government are the national regeneration fund (NRF), which is 

contingent upon formulation of an L S P , particularly in areas experiencing severe decline. 

The rationale behind LSPs is not that one partner should sacrifice its interests for another, but that 
through agreeing a joint approach all partners will be able to achieve their own ends more 
efficiently and effectively (DETR, 2000c, 23). 

The government would like to ensure that partnerships are genuine, in terms of all stakeholders 

being involved and participating at an equal level. Each stakeholder should be awarded equal 

weight in decision-making, and influence with statutory agencies and local government. This 

could be achieved through appropriate levels of accountability and representation, in addition to 

the rotation of the chair of a meeting. No member(s) should dominate the process. 

5.7 The Level of Partnerships 

Implementing a partnership is a very complex process, as it operates across a political 

environment and multifarious context, with the potential for numerous and diverse actors 

pending the size of the area to be regenerated. The strategic direction of the partnership depends 

upon the local and national policies active within the designated area, the characteristics of the 

site, and the particular ambitions of the respective partners. Essentially, a partnership is an 

organisational structure that combines and coordinates the various bodies towards a shared 

vision, strategy and set of objectives, operating under the guidance of national and local policies. 
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Levels of Partnerships 

According to Roberts and Sykes (1999) there are three different levels of partnership: 

I. The technical partnership operates on the short-term, in order to achieve a 

particular objective of the overall approach, for example, a strategic physical 

redevelopment scheme. Examples of this type of partnership could be found in the 

enterprise zone on the Isle of Dogs, in the London Docklands, such as the Canary 

Wharf flagship development. 

II. The programmatic partnership focuses upon implementing an urban regeneration 

strategy; for instance, the London Docklands Development Corporation ( L D D C ) 

implemented numerous strategies to regenerate the area, such as an advertising 

campaigne to change the image of the derelict docklands in an effort to attract 

investors. 

III. The systematic partnership focuses on the long-term, dealing with deep-seated 

problems and issues on a larger scale through the strategic planning of policy

makers. The efforts of the Regional Development Agencies (RDAs) and 

Government Offices for the Regions (GORs), who address the network of causes 

to decline on a regional spatial level, according to the national policies set by the 

D E T R , are examples of this level of partnership. 

5.8 The Organisational Structure of Partnership 

The organisation and type of partnership utilised for the regeneration of an area, depends upon 

the size of the area to be regenerated, the distinct characteristics of the area, the scope of the 

partnership objectives, the specific activities to be undertaken, and the range of and relationship 

between the partners. There are three main roles of a partnership, those being to facilitate, co

ordinate or implement the regeneration of an area. Most partnerships exhibit elements from all 

three types (Stewart and Snape, 1995). 
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Partnerships that facilitate regeneration activities negotiate issues of contention, or those that are 

politically sensitive, which are due in part to the diverse perspectives of the partners. The 

stakeholders involved tend to be very influential, therefore the balance of power is crucial. This 

organisational model of partnership focuses upon deep-rooted problems, in parallel to the 

encompassing objectives. A n example would be the Regional Development Agencies, who 

oversee regeneration activities at the metropolitan and regional level, where the problems are 

more expansive and enduring, and the stakeholders are more complex. 

Partnerships that co-ordinate, operate at arms-length and supervise the activities launched by the 

various partners, which they have brought together. The partnership is generally managed by 

one of the members, as the balance of power is somewhat even and unimportant in the scheme of 

things. They assist in remediating new and non-contentious problems of a non-sensitive nature. 

A n illustration would be the coordinating efforts of English Partnerships, who enable the 

regeneration activities undertaken by stakeholders active within the Royal Docks, an area of the 

London Docklands. 

Partnerships that implement regeneration schemes operate on a limited time scale, with a set of 

specific objectives and outputs that are clearly defined. The relationship between the various 

partners are generally uncomplicated, and a non-issue in terms of power. This type of 

partnership is a delivery vehicle, for agreed upon regeneration projects that generally involve the 

acquisition of resources and funding. A n example of this type of partnership would be the Urban 

Development Corporations, such as the London Docklands Development Corporation ( L D D C ) . 

The L D D C was in operation for 15 years, governed by specific objectives circumscribed in the 

1978 Local Government Planning and Land Act. 

5.9 Partnership Models 

The process of regeneration is unique for each site, and therefore no single partnership model can 

be applied collectively to all projects and areas. Three main models of partnership that could be 

applied to the regeneration processes have been identified in the literature as the synergy model, 

budget enlargement model, and the transformational model (Mackintosh, 1992). 
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The synergy model is based upon the premise that the whole is greater than the sum of the 

parts. It advocates a collective approach to regeneration, whereby all partners combine 

resources, knowledge, operational cultures, and approaches in order to achieve more as a 

team, as opposed to their individual efforts. 

The budget enlargement model operates in an effort to obtain additional funding, which 

would otherwise be inaccessible to the individual representatives, without the formulation 

of a partnership. 

The transformational model proposes that by working together, each partner wi l l benefit 

by being exposed to the different working styles, assumptions, and methods of the other 

partners. Such exposure would stimulate innovation during the process of change and 

development, a transformation that is considered to be the result of a successful 

partnership. 

Regeneration policies and tools formulated in the U K , worked in parallel to the synergy and 

budget models of partnership. During the 1980s, the latter model was more widespread than the 

former. Evidence can be found in the funding schemes of regeneration projects. One example is 

the Challenge Fund and S R B , which call for the formulation of a partnership in order to receive 

the funding. The result being partnerships with the sole purpose of obtaining more capital for the 

project, with little regard for the transfer of information between partners, for the collective 

betterment of the scheme. The synergy model became popular in the 1990s, when it was 

recognised that the concentrated efforts of all stakeholders proved more efficient and effective. 

This was realised in terms of funnelling resources, knowledge and expertise to the same area, 

and also to reduce the overlap of service provision. This shift can be seen in the recent policies 

created by the D E T R , that allocated more responsibility to the local government and community, 

requesting the comprehensive representation of all stakeholders, and the coordination of all 

government departments involved in regeneration. Transformational partnerships are not as 

common, but recent efforts to modernise government, emphasis on comprehensive partnerships, 
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and also the acknowledgement that regeneration is a strategic long-term dynamic process, directs 

future projects towards that model. 

Therefore, the scope and scale of a regeneration project, in addition to the type and number of 

partners, varies for each partnership chosen to deliver regeneration results. The broader factors 

in return, define the conceptual model and organisational structure of the partnership itself. 

Developing and Managing a Partnership 

The development of a partnership follows a five-stage process, whereby at any point during the 

process the members can return to a previous stage in an effort to restructure, evaluate and 

monitor their progress. Stakeholders form a partnership out of the joint recognition of a shared 

goal that requires mutual effort, or for the obtainment of partnership based funding (Wilson and 

Charlton 1997). 

1. The initial formulation of the partnership wi l l require a familiarisation phase, whereby all 

partners exchange their ideas, knowledge and traditional practices. It should be 

recognised at this first phase that certain partners may need educating upon regeneration 

practices, thus the partnership could undertake a capacity building process. This phase 

initialises the building of trust and respect between partners. 

2. The second phase, includes the development of an agreed common vision, and the 

supporting strategy and objectives to achieve that vision. In addition, the partners should 

develop mechanisms for assessing the scope and scale of regeneration, determine the 

needs of the area, undertake a S W O T analysis, and construct a method of estimating the 

incremental short-term and medium targets of the project. A l l o f which should parallel 

the action agenda. 

3. Following the initial assessment and evaluation, the third phase formalises the 

organisational structure and framework of the partnership. The agenda for action is 

linked to the agreed vision, objectives and targets, which could be overseen by a selected 
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team. This would ensure the direction of the process in relation to the objectives, goals 

and action plan. Providing effective management structures enables the partners to meet 

the policy objectives and aims, which wi l l direct the scheme towards the shared goals and 

vision. 

4. The fourth phase represents the implementation stage, whereby the partnership delivers 

the action plan through the provision of services, other functions., and/or infrastructure. 

Certain members would perform the functions of the executive arm of the partnership. 

This would secure the steady involvement of all partners, assessing, refining and 

continually evaluating the direction, efforts, and outputs of the process. The executive 

body also formulates policy decisions, based upon the partnerships performance and 

targets for instance. 

5. The planning of a forward strategy is foundational to the fifth phase of the partnership 

process. A s such, new goals should be developed to enable the continued direction of the 

work and the survival of the regeneration initiative. It is imperative that the members 

transfer the assets of the partnership back to the community, within which the work was 

undertaken, through the formulation of a 'life after death' programme. The transfer of 

assets and responsibilities should be scheduled in a consecutive manner. A special team 

could undertake the task, and remain within the community until the transfer was 

complete, and the community felt confident to maintain the efforts. 

5.10 A System for Monitoring and Evaluation 

The ability of partnerships to deliver better results is well documented. Evaluation of present 

and past regeneration partnership agencies and subsidies, utilised for urban regeneration, 

reinforce the need for policy improvement, and adaptability to the changing nature and 

circumstance of regeneration. Significant improvements are evident since the inception of the 

partnership approach to regeneration, in relation to being the most appropriate delivery vehicle. 

The number and role of the actors in the partnership have grown and evolved to a more inclusive 

and empowering model, particularly in terms of community involvement and ownership. 
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Regeneration is a very complex process and thus needs compulsory instruments to regulate the 

activities, to ensure that they comply with subsequent policies and are developed in the interests 

of the local community. Regulatory agencies in the U K such as the EPs, R D A s , G O R s and 

LSPs, could monitor all activities. 

The development should be monitored for adverse affects during and after, and also evaluated 

according to the goals and objectives of the plan. The execution of a S W O T analysis prior to 

development would provide the necessary baseline data in order to compare and contrast the 

regeneration activities. The development of goals, then objectives to support and frame the goal, 

followed by the policies and actions to achieve the objectives, and finally the policy instruments 

implemented to reach the objectives and targets, would act as an evaluation framework. A 

system of indicators needs to be developed, to measure progress in achieving actual outputs and 

outcomes of the regeneration project. 

Monitoring and evaluation are imperative to the legitimacy of the partnership, as a mechanism 

for regeneration. It would determine whether or not the goals set out were actually achieved, and 

that the results benefited the community. Unfortunately, only certain tangible results can be 

measured, such as increases in housing, employment, inward investment, and infrastructure 

provision. Intangible outcomes, such as community confidence, improved image, increased 

knowledge and awareness are not as easily measured, however they are equally, i f not more, 

indicative of the success of a scheme. The index of deprivation could be utilised to measure the 

effectiveness of regeneration policy, its implementation, and outcomes. For instance, the 

decrease in certain levels, consistent within the six domain indicators of the index of deprivation 

(Income, Employment, Health Deprivation and Disability, Education Skills and Training, 

Housing and Geographical Access to Services), would prove that the activity was having a 

positive impact. The reverse would prove to be negative. One has to keep in mind that quantity 

does not often mean quality. 
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Strategic Monitoring Approach 

Parkinson (1996) outlines a strategic monitoring approach, in an ideal setting, of urban 

regeneration projects through the incorporation of the following aspects: 

• Clarification of an articulated vision and strategy 

• Agreed upon milestones of progress 

• Establishment of a relationship between long-term, medium, and short-term goals 

• Integration of the environmental, social and economic priorities of the 

regeneration strategy 

• Specification of the baseline conditions of the area in order to assess change 

• Linkage of the policies of regeneration to the initiatives of other programmes, such 

as housing, transport, education, health, and finance 

• Specification of the resources and mechanisms that would achieve the vision, and 

how 

• Identification of the level and type of resources committed by the public, private, 

community and voluntary sectors of the lifetime of the project 

• Specification of the roles of each stakeholder through the regeneration process 

• Monitoring and evaluation the affects, outputs, and outcomes of the process 

The practical work related to monitoring and evaluation, could involve a survey of the residents 

of the U R A . Questions could be asked regarding the regeneration project, such as how and when 

they participated, what were the outcomes of the process, how did they benefit and when. The 

agency liaison could also conduct focus groups before, during and after an intervention, to create 

a baseline measure of the attitudes and actions of the community, and also to obtain information 

relevant to the regeneration process. Subsequently, a report could be published summarising the 

results of the survey and focus group sessions for the partnership members. The agency would 

ensure that the results were unbiased and representative. A similar strategy could be applied to 

the voluntary groups active in the area, the local government officials, and the private sector 

actors, to obtain a broader opinion of the process. 
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Thus, outlining the negative and positive aspects of the approaches utilised, would allow for 

modification. A central agency could also act as an information centre, that monitors the types 

of questions and issues that arise during regeneration projects. It could create a national database 

of approaches that failed and succeeded, which would provide the opportunity to address such 

issues prior to the instigation of future projects and policies. 

The monitoring agency is practically in place in the form of the R D A s and GORs , although the 

G O R would be better suited for the position, as they encompass all government departments. A n 

executive team could be assembled, representing each department for all four quadrants of 

England's regions, due to the shear size and number of activities being undertaken. A n 

additional head branch could be established within the D E T R headquarters, to which they would 

report and be accountable too. The incorporation of all government departments would ensure a 

collaborative approach and a reduction in service overlap. Thus, those individuals that created 

the policies and provided the resources would also evaluate the aspects of deprivation, and the 

mechanisms utilised to address regeneration. 

Why The Partnership? 

There are four main reasons as to why the partnership is the best delivery vehicle for urban 

regeneration. Firstly, a multi-agency partnership has the ability to cover all aspects of the urban 

problem, and is one of the explicit requirements of most regeneration funds, such as the Single 

Regeneration Budget and those offered by the European Union. Which leads to the second 

reason for the partnership approach, being the efficient and equitable distribution of funding, as 

all sectors are involved. Thirdly, the horizontal and vertical involvement of all agencies and 

organisations, results in the co-ordination of activities, funding and efforts, which collectively 

envision the same goal. Fourthly, the top-down centralised approach to regeneration is no longer 

popular, due to the growing opposition from community groups, which have previously taken the 

back seat. Community groups are increasingly demanding a significant role in the regeneration 

process, as they are the ones who are impacted the most by the transformation. Regeneration 

schemes undertaken in the Docks called for the formation of partnerships, as it was realised that 

neither the public nor private sectors could fund the process in its entirety. The inclusion of 
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voluntary groups, local authorities and communities emerged after evaluation and criticism of 

the exclusive top-down approach prevalent in the activities of the L D D C . Coordinating efforts 

horizontally and vertically throughout all actors and agencies arose in the early 1990's at the 

recognition of the extensive, lengthy and complicated task of regeneration that was needed to 

remediate the situation. Efficient, equitable, an effective action was deemed to be the key. 

Governments are forced to search for innovative solutions that w i l l tackle the cyclical and 

interdependent web of deprivation. The U N Global Report recently emphasised the extreme 

importance of partnerships, as an enabling framework to address the range of physical, social, 

and economic problems of urban centres. Public-private partnerships receive support from 

governments, non-governmental organisations, industry leaders, businesses, and planning 

professionals, as the best response to achieve sustainable urban regeneration ( U N Global Report, 

1996). 

5.11 Examples of Public Private Partnerships 

Brighton 

To deal with the numerous social problems faced by the city of Brighton, a broad-based strategy 

was created through the Brighton and Hove Regeneration Partnership, which consisted of the 

following members: Education Action Zone, Employment Zone, Sure Start, U R B A N , Enterprise 

Agency, Youth Offending Team, Youth Action Steering Group, Business Community 

Partnership (BITC), Police Consultation and Public Safety Partnership, Responsible Authorities 

Partnership, and the Early Years Development and Childcare Partnership (East Brighton 

Community Partnership, 2000). The partnership was able to acquire funding from several 

programmes, those being the New Deal for Communities, a Single Regeneration Budget 

initiative, the European Union funding programmes, the Education Action Zone, and the 

Employment Zone. The level of deprivation experienced by both Brighton and Hove, places 

them under consideration for the E U Assisted Area status and Assisted City status (East Brighton 

Community Partnership, 2000). The partnership wi l l receive £145 860 000 over a ten year 

programme of funding, the goal being to attract pound per pound of private sector investment, 

which thus far amounts to £2 050 000 (East Brighton Community Partnership, 2000). 
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A Community Partnership and Steering Group were established, and include veteran and new 

activists, the police, health services, Council , businesses in the community, the employment 

service and the East Brighton Business Forum. A l l members are required to build strategic 

partnerships at the local, regional, and national level with additional organisations. 

The successful revitalisation of East Brighton was based upon extensive community 

consultation, especially with the local youth groups, who were given the opportunity to share 

their vision for the community's future. The local authorities conducted a youth conference, 

focus groups, and consultation sessions with youths at their respective schools. In addition, it 

was thought that consultation with young offenders was critical, so as to gain an understanding 

as to the cause of their activities and ways to solve those problems. Similar consultation 

processes were held for marginalised groups that exist within the community, such as women, 

the elderly and disabled, young parents, ethnic minorities, and the long-term unemployed (Ness, 

2001). 

The importance of bottom-up consultation and decision-making is evident in the approach taken 

by the East Brighton Partnership, local authorities and project officers leading the community's 

N D C programme. Involving all members of the community to work in cooperation with the 

voluntary, public, and private sector agencies, alters the perception each participant has for the 

other members and the process as a whole. Hillary Powlson, projects officer for the N D C 

programme, stressed the effectiveness of this approach, "when people are a part of the process 

and have gone out and talked to their other local people and researched the issues, their solutions 

are really sensible" (Powlson, 2000). 

Figure 5.2 Jackson's Wharf, Brighton, an urban 

regeneration area under the N D C : Source: J .M. 

Ness (2000) 
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Application of the PPP mode of operation reveals that the partnership in Brighton and Hove was 

social and economic in scope, founded within a neighbourhood-based scale of regeneration. The 

number of stakeholders involved was inclusive o f all four sectors, with a potential to achieve the 

transformational model of partnership. 

The city of Leeds is located in the north of England, an area traditionally based on the extraction 

of primary resources and manufacturing. The economy of Leeds has faced severe decline since 

the late 1970s, leading to mass unemployment, dereliction, crime, and numerous other ills to the 

city's urban fabric. Further, Leeds is a prime example of a 'two-speed economy' indicative of 

the numerous ITC and dot.com based firms. Unfortunately, this discrepancy in available 

opportunities and prosperity has led to the exclusion of unskilled workers, and a disparate 

economic environment. Regeneration o f the city is 'people based', and thus focuses upon 

integrating socially marginalised groups in the project of community development, rather than 

concentrating upon the physical environment. Removing the barriers creates opportunities. 

Leeds 

Figure 5.4 The newly regenerated waterfront of down town Leeds: Source: J .M. Ness (2000) 
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Figure 5.6 Newly regenerated K P M G 
Headquarters in Leeds: 

Source: J .M. Ness (2000) 

A partnership organisation known as the Leeds Initiative Regeneration Board (LIRB) leads 

regeneration projects. The Board is made up of the following members: the Training and 

Enterprise Council , City Council , the Chambers of Commerce, the Police, the Health Authority, 

Leeds Partnership Charities Homes (a provider of social housing), and various other agencies 

operational in the voluntary sector and local community. In contrast to the enterprise led 

approaches of the past, that was exclusive to citizen involvement, the L I R B aims at an inclusive 

partnership (Haley, 2001; www.Leeds.gov.uk, Planning: Urban Regeneration). 

Leeds regeneration partnership is social in scope, yet on a municipal scale, acknowledging the 

extensive nature of social issues faced by Leeds. The partnership included three sectors, the 

public, voluntary and community, which directly relates to the overall social theme of the 

regeneration approach. 

Manchester 

The transition from an industrial town, to a city functioning in a post-industrial society, has 

brought on many challenges for Manchester. Several urban regeneration principles have been 

applied to address the challenges faced by Manchester - City Challenge, Central Manchester 

Development Corporations, English Partnerships, and Enterprise Zones. In order to create the 

necessary conditions, and achieve the desired result for Salford Quays, central government 

utilised a public private partnership as the definitive delivery vehicle. 
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Figure5.7 Salford Quays, 
Manchester: Source: K . E . Rendek 
(2000) 

The Salford Quays partnership 

managed to leverage an 

impressive 400 mil l ion pounds of 

private monies, to 30 mil l ion 

pounds of public funds (Dickson, 

2001). Private sector funding has 

been pivotal to the realisation of many of the projects undertaken in Manchester. Collaborative 

rather than competitive participation resulted from the model adhered to, which required equal 

contributions and benefits from all stakeholders involved in the project. On the other hand, one 

of the prime challenges for the Salford Quays development is to deliver tangible benefits to the 

surrounding working class communities (Dickson, 2001). 

Several recent projects, in Manchester City Centre, were and are being carried out through 

diverse public private partnerships. For instance, Castlefield is a jubilant illustration of a 

partnership that accomplished the reclamation of a post-industrial brownfield site, to that of a 

thriving mixed-use arrangement. In addition to the preservation of historical buildings through 

the adaptive reuse, it provided community open spaces and high quality infrastructure. 

Figure 5.8 Tudor Pubs, Manchester City Figure 5.9 St Ann's Square, Manchester City 
Centre: Source: C.A. Beswick (2000) Centre: Source: K . E . Rendek (20CM 
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Figure 5.10 Merchants Warehouse, 
Castelfield, Manchester: Source: K .E . Figure 5.11 Wrought Iron work, Castlefield, 
Rendek t2000,l Manchester: Source: K .E . Rendek (2000) 

Hulme City Challenge (figure 5.12), is a different example of the successful utilisation of a 

public private partnership, as the delivery vehicle for the regeneration of a community's 

crumbling social fabric. Social exclusion is defined as the inequity experienced by residents of 

declining neighbourhoods, in relation to barriers, that impede individuals from effectively 

participating in economic and social life. The City Challenge programme hinges upon the 

principles of physical design, yet also realises, that physical change/redevelopment cannot 

singularly transform the urban fabric. A s such, the programme develops strategies that address 

the needs of the local residents, and the city as a whole, through investment in social and 

economic improvement. Further, the strategy is developed through the involvement of local 

organisations and the private sector, in an effort to solidify the needs with the regeneration 

outputs/outcomes. 

Figure 5.12 Hulme, 
Manchester, England: 
Source: K .E . Rendek 

(2000) 
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Manchester City Council, Hulme Community Homes, and Hulme Regeneration Ltd. formed a 

partnership to implement the city challenge initiative. The strategic objectives of the Hulme and 

Moss Side partnership are to: upgrade the condition of the housing stock; expand housing 

choices; strengthen the local economic base; expanding employment opportunities; and enhance 

the quality of the physical environment (Rendek, 2001). In essence, the objectives of the Hulme 

City Challenge are to integrate social, economic and physical regeneration strategies in a 

comprehensive way, as opposed to addressing each issue independently. The end product of 

such an approach w i l l undoubtedly have a lasting impact, not only for Hulme and Moss Side, but 

also for the City of Manchester as a whole. The core strategies focus on creating linkages 

between regeneration, education, job training, employment and advancing the housing stock. 

Barbara McLoughl in (2000) suggests, that Hulme works for some very sensible reasons. "It is 

viewed as a neighbourhood and not an estate. It is about analysing how people work, how 

people organise their lives and determining what ordinary facilities and actions we need to take 

to bring people back into society". 

Manchester and Leeds are also part of a regional scale of regeneration, addressing the 

comprehensive urban problem directed by the public sector - across all levels of governance. 

Manchester itself is presently developing multiple partnership modes throughout the city, due to 

the diverse and unique needs of each site. Manchester City as a whole, is undertaking a 

comprehensive urban regeneration programme (economic, social, physical, and environmental) 

on a municipal scale, and is inclusive of all four groups of stakeholders. Manchester City 

Centre, an area based regeneration scheme, is also in operation with emphasis on physical and 

economic scope, and directed by a partnership led by the public and private sectors. 

5.12 Conclusion 

There are several lessons to be learned, from the regeneration initiatives and partnership alliances 

that have occurred in the U K , over the last few decades. The most important lesson would be to 

involve local residents from the very start, so as to procure true and long lasting regeneration of 

an area. Preparing the residents of a community, so that they can be and are responsible and 

accountable partners in the regeneration scheme, is paramount to the process and the 
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sustainability of results. Capacity building is the most important exercise that should be done 

prior to the commencement of the project. A s such, they should be supported before, during, and 

after institutional activities have ceased. 

Secondly, voluntary groups and community organisations have expansive knowledge of the area 

and its residents, subsequently the needs and issues to be addressed. They also play an essential 

role in the community capacity building process, and to encourage residential participation. 

Integration of these institutions in the partnership model, creates a sense of ownership over the 

project strategies and results, and ensures sensitivity to local needs. 

In 1998, Reg Ward, Director of the London Docklands Development Corporation: I've always 
said that whether or not Docklands is a success...will be...dependent on whether the people 
actually living in Docklands, the old and the new, have assumed ownership, i f not authorship, of 
what exists. If they do not assume at least partial ownership, if they continue to resent what has 
happened and oppose its on-going development - then it will have been a social failure (Foster, 
1999,313). 

Figure 5.13 Millennium Dome, London Docklands: Source: C.A Beswick (2000) 

Dissemination of information is a powerful tool to involve local communities in the process of 

regeneration, and define their role in the partnership. Project offices could be located in all 

major centres within the regions, providing information on available grants, funds, public bodies 

and their particular functions, partnerships and the regeneration processes. This would empower 

community members and streamline the process. 
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Thirdly, it is evident that each area is characteristically unique in terms of the social, economic, 

physical and environmental strengths, weaknesses, opportunities and threats. Therefore, there 

can be no universal approach to successful regeneration. Each area requires a specific solution 

and approach that is tailored to its needs. However, the general principles of the 

comprehensively inclusive partnership, and holistic regeneration method, are applicable to all 

cases. Partnership is the mechanism or tool through which regeneration can be achieved, in 

relation to effectively and efficiently coordinating and managing the programmes and initiatives 

of the regeneration process. 

Although each area requires a unique strategy, the general principles of starting with a shared 
vision, promoting early results, striking balance between public and private interest and 
establishing the right driving force seem fairly universal (Berry et al. 1993, 174). 

In order to secure a lasting impact is made in the regenerated areas it is fundamental that the 

local community gains from the regeneration process. It is important to recognise the reality that 

various elements of a strategy are likely to make progress at different speeds. In addition to 

accepting the likelihood, that initial programmes of implementation wi l l need to be revised in

line with such changes as they occur, which maybe difficult or frustrating for residents to 

understand. Further, the 'trickle down' effect of benefits may or may not reach fruition, 

particularly in terribly distraught areas, in which residents exhibit multiple disadvantages and 

issues. Consequently, a more balanced approach appears to be more successful. 

The demands of...global restructuring...make providing a stable local economic environment 
very difficult. The local economy becomes vulnerable to regional and international movements 
of investment, and also to the counter-urbanisation that inward investment fosters...In this 
climate, balancing proactive urban initiatives between a multiplicity of local actors with demands 
of community responsibility and responsiveness is a major task. So too is balancing social and 
economic objectives (Hill, 1994, 193). 

The most vital task with regards to urban regeneration is the measuring, monitoring, and 

evaluation of the interventions that have taken place. Consequently, the provision of 

regeneration funding is conditional to the arrangement of a monitoring and evaluation 

framework. Identifying the actions that have taken place, the origin and subsequent 

consequences, allows for the demonstration of outputs or remediation of the approach. 

116 



Monitoring, measuring and evaluation provide the necessary evidence, to instil confidence in the 

numerous actors and stakeholders involved in the intervention. Appraisal of the overall results, 

impacts, and significant shortfalls w i l l give insight into elements that need avoiding, and 

approaches that proved most successful for a given problem. This would take into account the 

influence of external events and the probabilities of unplanned outcomes. 

Information gathered from the onset, during and after the implementation of regeneration 

policies, allows for an analysis and modification of those policies. This ensures that national, 

regional and local goals are being met and that policy is on track. Indeed that process of 

monitoring and evaluation is influenced by a wider political and cultural context. It is essential 

that the process of analysis be undertaken by an impartial party so as to ensure credible results. 

Devising a strategy and formulating an approach to regeneration, goes hand-in-hand with the 

measuring, monitoring and evaluation of previous projects and policies. 

Cities that are beautiful, safe and equitable are within our grasp (Rogers, 1997, 175). 
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Chapter 6 -The Experience of London 

Anyone taking a trip to the London Docklands today cannot fail to notice that something has 
definitely happened here (Brownill, 1990, 1). 

6.1 Introduction 

The purpose of this chapter is to provide an overview of the regeneration activities and 

projects within the city of London. Specifically, the public-private partnership frameworks 

and approach, that evolved to facilitate the regeneration process, will be evaluated for the 

London Docklands1. The London Docklands covers a massive area, 8.5 square miles (22 sq. 

km.), of disused derelict land, which became known as the largest redevelopment area in 

Western Europe and greatest opportunity since the great 'Fire of London'. The Docklands 

are located in the East-end of London along the River Thames, which includes the most 

deprived neighbourhoods in the country. The main problem faced by the state, policy 

makers, planners and related professionals, was what to do with all the land adjacent to the 

city, and how to develop it. 

Regeneration objectives, initiatives and strategies utilised to bring the redevelopment 

schemes to fruition, will be described for all areas under study. The roles of various 

stakeholders will be outlined according to the social, physical, economic, institutional and 

environmental results of the urban regeneration process. Challenges facing the instigation 

and sustainability of the partnership framework wil l also be evaluated. 

6.2 Urban Context 

London is the capital of England and the United Kingdom (UK), a cosmopolitan city of great 

financial importance, located along the river Thames. Greater London, the metropolitan area 

of London, covers 1,580 square kilometres (610 sq. ML) , and is composed of 32 Boroughs 

and the City of London proper (Hutchinson Encyclopaedia, 2000). London has a population 

of 7.2 million officially, with 20 million people located in the Southeast quarter .of England 

(London Development Partnership, 2000). 

1 The following individual docks will be analysed: the Isle of Dogs, Canary Wharf, the Millennium Quarter, 
Butler's Wharf, and the Royal Docks 
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London - Regeneration Challenges 

A greenbelt regulates the urban development of London. Beyond the belt are numerous 

towns and villages inhabited by commuters. The city has been experiencing population 

decline since the end of World War II. due in part to the creation of New Towns on the 

outskirts of London and the subsequent relocation of industry to those areas. Several 

Boroughs, in the west section of the city, have undergone gentrification, such as Nottinghill, 

Kensington, and Highbury. In contrast, large tracts of land in the East End have remained 

vacant, derelict or underused, due in part by the relocation of industry to the periphery and 

the shift to the post-industrial period. The city of London's financial and commercial centre is 

known as the "Square Mile", which is also the financial capital of the U K (2.7 sq. km). 

Technological innovation and the decline of industrial production shifted the primary 

economic activities of London to that of finance, business and commerce. At present, it is 

one of the world's leading financial centres, with a reputation of the world's largest centre for 

foreign equity trading. The relocation of major employers to the outskirts, in conjunction 

with the declining importance of the traditional economy, had a significant impact upon the 

economy and the state of the inner communities. The inner city became home to high 

concentrations of un-skilled and semi-skilled workers, with higher skill levels moving 

progressively outwards to the periphery. Subsequent closures of various industrial facilities 

in the Docklands, due to changing technologies and the movement away from industry to the 

tertiary and service sectors, further escalated the problem. 

The physical impact was vast expanses of under-utilised, vacant, and derelict land located 

along the river Thames, declining neighbourhoods, social exclusion and increasing social 

problems close to the heart of London. Overall, one quarter of the total developable land for 

the whole of the Southeast of England is located in the Thames Gateway, home to the 

London Docklands (London Development Partnership, 2000). Unfortunately, the perceived 

risk of developing and investing within the Docklands and the Thames Gateway has inhibited 

and delayed the development and regeneration of the area. This illustrates the primary 

challenge for many urban centres: to remediate land development potential that is 

underutilised, due to the financial risks faced by developers and investors. 
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Socially, the inability of residents to obtain employment is further compounded by the 

scarcity of affordable housing, thereby resulting in high incidences of social exclusion of 

certain sectors of the population. The situation in London is rather dire, as can be determined 

by the following facts: 

• Over 90% of the poorest communities are located in London's social housing estates. 

• 13 of the 20 most deprived Boroughs are located in London. 
• 64% of the most deprived and over 90% of the poorest council estates are located in 

London (London Development Partnership, 2000) 

The population of London is very diverse in ethnic backgrounds. Most of the ethnic clusters 

emerge in the Greater London Area, particularly the East End of London, which has acted as 

a gateway for immigrants for centuries. According to Eric Sorenson (2000) of the London 

Development Partnership (LDP), there are two aspects that characterise the diverse ethnic 

mosaic of London: 

• A very international city, with approximately 300 languages spoken 

• 25% of London's workforce consists of members from ethnic communities from old 
and new Commonwealth countries, and increasingly eastern Europeans; the majority 
is employed by the service economy - clubs, bars, restaurants, and bistros. 

These are but a few of the major challenges that London has faced over the last three decades 

and is continuing to address. While London's GDP has a growth rate of 5%, the 

unemployment rate is considerably high in certain sectors of the city, such as the Thames 

Gateway and Lee Valley Gateway, and particularly among ethnic groups, which raises 

concerns about ethnic discrimination in job hiring and job skills training. 

London is also the tourist and visitor gateway for the UK, making Heathrow airport the 

busiest international airport in the world. The capital is laden with world-class museums, 

galleries, concert halls, theatres, heritage, cultural venues, historical architectural pieces, 

shopping centres and markets, all of which attract the visitor to the city. The tourism industry 

accounts for approximately 275,000 jobs and 8% of London's GDP. For 1999, visitor 

spending was estimated to be £8.1 billion pounds (London Development Partnership, 2000). 
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An Overall Strategy for the City of London 

There are 4 major regeneration gateways — Thames Gateway, Lee Valley, West London 

Approaches, and Wandle Valley — each significant for the location of businesses and 

manufacturing jobs (refer to figure 6.1 Regeneration Gateway Deprivation map). They are 

located in the historic business and manufacturing areas of London, which faded away with 

changes in the international, national, and regional economies. There are three significant 

characteristics of these regeneration gateways: 

• Massive brownfield resource 

• High unemployment rate 

• Major issues of local residential skills (low skilled) and sense of place of the city with 
new job opportunities - which are increasingly concentrated in the city centre 

A strong correlation exists between areas of economic change (loss of both industrial and 

manufacturing employment), the location of social housing and areas of deprivation. Thames 

Gateway and Lee Valley Gateway exhibit the highest level of deprivation in the city. (Refer 

to figure 6.1 Regeneration Gateway map). 

The Thames Gateway covers an area of 8,000 acres, 4,000 of which are brownfield 

developable land, and incorporates the London Docklands. The gateway has "...benefited 

from European funding through Objective 2 designation for infrastructure, business support, 

new technology and community economic development and from proposed Assisted Area 

designation to support company investment" (London Development Partnership, 2000s). 

The Regeneration Gateway map illustrates the post-industrial areas within London that are 

facing the most severe social, economic, physical and environmental problems. They have 

been designated as regeneration corridors due to their level of deprivation and strategic 

location. Areas outlined in light green will receive support and funding from external 

agencies, to address the skill level and job accessibility of local residents. The darker green 

areas will receive funding and grants for investment into new and existing businesses, to 

create jobs and stabilise the economy of the area. The regeneration programmes for the 

outlined areas will vary, but contain the same overall themes, those being: brownfield 

redevelopment, raising skills and employment opportunities for residents, assisting and 
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supporting local businesses, and improving the links within the regeneration corridors and 

with the rest of London. 

MAP: London Objective 2 and Assisted Areas 2000-2006 and 
Regenerated Gateways 

HERTFORDSHIRE 

B U C K I N G H A M S H I R E 

B E R K S H I R E 

Assisted Areas 

Objective 2 Areas & Assisted Areas 

— - mum. I j| SURREY / U K . > 

Figure 6.1 Regeneration Gateway Map of London: Source: London Development Partnership, (2000). 

Various transportation improvements aim at linking the pattern of infrastructure investment 

in rail with that of investment into economic infrastructure. For instance, the proposed 

underground west-east Cross Rail link, the Channel Tunnel Rail link, and the Thames Link, 

which wil l traverse across the city in a north-south axis, aim to connect all quadrants of 

London. Such investment in the rail and underground tube system should relieve traffic 

congestion, and increase the availability of environmentally friendly transport. 

The regeneration gateways reflect the long run effects of the economic geography of the city, 

whereby the West End is considered the economic driver of the city. The social make up of 

the West End can be characterised as highly educated, highly skilled professionals and an 

area historically attractive for tourism and upper class living. West London Approaches is 

supported by the growth of Heathrow airport, which offers a high concentration of 

employment and associated businesses such as hotels. The airport itself provides 

employment to 200,000 individuals. 
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The purpose of the Strategy is to encourage investment in the regeneration corridors, by 

improving employment options, housing, job skills, and jobs available2. 

Overall Strategies for the River Thames 

In 1997, the Department of the Environment (DoE) produced the 'Strategic Planning 

Guidance' for the River Thames (English Partnerships, 2000). It is to be applied to all 

development proposals pertaining to riverside development. In addition, British Waterways 

is currently producing a Waterspace Strategy for the area, aimed at realising the full potential 

of the waterways (Tower Hamlets, 1999). The British Waterways Water Strategy is to be 

used in conjunction with the Thames Strategy: A Study of the Thames (published in 1995) 

for all waterside applications. The revitalisation of the River Thames and the extensive 

network of waterways is a priority of this strategy. 

The London Waterways Partnership (LWP) is directed by British Waterways, yet also 

includes City Council and 14 other London Boroughs. The Government awarded the LWP a 

Single Regeneration Budget of £10 million pounds, to utilise in conjunction with the £28 

million pound programme, aimed at improving London's canals and rivers over a seven-year 

period. Improving water quality, leisure and tourism activities, business development, and 

increasing community involvement and accessibility, are the main foci of the programme 

(Cheesborough, 2000). In addition, the London Waterways Partnership and ensuing 

strategies formulated by British Waterways, in conjunction with the Thames River Strategy, 

has and will change the regenerative infra-structural outcomes for sites adjacent to the River 

Thames. 

The Thames Strategy was developed in the early 1990's as a strategic planning guidance for 

the river. The conceptual view of the Thames outlined in the strategy, called for a number of 

focal points of activity along the length of the river, similar to that of necklace laden with 

For the country as a whole approximately 21% of housing is estate-subsidised housing or social 
housing. In comparison, London's inner city is higher than 50% and outer London is considerably 
less than 50%. London is an expensive city for housing stock, the main reason being that they do not 
build enough housing. The rate of new building and conversion of proportion of housing stock is 
2/3rds of what it should be, in relation to population growth. Further, housing estates are considered 
an undesirable form, as they could lead to mass commuting, which would further increases congestion 
and commuter problems. 
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intermittent gems (Finch, 2000). Several such gems have historically existed and attracted 

numerous tourists during their lifetime, for instance, the Tower of London, Tower Bridge 

Greenwich and the Palace of Westminster, and recently the London Eye, the Thames Barrier, 

the Millennium Dome, the Tate Gallery of Modern Art and the millennium Footbridge. 

"The Thames Strategy Report proposed that the river needs visual punctuation along its 

length. But the structures that provide this punctuation must also be configured to create foci 

of human activity" (Finch, 2000). It is widely felt, that public access to waterfront 

developments and activities are greatly valued by society, and are thus one of the main 

reasons for waterfront redevelopment today. 

6.3 Agencies and Institutions Involved 

Several agencies and institutions have been involved in the regeneration of the Docklands, 

and London as a whole, since the 1980's, as mentioned previously in chapter four (4). 

Certain agencies have changed and merged over the years, as the process and framework for 

the Public-Private Partnership has evolved and become more comprehensive. Central 

Government has always played a central role to the regeneration of the Docklands and city as 

a collective. However, the ruling political party has changed and with it the dominant tactics 

and approach utilised in regenerating the Docklands. For instance, during the 1980's to mid 

1990's, the Conservative government supported an entrepreneurial approach, whereas the 

present Labour government has reduced the emphasis on the market, whilst retaining the goal 

of attracting private investment to public funds. 

The local authorities for the affected boroughs, Tower Hamlets, Southwark, Newham, 

Greenwich, and Lewisham, have also changed in relation to their participation and influence 

in the regeneration process. Initially, as mentioned previously, their efforts were seen as 

inefficient and thus they were demoted in terms of planning authority under that of the 

L D D C . However, the evolution of the partnership to sustain successful regeneration of an 

area emphasised involvement of the local communities and authorities. Presently, the local 

authorities and Community Residents are equally empowered during the consultation, 

planning and implementation process, which is in most cases mandatory for the receipt of 

funding. 
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English partnerships' is the agency focused upon co-ordinating national and cross-regional 

regeneration schemes, in conjunction with the Urban Renaissance and the work of RDAs 3 . 

English Partnerships retained similar authority during the regeneration of the Royal Docks, 

although some responsibilities were moved to the Regional Development Agency (RDA) and 

the London Development Agency (LDA). 

The London Development Partnership (LDP) is a voluntary organisation that was set up in 

1998, and is the forerunner of the London Development Agency (LDA). Membership in the 

partnership is voluntary and represents private, public, voluntary, educational, trade unions, 

and training sectors London wide. The goal of LDP is to prepare the city for the election of a 

Mayor and the operations of the L D A . The LDPs work "Building London's Economy", and 

their evaluation of the city's economic situation, assists the Mayor in the production of 

London wide strategies and several strategic plans. 

The Mayor is to develop five strategic plans: an economic development plan, a transportation 

plan, a cultural plan, an ambient noise plan, and a land use plan, all of which are to fit 

together like a jigsaw puzzle. They will provide a framework for the L D A and other agencies 

with a role in developing London's economy. The L D A is appointed by the Mayor and has 

powers and roles similar to the existing regional development agencies, however the L D A is 

responsible to the Mayor. 

The primary duty of the London Planning Advisory Committee (LPAC), is to advise the 

government on the boroughs views on strategic planning. In addition, the formulation of 

advice, with regards to strategic planning in the form of the government's "Strategic Planning 

Regional Development Agencies (RDAs) are responsive to central government and span more than 

one local government area. Their purpose is to evaluate and address the entire region from an 

economic and developmental standpoint, in addition to the allocation of funding for the regeneration 

of declining areas. 
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Guidance for London", was officially released in 1988 (Roberts, 1999). Further, the body is 

also responsible for monitoring the demand and supply of development sites in London, and 

also the policy content of unitary development plans. 

The London Research Centre (LRC), the LRC was established in 1985, as a joint commission 

by the DoE (now know as the DETR) and L P A C , to gather statistical information regarding 

all development schemes over 10,000 square feet and over ten dwellings (Roberts, 1999). 

Numerous Interest Groups have operated and are operating in the London Docklands. 

However, there were two very influential Docklands-wide community organizations that 

influenced the urban policies implemented in the London Docklands. Firstly, the Docklands 

Forum, which was established in 1974 and became independent in 1981, as a statutory public 

consultation body for the Docklands Joint Committee (DJC). The DJC, was delegated as a 

strategic planning and development control body, inopportunely national planning and inner 

city policies were in operation, and over rode all proposals. Secondly, Joint Docklands 

Action Group (JDAG), which was established in 1973, as a planning oriented action group 

that campaigned for developments to meet local needs. They allied themselves with local 

unions and the Labour party and thus received a lot of press, unfortunately the JDAG lost 

funding in 1988 (Brownill, 1990). These two groups did attract a lot of media attention, 

which ultimately led to an evaluation and review of the LDDCs activities. 

Several Local Organisations were also formed during the period of regeneration (1980s to 

present), in response to the activities of the State and statutory organisations, such as the 

L D D C . Please see Appendix H for a complete list of those active during the 1980s and 

1990s. 

6.4 The Regeneration Nodes 

The London Docklands 

The London Docklands are located in the eastern part of London and are compiled of several 

docks located along the length of the river Thames, straddling both sides. The Docklands is 

comprised of five Boroughs: Tower Hamlets, Southwark, Newham, Lewisham, and 

Greenwich. The Docklands are composed of numerous main individual dock areas, with 

accompanying warehouses, factories and manufacturing sites, and local communities (such as 
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Bermondsay, Wapping, Rotherhithe, Limehouse, Mil lwall , and Silvertown) made up of the 

dockworkers and their families. For over 200 years the London Docklands supported 

traditional port activities, such as ship repair and building, heavy engineering, food 

processing, warehousing and distribution. The Port of London Authority, which was created 

in 1909, amalgamated all of the docking companies on the River Thames. By the mid 1930's 

the Docks were at their peak, moving more than 35 million tons of cargo each year. 

Expanding trade and optimism was the driving force behind the Docks in the post World War 

II period. Unfortunately, it was realised that the services offered by the docks had become 

obsolete. "Increasing competition from other British ports, changes in the patterns of world 

trade, the increasing size of vessels, relative distance from the sea, and, above all, the 

container revolution in cargo handling all contributed to the change in fortunes of London's 

up-river docks" (Cox, 1995). After extensive review, the Port of London Authority (PLA) 

concluded that the docks were no longer functioning to a capacity that warranted continued 

use. 

International forces - such as, a slump in world trade, changing trade patterns, technical 
advances in vessel size and containerisation - combined both with national factors, most 
notable competition from other UK ports, and also with local factors, namely restrictive union 
practices and mistaken management strategies, to precipitate the decline of the docks (Church 
1998, 188) 

The closures of the docks (see figure 6.2.) began in 1967 with the East India Docks, followed 

by the St. Katherine, London, and Surrey Docks in 1968-71, and finally the West India and 

Millwall Docks closed in 1980 (Cox, 1995). As the P L A reduced its workforce the impacts 

upon the surrounding boroughs was very dramatic; between 1966 and 1976 over 150,000 jobs 

were lost, which represented over 20% of the jobs for the area (Royal Docks Trust, 1997b). 

The closures of the docks resulted in the population falling by 18.5% (8,923 people) between 

1971 and 1981, mostly due to the 10,000 jobs lost during 1978 and 1981. By 1981 the 

unemployment rate in the London Docklands was at 17.8%, the highest in the city, and 60% 

of the area was derelict, vacant or underused (Royal Docks Trust, 1997e). Please refer to 

Appendices I and J, which are a SWOT analysis of the London Docklands in 1979 and 2000 

respectively. 
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Numerous docks and warehouses are scattered throughout the Docklands, of which three 

facilities were chosen as case studies, due to their significance in the overall development of 

the area. They are the following: the Isle of Dogs, which is home to Canary Wharf, the Royal 

Docks, and Butler's Wharf. 

Figure 6.2 Area map of the London Docklands and Transportation System: Source: London 
Development Partnership, (2000). 

Isle of Dogs 

The Isle of Dogs encompasses several major developments, including Canary Wharf and the 

Millennium Quarter. 

Canary Wharf 

Canary Wharf is located in the West India Docks, situated in the North Western portion of 

the Isle of Dogs. Canary Wharf was the main "flag ship" development in the Enterprise 

Zone, and assisted in stimulating further investment in the area. 

The Royal Docks 

The Royal Docks are located on the north side of the Thames, to the east of the Isle of Dogs 

and the Millennium Dome of the Greenwich Peninsula. The Royals are one of Europe's 

largest redevelopment areas. 
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Butler's Wharf 

Butler's Wharf lies on the south side of the Thames to the west of Canary Wharf and east of 

the Tower Bridge. It was one of the first mixed-use and residential developments conducted 

by the L D D C . 

Paddington Basin 

A fourth case study, Paddington Basin, located in the West End of London (see figure 6.3.) 

was chosen because it is in the preliminary stages of regeneration. The site is also similar to 

that of the Docklands in size, nature and strategic importance. Paddington Basin (the 

triangular shape on the map below, North and West of the River Thames), in the Borough of 

Westminster, and has a community profile ranging from the unemployed blue-collar workers 

to politicians, and famous actors. 

Figure 6.3 Map of Paddington Basin Redevelopment Area: Source: (Paddington Basin, 2000) 
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6.5 Regeneration Initiatives and Strategies 

The Local Authorities 

Each local authority receives funds from Central Government, to respond to various needs of 

the borough, including amenities, infrastructure, social and economic needs of the residents, 

maintenance and capital improvement. However, the problems of the boroughs were too 

numerous and extensive, to be addressed in a holistic and successful manner with the funding 

available to them. Compounding the matter was the inability of the local authorities to raise 

additional funds, to supplement the existing budget, and to decide on which of the local 

priorities were to be addressed and how. 

A major constraint of a local authority is the lack of funding it receives from central 

government, to address the various social, economic, and physical needs of the community. 

The serious and continual demise of the urban fabric of the Dockland boroughs, resulted in 

problems that required a large amount of funding, as well as the comprehensive intervention 

impeded by bureaucratic formalities, associated with changes in political regimes. The 

inability of the local authorities to address the severe deprivation occurring within the 

Dockland boroughs, led to the creation of an Urban Development Corporation for the area4. 

These government agencies were given substantial funding and powers to regenerate 

declining neighbourhoods. 

4 Efforts for the regeneration of the London Docklands can be traced back to the Greater London 
Council, who formulated a "Greater London Development Plan" in 1969, prior to the closures of the 
docks. Unfortunately, the plan was never realised, due to the unforeseen closures of the docks 
commencing a few years after the plan was released. A feasibility study was completed and 
published in 1973, at the request of the Greater London Council (GLC) and Central Government. 
The following year the Docklands Joint Committee (DJC) was set up to implement the revitalisation 
of the area. The committee was also responsible for planning the area, with respect to development 
control, strategic plans, and consultation (Cox, 1995, p.8). 

In 1976 the "London Docklands Strategic Plan" was released by the DJC, the mandate being to 
address the social, environmental, economic, employment, transport and physical decline of the area. 
Unfortunately, the committee was unable to conceive of ways in which to attract private investment 
to the considerable public funding they had acquired. It was suggested to the Labour Government of 
the time, to formulate a development corporation free of political intervention, regrettably the idea 
was not accepted therefore leaving the fate of the Docklands to the local authorities. Several 
agencies and organisations have tried unsuccessfully to address the severe social, physical and 
economic deprivation of the Docks. 
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London Docklands Development Corporation 

The London Docklands Development Corporation (LDDC) was created in the spring of 1981, 

and was given considerable powers. The corporation was "to secure...regeneration...by 

bringing land and building into effective use, encouraging the development of existing and 

new industry and commerce, creating an attractive environment, and ensuring that housing 

and social facilities are available to encourage people to live and work in the area" (Cox, 

1995). The L D D C was funded by grants from the government and the income generated by 

the disposal of land for housing, industrial, and commercial development. The L D D C had 

two immediate priorities, the first being to remediate the land and provide the basic services 

(gas, electricity, sewage, and roads), in order for the land to be saleable. The second was to 

change people's perceptions of the 'East End', by creating a unique and individual identity 

based upon the historical past, architectural significance, and location of the Docklands being 

in the middle of London. 

It was concluded that the historical identity of the docks, as the poorest and most dangerous 

area in all of London, must be changed. The overlying stigmatism attached to the docks, had 

repeatedly succeeded in thwarting any interest from national and international investors. The 

L D D C needed to create an identity unique to the area, with amenities and a lifestyle that no 

other area of London could offer. Sue Brownill describes how the poorly accessible derelict 

land and predominant working class population, most of which rented from the local housing 

authorities, were seen as a bad risk for private investors. "This reality had to be denied by 

promoting a vision of an altogether different area to create that magic ingredient - market 

confidence. In this way the Docklands ceased to be a place and became a 'state of mind' 

"(Brownill, 1990). 

The LDDC approached numerous advertising agencies for a slogan that would define the 
unique nature of the docks. An ad campaign, using the image of crows, stated "Why be in the 
middle of nowhere when you can be in the middle of London? (Royal Docks Trust, 1997e). 

Preservation of numerous historic buildings, and landmarks, such as the West India docking 

cranes, were key to the formulation of an identity tied to the industrial heritage of the 

Docklands. Reclamation of the waterways, which were slated for in filling, further supported 

the new image of the Docklands. The physical size of the buildings allowed for their 

adaptive re-use. Investment from other international firms (Canadian, Swedish, American, 
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and Japanese for example) were imperative to the continued growth and confidence of the 

developments underway, particularly those of the Isle of Dogs and Canary Wharf. Although 

the 1987 Stock Market crash did effect the continuation of certain projects in the EZ, it had 

minimal impact upon the confidence held by most investors in the Docks (Royal Docks 

Trust, I997e). 

Powers of the LDDC 
Three key powers were delegated to the London Docklands Development Corporation. 
The first is the power of land assembly, including compulsory purchase powers. The 
LDDC had access to special vesting powers that enabled it to acquire quickly, without 
public inquiry, land from other public bodies - Greater London Council (GLC), 
boroughs, and Port of London Authority (PLA). Secondly, the L D D C was provided 
with development control powers, within an area of 8.5 sq. miles from the 3 boroughs -
Tower Hamlets, Southwark, and Newham. Thirdly, the Corporation had the power to 
spend government grants to prepare land for development, and to bring about physical, 
social, and economic regeneration of the area. The LDDC lacked other powers. It was 
not a strategic plan making authority, which was the responsibility of the boroughs and 
the G L C . Further, the boroughs and the G L C , for example, were responsible for the 
provision of housing and education, in addition to addressing health issues of the local 
residents (Royal Docks Trust, 1997a). 

Another strategy of the L D D C was to avoid the formulation of a master plan for the area, 

which they felt would take up precious time to prepare, time which should be devoted to 

taking advantage of market opportunities. It is questionable whether a comprehensive plan, 

such as the London Docklands Strategic Plan published in 1976, would have been more 

appropriate for the redevelopment of the Docklands. However, considering the stringent 

planning process, the use of such a plan may have retarded the pace of the project so much as 

to warrant demise. In light of the unique nature, scale, and location of the development, in 

addition to the fluctuating market, a more flexible planning approach was certainly 

justifiable. 
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Consequently, the LDDC relied solely upon market driven redevelopment3. Such tactics 

would reinforce and solidify the confidence of the private sector, the public and the 

government. For instance, the Isle of Dogs design guidelines that were produced in 1982, 

illustrate the flexible attitude the L D D C had towards developments. "Such a flexible 

approach was based on the thesis that conventional land-use planning was inhibiting the 

entrepreneurial flair and investment necessary to regenerate Britain's run-down industrial and 

inner-city areas" (Cox, 1995). Fortunately, the majority of the Docklands land was owned by 

the L D D C , thereby giving them the capability to influence the quality and design of incoming 

buildings. 

The Approach Applied 

The enormous task of land reclamation and regeneration began in 1982, when the 

Government designated much of the oldest Docklands area, within the Isle of Dogs, as an 

Enterprise Zone - 482 acres of land for commercial development. Marketing the EZ was a 

difficult task for the LDDC, due to the historical decline of the area, numerous land tenures, 

and ensuing high risk, all of which revoked private interest. Various incentives were offered 

in an attempt to attract developers and investors to the area, in essence to start the 

regeneration ball moving. In addition, economic incentives are also offered, such as a 10-

year relief period from local council land taxes, subsequently paid by the Treasury to the 

local authorities. Thus the EZ acted as a catalyst for development. 

Marketing, liberal planning and incentives succeeded in attracting various large-scale 

developers, most international in nature, able to sustain the possible adverse effects of a high-

risk investment. Foreign investors were apprehensive about participating in the EZ until the 

initial unveiling of plans for the Canary Wharf, located in the West India Docks. 

By leveraging public funding to attract private investment the programme was able to initiate 
innovative procedures to tackle urban decline. The leverage ratio obtained by the LDDC during their 
years of operation may prove impressive considering the amount of public investment (£1.859 billion) 
versus that of the private investment (£8.7 billion), to date. 
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6.6 Regeneration Nodes - Delivering Results 

6.6.1 The Isle of Dogs 

The Isle of Dogs is located on the main body of a peninsula on the north side of the River 

Thames, and east of Tower Bridge. The area includes the East India docks in the north, West 

India Quay, Canary Wharf, the Millwall Docks, and the Isle of Dogs Gardens, which lie 

opposite the Millennium Dome World Heritage site at Greenwich. 

The Isle of Dogs has undergone very dramatic changes over the last 20 years, whereby it has 

been transformed into a vibrant and new London district, through the growth of local 

communities and business. Despite all the transformations that have taken place, several 

areas that still remain are or will be undergoing development, and must eventually tie into the 

existing fabric as one cohesive unit. In order to achieve this, the area should embrace the 

ideals of urban sustainability, with respect to the physical, social, and economic realms at the 

national, regional, local, and the international levels. Linking and supporting the local 

economic and social activities to Canary Wharf, the commercial centre on the Isle of Dogs, 

will ensure the success of the development. 

Infrastructure available in Canary Wharf, the Royal Docks, Paddington Basin and the 

Historical Square Mile, will eventually be comparable in terms of spacing and amenities, 

however, accessibility and cost may be the overwhelming factors influencing the location of 

businesses. 

Wall Street on Water 

Flag Ship Development 

Canada One Tower, designed by Cesar Pelli, is presently Europe's largest skyscraper and has 

become a symbol of the Isle of Dogs and the London Docklands regeneration, in addition to 

the late 1980's development boom. The Tower is located in Canary Wharf (see figure 6.4.), 

and is a very prominent example of the dramatic changes that occurred on the site of the West 

India Docks, in terms of the planning, architectural, constructional and economic aspects of 

the redevelopment (Cox, 1995). Design guidelines maintained a high standard of 

architectural style and expression, thereby ensuring a cohesive process of development. The 

development was originally led by Canadian Paul Reichmann, who orchestrated numerous 
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international investors in the purchase and development of Canary Wharf, which now stands 

as a major financial and business district. The area is approximately 85 hectares in size, of 

which 13.5 million square feet, is grade " A " office space. The area is presently managed by 

the Canary Wharf Group pic, which is now listed on the London Stock Exchange (Canary 

Wharf Group pic, 2000). 

The History of Canary Wharf 

In 1985 twelve (12) million square feet of office space was proposed by the Credit Suisse 

First Boston, Morgan Stanley banks and the American Property Developer Mr. Gooch Ware 

Travelstead, for the Isle of Dogs, (The Economist, 1988). The group envisioned the 

relocation of London's financial centre to the Wharf. Three towers over 800 feet were 

proposed, which would make it the tallest building in Europe. Several criticisms arose 

concerning the development, particularly that it was too high a risk (which led to questions of 

the group being able to finance such a development), and the height (in that it interfered with 

views from several points in London). 

The stock market crash of 1987, in addition to the projects' slow momentum, resulted in the 

group retracting. Fortunately, the L D D C steadfast to the preliminary contract that warranted 

the building 300 million pounds worth of infrastructure by the developers, in addition to each 

member of the group being committed to occupying 600,00 square feet of office space (The 

Economist, 1988). In July of that year the Canadian firm Olympia and York, operated by the 

Reichmann family, took control over the development. It was evident that Olympia and York 

had the financial backing necessary to carry out the project, thereby reducing the level of risk. 

Subsequently, two of the three towers were reduced in size, and Olympia and York 

committed to utilising the design skills of Skidmore Ownings and Merril, respected and 

established architects. 

In the late 1980's, the L D D C began to impose certain conditions upon each proposed 

development scheme, whereby developers had to provide social amenities and facilities to the 

community within which they were active. This procedure is known as 'planning gain', and 

refers to the conditions inherent in the agreement, that must be acted upon with the approval 

of a planning application. In relation to Canary Wharf, Olympia and York had to provide 

2,000 local jobs to be made available on the project site. If the target is not, met penalties 
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were to be paid to the Borough of Tower Hamlets; an additional 2.5 million pounds were to 

be paid, in 250,000-pound instalments over a ten year period, for a training trust fund 

(Brownill, 1990). 

Figure 6.4 Picture of Canada One Tower in Canary Wharf, London: Source: C.A. Beswick (2000) 

Canary Wharf - The Isle of Dogs 

The enormous task of land reclamation began in 1982 on the Isle of Dogs. Four hundred and 

eighty-two (482) acres of commercial development, on land designated as an enterprise zone, 

was delineated for regeneration6. 

" Docks on the Isle of Dogs handled a wide variety of cargoes. The East India Company brought in 

exotic Indian spices and silks through its East India Docks, whilst the Grade 1 listed warehouses on 

West India Quay became known as Blood Alley, because the sugar in the sack unloaded by Dockers 

scratched their backs so badly that they bled. Canary Wharf next door took its name from the Canary 

Island produce unloaded here. To the south, Millwall Docks were used for grain and other food 

materials" (Royal Docks Trust Website 1997). 
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Facts About Canary Wharf 
Approximately 27,000 people come to Canary Wharf to work on a daily basis and the 
number is expected to increase to 50,000 by the year 2002, and then up to 100,000 
within 5 to 7 years when the estate is fully completed (Canary Wharf Group pic, 2000). 
Most employees were relocated from a previous businesses location, however 
numerous locals also gained employment from the redevelopment. As the process of 
regeneration is still underway, the effects on employment patterns and distribution are 
yet to be discovered. 

Canary Wharf comprises 13 office buildings, a retail centre, conference, and 
banqueting centre, a Docklands light railway station, a Jubilee Line station, car parks, 
and 17.1 acres of landscaped open spaces. 

Some of the world's leading architects and designers have been involved in the creation of 

Canary Wharf, such as (Canary Wharf Group pic, 2000). 

• Cesar Pelli - One Canada square, 25-30 Canada Square, and Cabot Place 
• Skidmore, Owings & Merrill - 1 and 7 Westferry Circus, 10 and 25 Cabot Square 
• British architects Troughton McAslan - 25 the North Colonnade 
• Terry Farrell & Partners - 15 west Ferry Circus 
• Foster & Partners - 8 Canada Square and 33 Canada Square 

The involvement of international designers and architects, has increased the quality of the 

design, value of the premises, and stature of the development, all of which has propelled 

Canary Wharf into the international arena as a desirable place to be located (see figure 6.5). 

Figure 6.5 Live Work Housing and Office Towers at Canary Wharf: Source: C.A. Beswick (2000) 
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Since December of 1995, the occupancy of the company's exiting properties at Canary Wharf 

have also increased from 72% to 100%, and rental rates have increased substantially. A 

further 65,000 sq. ft of office space in Canada Square, comprising 27 retail units, is due to 

open in March of 2000 and is already 100% pre-let. The tower at Canary Wharf (One Canada 

Square) has 50 floors and is 180 feet (244 meters) high, making it the tallest building in 

Britain. The Canada One tower is fully let, housing approximately 7000 employees. 

Access to Canary Wharf 

Seven buses service the area, operating intensively during the peak periods, parallel to those 

of the London City Airport. 2 In addition, two river ferries operate during peak periods, 

between London Bridge and Canary Wharf, with a journey time of 8-minutes. Pedestrian 

footpaths and bridges are located throughout the Isle of Dogs linking both the north and south 

sides of Canary Wharf. Further, the layout of the pedestrian system is such that it links to all 

other forms of transport to and from the Isle of Dogs, and with the City's transport network. 

Investment into new road networks within and to the Isle of Dogs, has succeeded in directly 

linking the area to the country's motorway network and major thoroughfares throughout the 

city. The provision of public and private underground parking for office employees and 

consumers, avoids the unsightly and wasted use of valuable land. The extension of the Jubilee 

line (see figure 6.6. and 6.7.) that links east and west London wil l further the connectedness 

of Canary Wharf to the rest of London. , — , 

Figure 6.6 and 6.7 Jubilee Line Entrance and Interior: Source C.A. Beswick and K.E. Rendek 
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The extension of the Docklands Light Railway (DLR) (see figure 6.8.), to the surrounding 

communities and boroughs, including Greenwich across the River Thames, will increase the 

accessibility to and within Canary Wharf. A direct link from Canary Wharf to London City 

Airport in the Royal Docks has been approved for completion by 2003. The airport lies only 

three miles from the Wharf, thereby increasing the accessibility for business and financial 

transactions, and strengthening its role as an international centre. 

Figure 6.8 Docklands Light Railway Line at Canary Wharf Station: Source C.A. Beswick (2000) 

Working with the Community 

Canary Wharf Group pic works closely with local boroughs and other agencies, on a wide 

range of community activities and educational initiatives such as, literacy programmes, 

homework clubs, the establishment of an educational trust. The Group aims to improve the 

employment opportunities for local residents, by working jointly with the London borough of 

Tower Hamlets. The company also supports Skills Match, which is a job brokerage 

operation. 

The Canary wharf group also works closely with local businesses through the Local Business 

Liaison Office (LBLO), which was set up in 1997 to forge relationships between developers, 

contractors, procurement managers and local businesses. The aim of the L B L O is to act as a 

facilitator in the placement of contracts with local companies. This programme has placed 

over £133 million pounds of contracts with local companies in the past two years (Canary 

Wharf Group pic, 2000). 
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Central Area Zone (C AZ) - Isle of Dogs 

A concept and format similar to the enterprise zone (EZ) was created for the Isle of Dogs by 

the L D D C in the early 1980's. The EZ acted as a catalyst for development by offering several 

incentives and tax breaks to developers and investors. Canary Wharf acts as the commercial 

heart of the Central Area Zone (CAZ), and is noted as one of the largest commercial 

developments in Europe. In that respect, the C A Z has become very popular with major 

international companies with large space requirements, which are unable to find 

accommodation within the historical core of the city and the West End. 

The Isle of Dogs C A Z has become very popular with major international companies choosing 

to locate there due to the physical layout of available office spaces, which cater to large 

spatial requirements. It has been projected that the area will provide between 60,000 and 

65,000 jobs (Tower Hamlets, 1999). Riverside warehouse style apartments, pedestrian 

walkways, leisure, and art and retail activities characterise developments within the area. The 

availability of potential employment and services has long been a request of residents, who 

previously travelled to central, west and peripheral areas of London for such needs. 

Canary Wharf, Isle of Dogs, Wapping and the Royal Docks were all planned by the LDDC, 

who focused on regeneration of the area with significant government grants. In 1997 the 

L D D C ended, thus handing back planning control of the area to local boroughs. At that time 

the local authority proposed a structure document for the whole of the isle of dogs, 

illustrating linkages and paths to be located around the outside edge of the area, with 

intermittent parcels of mixed use. The conceptual design of the interior section of the Isle of 

Dogs, an area that had seen little development and was perceived as remote from Canary 

Wharf, developed into a plan named the Millennium Quarter. The Millennium Quarter 

covers an area of 50 acres (20 hectares), and is of great strategic importance in terms of the 

gross developable land available. Tower Hamlets has decide to follow the original Isle of 

Dogs and Leamouth Framework, which was produced by the L D D C and pertained to the Isle 

of Dogs (Black, 2000). 

The Millennium Quarter - The Isle of Dogs 

The main premise behind the Millennium Quarter development (see figure 6.9.) is to 

showcase sustainable urban development principles in action. Certain developments are 

favoured for the area, such as cultural, arts, and leisure amenities, business facilities, hotels, 
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cinemas, water attractions, governmental and administration bodies, and residential 

development for the central area of South Quay. 

Millennium Quarter Plan 
Isle of Dogs 

Barkantine Estate 

Figure 6.9 Land Use Map of Millennium Quarter: Source Tower Hamlets (1999) 

Planning and Regeneration Framework for Isle of Dogs - Millennium Quarter 

Development control powers were passed back to the London Borough of Tower Hamlets 

(LBTH) in October of 1997, when the L D D C was disbanded. It is now the responsibility of 

the Borough to maintain and enhance the regeneration efforts that took place. A l l planning 

applications are evaluated upon their ability to coincide with the goals of the Framework 

document, and that of the borough's Unitary Development Plan (UDP). The intention of the 

document was: 

• To create a pro-active Council, and a strategy that will ensure the creation of long-

term sustainable regeneration, for the advantage of all members of the community; 

• To offer continuity following the hand over of responsibilities between the two 

authorities; 

• To highlight the potential for communal, economic, and environmental development 

on the Isle of Dogs; 
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• To assist in the determination of planning applications; 

• To continue to promote the Isle of Dogs as a prime London and European location for 

new high quality development; 

• To co-ordinate development of the Isle of Dogs with other development partners 

(Tower Hamlets, 1999). 

Specifically, the framework assists the development control authorities in granting planning 

permission for applications that fit the Master Plan, action plan, and local plan for the 

borough (Black, 2000). 

Public exhibits and a consultation programme with the 26 private landowners, Council 

members, residents, and various associations, assisted in the formulation of a Master Plan for 

the Millennium Quarter site. Seminars were conducted pertaining to transport, housing, jobs, 

and landscaping. Strong involvement during the consultation process, by both the local 

residents and the landowners, assisted them in outlining what they wanted to achieve in the 

area. Services deemed important by residents were employment services, computer services, 

job skills training centres, and light industrial firms, which could increase the opportunity for 

local employment (Black, 2000). In addition, residents also requested amenities such as a 

church, medical surgeries, entertainment, and recreation facilities, which would be negotiated 

with the developers. Although the market will ultimately dictate whether those developments 

occur. 

It was also noted that the existing grid street pattern should remain. Proposals for buildings 

vary between 18 to 25 stories high, which complies with the areas re-development plans and 

design guidelines, thereby maintaining a sequential drop in the streetscape. Although, the 

borough has received applications for 80 storey buildings, such efforts will minimise the 

contrast in building heights as new office, light industrial and mixed-use developments 

approach residential areas (Black, 2000). 

Transportation Strategy for the Millennium Quarter 

Traffic congestion and environmental issues, required a more sustainable approach to 

addressing the transport possibilities for the Isle of Dogs. A major priority is to ensure the 

sustainability of the Isle of Dogs, and to increase accessibility both within the Isle of Dogs, 
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and externally to the borough and City itself. Efforts to develop this connectedness are 

evident within the transportation plans, which emphasise the establishment of cycle routes, 

pathways, and footbridges. The existing Docklands Light Railway and the extension of the 

Jubilee Line have already exhibited high rider-ship, in addition to reducing reliance upon the 

car (Tower Hamlets, 1999). Further extension of the DLR Line, south of the river to 

Greenwich and Lewisham, wil l increase the availability of environmentally friendly transport 

and accessibility to the Isle of Dogs. Moreover, the extension of the D L R to the London City 

Airport located in the Royal Docks, will establish the Docklands as a focal transport node 

locally, nationally, and internationally. 

The Thames walkway encompasses the Isle of Dogs, creating links from the outside of the 

Isle of Dogs to the inside. Emphasis upon the Docklands Light Railway (DLR) stations 

further increases mobility, by providing transit links to the pathways and bridges, which are 

located strategically throughout the Isle of Dogs. A high street will traverse through the Isle 

of Dogs, running north to south, and will be the location of periodic mixed-use developments 

running the length of the street. 

Mixed Use Strategies and Economic Regeneration 

The North part of the Master Plan, which is closer to Canary Wharf, acts as key 

transportation infrastructure node, that is focused on mixed-use development and the 

proximity to Canary Wharf. Whereas the South area of the plan is predominantly residential, 

thereby tying into the existing pattern of development, with accompanying ground floor 

mixed-use entities. Approximately 2000 new residential units are proposed for the Isle of 

Dogs, mostly concentrated in the south (Black, 2000). The central area promotes mixed-use, 

leisure, entertainment and commercial activities, creating a more vibrant 24-hour area, when 

compared to Canary Wharf. It acts as a link and central point of movement within and 

throughout the Isle of Dogs, supported by an extensive pedestrian footpath network and 

public spaces, thereby improving the overall appearance and image of the area. 
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Approximately 150 new businesses are to locate in the Isle of Dogs, creating employment for 

over 2,500 people. 

The incorporation of mixed use will increase the safety of the area and provide residents with 

local nodes of amenities, services, and activities. Further, the potential for local employment 

and business placement, will be increased through the development of small-scale 

commercial shops within the mixed-use sites. 

Strategies for Housing and Amenities 

A diverse range of residential communities surround the C A Z , many of which are established 

residential communities that grew during the thriving years of the London Docklands, such as 

Millwall , Cubitt Town, South Poplar and Blackwall. The Isle of Dogs has a total residential 

population of 23,414, of which an estimated 9,146 are households of varying types, as 

opposed to the traditional family unit (Tower Hamlets 1999). Previous activities with regards 

to housing initiatives developed by the L D D C for the Isle of Dogs, began in the second 

decade (1990's) of their existence. Funding was provided for the refurbishment of existing 

housing and also for the development of new housing for various income levels. However, 

the prevailing strategy was to increase the percentage of owner occupation for the Isle of 

Dogs to a level similar to that of London. The following table (6.1) illustrates the changes 

that occurred within the Isle of Dogs, before and after the initiation of the L D D C ' s housing 

strategy: 

LDDC Housing Initiatives 1981 - 1996 

Pre-Development Post-Development 

9.1% of homes were classed as 

overcrowded 

17,000 homes were owner occupied 

20% were seen as poor or 

uninhabitable 

5,000 new homes were built for the 

housing associations 

95% of housing was rented - 83% 

through the local authorities 

2,000 new social housing units were built 

5% owner occupation 45% owner occupation 

1981 there were only 15,000 

dwellings 

1998 there were over 24,000 dwellings 

Table 6.1 LDDC Housing Initiatives: Source: Royal Docks Trust Website (1997h) 
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Although local authority ownership of housing remains as high as 60%, there is also an 

extreme shortage of social housing. The affordability of new housing has also become a 

growing concern, as is the provision of adequate health and social services. However, 

transportation improvements and accessibility to employment have been noticeably alleviated 

by the expansion of the DLR. 

Policies dictate that each residential development must provide 25% of the total residential 

development as social housing. Although, developers can still make enough profit to ensure 

the financial viabilities of the scheme, they have found it difficult to sell private housing 

mixed with council housing, so they separate the two types subtly into separate sections 

within the site. The policies in-place, reinforce the borough's efforts to provide affordable 

housing. 

Employment Strategies 

The Docklands residents were composed mainly of low-income earners, the majority of 

which were blue-collar workers, with very little or no job skills. The majority of the residents 

depended upon the Docklands for employment, particularly the Port of London Authority 

(PLA). As mentioned, during the closure period numerous jobs were lost, which represented 

20% of the jobs within the Docklands Boroughs. Not only were jobs directly related to the 

P L A lost, but also those from the service sector, which relied upon port activities. After the 

port closures were complete in 1981, over 3500 residents were unemployed, compared to an 

actively employed resident population of 19,788 (Royal Docks Trust, 1997b). Fortunately, 

the expenditures upon transportation infrastructure increased the mobility of the Docklands 

residents, which allowed them access to other parts of London for employment. 

The L D D C has tried to attract mostly financial and service oriented businesses, clustered on 

the Isle of Dogs, with a few light-manufacturing companies based in the Surrey and Royal 

Docks. Further, the Newspaper industries that were previously located along Fleet Street 

moved to the Docklands. Unfortunately, the skill level required for the majority of the new 

jobs generated are far too high for the local residents, or unavailable due to the transferring of 

original employees to the Docklands; an issue that was addressed by the L D D C during the 

1990's. 
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Efforts to address the high unemployment in the Docks, continue with the Canary Wharf 

skills match training programme for local people. The programme focuses upon building up 

the experience of residents, thereby matching incoming jobs, for example, a chef training 

school and computer programming training centre. In opposition to local employment is the 

fact that a lot of jobs were transferred from the original business location. Regrettably, in 

May 1996, the unemployment rate remains high particularly for the ethnic communities 

(18%), in comparison for the white communities (10%)(Tower Hamlets, 1999). In addition, 

a significant level of skills miss-match is occurring and educational under-achievement of the 

youth populations, both of which contribute to social problems. These are issues which the 

new policies and programmes of the late 1990s, such as the New Deal Communities and 

Single Regeneration Budget, are geared towards. Approximately 150 new businesses are to 

locate in the Isle of Dogs Millennium Quarter's mixed-use and commercial development 

proposals, creating employment for over 2,500 people. 

The Millennium Quarter Master Plan 

The Master plan is a long-term vision for the Isle of Dogs. The Plan illustrates the maximum 

building envelope and form, streetscapes, and set backs for the public realm that will work in 

the area. Design briefs wil l work in conjunction with the master plan for all new 

developments, however they will not set the standard palate of materials to be utilised, which 

is to remain in the creative hands of the architects. David Black (2000), Planning Authority 

for Tower Hamlets, claimed the design of the buildings would remain equal to the quality 

previously set by the L D D C . 

Infrastructure provision in Canary Wharf was very costly. Currently, more uncertainty exists 

with infrastructure provisions for new developments within the Tower Hamlets. Presently, 

phases of development and infrastructure are estimated to take from 15 to 20 years. 

It was recognised that the local authorities were restricted in funds, and were thus able to 

address only a few of the necessary infrastructure and amenity needs. The solution proposed 

by the local authority was a required development contribution from developers, in order to 

support infrastructure improvements. For instance, a developer may contribute by employing 

a certain number of local residents, in addition to a financial contribution for public utilities. 

However, development contributions will vary for each landowner/developer, and are based 
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upon where the development is and how it affects the surrounding area. Unfortunately, 

David Black (2000) remarked that one of the greatest problems remains with collecting the 

amenity contribution from developers that have received planning permission, but wait 5 

years for the right moment in the market. The amenity contribution from each developer will 

confirm and ensure the vested interests of all developers, thereby changing their 

individualistic goal to a more holistic one, pertinent to the entire area. 

Within the Isle of Dogs, approximately 26 developers own parcels of land. There is no public 

ownership of land parcels, which was initially seen as a problem that would hinder the 

achievement of a cohesive development for the site. Consultation by the local authorities and 

planning department with the private owners, led to the amalgamation of most developers 

into a unitary decision-making body. This approach reduces developers' risks, allows 

flexibility with the market and ensures the completion of projects. Fortunately the area is 

experiencing a building boom, which has decreased uncertainty and led to a flood of 

development proposals, eagerly assessed by the planning authorities. 

6.6.2 The Royal Docks 

The Royal docks took longer to regenerate than the other docks due to the size, which covers 

approximately one quarter of the whole London Docklands Urban Development Area. The 

Royal Docks are located in the borough of Newham, which has been perceived as being too 

far east of London to warrant similar development to that of the Isle of Dogs. However, the 

planning and implementation of large-scale architecture, designed by the famous Richard 

Rogers, advanced the speed necessary to ensure the development of this area. 

It is noted as Europe's largest development site. The actual area of the docks is composed of 

230 acres (94 hectares) of water and 540 acres (220 ha.) of land. This area had reached the 

greatest level of dereliction and disuse of all the docks, due to the very poor transportation 

infrastructure that physically isolated the area, and the extensive distance away from central 

London (Royal Docks Trust, 1997b). As mentioned, government forces, such as English 

Partnerships and the Regional Development Agencies are presently overseeing the 

regeneration of the area, since the disbandment of the L D D C . 
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Physical Regeneration Strategies 

The entire area will be developed privately, with English Partnerships (EP) acting as a 

facilitator to the process. According to Graham Halliday of English Partnerships (2000), the 

agency provides each developer with a remediation statement, which outlines the costs for 

environmental remediation of the site based upon the standards set. The developer will then 

reflect that cost back in the bid for development of the land. 

Developers are granted a 200-year lease on the land owned by EP. The "leasehold" 

arrangement allows developers to have the right to use the land for a certain period of time, 

yet build on it according to the overall plan and design guidelines set out by the authorities. 

Traditionally, leasehold arrangements last for 99-years; increasing the period to 200 years 

allows greater flexibility and incentive for developers (Halliday, 2000). 

A l l residential developments within the Borough are required to provide social housing 

amounting to 25% of the total development. The housing supply addresses the needs of the 

local community, whilst encouraging a mix of demographics through the provision of up

scale housing and apartments, such as the Millennium M i l l (see figure 6.10.). Mixed 

demographics within a community has been proven to increase the sustainability of an area, 

as it reduces the clustering of low income groups, which has been known to induce a 

progressive cycle of deprivation and isolation and eventual decline of the urban fabric. West 

Silver Town Urban Village (see figure 6.11.) located on the south side of the Royal Victoria 

Dock, provides 1,100 homes, 235 of which are secured for social housing (Royal Docks 

Trust, 1997h). 

Figure 6.10 Millennium Mill Building to be Refurbished: Source K.E. Rendek (2000) 
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Figure 6.11 Silver Town, Royal Docks: Source: C.A. Beswick (2000) 

The London Docklands Campus of the University of East London (UEL), when completed, 

wil l enlist 7,500 students and 1,000 staff. The U E L wil l focus upon technology based 

training and learning. The campus wil l also house the Thames Gateway Technology Centre, 

which offers training, consultancy and other services to new businesses. (Royal Docks Trust 

Website, 1997). Phase one has already been completed and proving to be a successful 

venture. 

The Thames Barrier Park is presently under development, located next to the Thames Barrier, 

and is one of the many community greenspaces designed for the area. 

Social and Economic Regeneration Strategies 

London City Airport, which opened in 1987, is located in the space between Royal Albert 

and King George V docks. Passengers will be able to change their mode of transport by 

taking the shuttle services to and from the airport to the DLR, Jubilee, British Rail and local 

bus lines (Royal Docks Trust, 1997c). London City Airport lies in the East End of the Royal 

Docks, only three miles from Canary Wharf. Check-in time remains at 10 minutes, with 

planes arriving and departing every few minutes during three periods of the day: morning, 

noon, and evening. London city airport services Amsterdam, Antwerp, Basel, Belfast, Berne, 

Brussels, Dublin, Dusseldorf, Edinburgh, Frankfurt, Geneva, Glasgow, Isle of Man, Le 

Harve, Lugano Luxembourg, Malmo (near Copenhagen), Milan, Paris, Rennes, Rotterdam, 

Sheffield, and Zurich (Canary Wharf Group pic, 2000). The airport employs over 700 local 

residents, thereby addressing both the economic and social regeneration of the area. 
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The Excel exhibition and conference centre is estimated to generate 14 thousand jobs, some 

of which are for local residents. Phase one of the development is 66,000 square meter's, upon 

completion in 2004/5, the Excel Centre will cover 250,000 square meters (Halliday and 

Edwards, 2000). In close proximity to the exhibition/conference centre are six separate hotel 

developments, which will total 1500 units. It is expected that both developments will 

generate numerous jobs within the local area, during the construction and operation stages. 

The Future of the Royal Docks 

The Partnership process currently underway in the Royal Docks, is far more democratic than 

when the L D D C was in control over the re-development of the area. EP facilitates public 

private partnerships through negotiation with developers, to obtain investment for public 

facilities and environmental reclamation. However, the 1987 Memorandum Agreement 

negotiated and signed by the L D D C and the borough of Newham, will continue to be adhered 

to. The social and community Memorandum Agreement, outlined a percentage of affordable 

and social housing, employment opportunities, job training, and social and community 

benefits, that would be delivered to the residents of Newham through the redevelopment of 

the Docks (Royal Docks Trust, 1997h). 

6.6.3 Butlers Wharf 

Butlers Wharf is located in the area of Bermondsey-Riverside, on the south side of the river 

Thames, in the borough of Southwark. This was one of the first areas to experience urban 

regeneration with the L D D C in the early 1980's, the reason being the close proximity to the 

City of London. It was thought that developers and investors would be more inclined to 

invest in an area close to the Square Mile, as opposed to the Royal Docks, which was 

perceived as a greater risk due to the distance from the core. The activities of the corporation 

were market driven, as reflected in the environmental reclamation and infrastructure 

provision, followed by advertising techniques to attract initial investors to the area. Creating 

an image that would entice investors was paramount to the actualisation of regeneration. The 

historic nature and architectural appeal of Butler's Wharf, the panoramic views, proximity to 

the Tower Bridge, and favourable market, were impetus for the initial and rapid 

redevelopment of the area (see figure 6.12. and 6.13.). 
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Berry et al. (1993), suggest that there are three principle variables that are the key to 

successful regeneration, and reasons as to why our industrial heritage is worth preserving: 

social justice, natural balance and the minimisation of waste. In terms of social justice, the 

objective is to address the needs of the disadvantaged, and to contain negative impacts during 

the process of change. Conserving historical buildings and re-adapting them for new uses, 

can provide the community with tangible elements that they can own and control. A natural 

balance stems from ecological principles concerned with preserving diversity, and the 

capacity to adapt to change. Historical sites provide an opportunity for new enterprises, in 

addition to preserving a link between the past and the future. Ultimately, the most 

convincing and imperative reason for the adaptive reuse of historical buildings is for the 

minimisation of waste and reduction in infrastructure, materials and servicing costs. 

Further, the approval process for planning applications was expedient and open, in terms of 

the design and concepts proposed. Conversion schemes approved by the L D D C enhanced the 

unique character of the area. The reuse of old riverside warehouse buildings was encouraged 

by the L D D C , who presented favourable planning policies regarding such developments. 

Subsequently, these developments encouraged additional developments of similar quality and 

sensitivity to the historical nature of the area. 
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On the south bank of the River Thames, east of the Tower Bridge lies the Butler's Wharf 

building (see figure 6.14.), that also lends its name to the 25-acre site upon which it is 

located. The building is named after a Mr. Butler, who rented warehouses from the Thomas 

family in 1794 to trade grain (Royal Docks Trust, 1997b). This area, known as the Pool of 

London, has accounted for much of the growth, wealth and prominence of London since the 

Roman times. Nevertheless, the surrounding area did not benefit from the revenue generated 

by shipping and it remained desperately poor. The poverty-stricken slum area gained 

notoriety in numerous novels by Charles Dickens, such as Oliver Twist, and Our Mutual 

Friend (Royal Docks Trust, 1997b). The Butlers Wharf building, and surrounding 

warehouses, combine to form the largest and most densely packed group of Victorian 

buildings left in London. 

Figure 6.14 Butlers Wharf Building: Source: C.A. Beswick (2000) 

The area underwent similar stages of decline with the closures of the docks, but was 

temporarily established as an artist's colony, a trait that still continues today. The borough is 

now home to the Tate Gallery, the Museum of Modern art, the Design museum, the London 

Dungeon, and several other galleries. The character of the area has attracted various 

professions related to the field of art, such as Architecture and Design firms that have secured 

office space in areas like Butlers Wharf. 

Initial Development Projects 

In 1981, Sir Terence Conran, of the Conran Roche architectural firm, joined forces with a few 

investors, in the placement of a bid for a mixed-use re-development for the area. The bid was 

approved by the L D D C , and was noted as one of the first regenerative efforts in the Docks. 

152 



Redevelopment by the Conran group, focused upon water front properties located along the 

south side of the River Thames. They succeeded in renovating and developing six buildings: 

the Butlers Wharf building itself, and the renamed Clove, Cinnamon, Cardamom, Coriander 

and Nutmeg warehouses (Royal Docks Trust, 1997d). The speed of regenerating the area 

was paramount to solidifying the market and enticing further investment. 

Conversion of the existing warehouses into high-end loft style apartments (see figure 6.15.), 

interjected within mixed-use developments, has made the area a sought after place to live. 

The fantastic view of Tower Bridge, the London Bridge and Canary wharf along the river 

Thames has also increased the market value of developments in the area. More and more 

tourists are attracted to the unique and rich cultural and historical character of the area, in 

addition to the variety of bars, clubs, restaurants and shops, also located in Butler's Wharf. 

Figure 6.15 Conversion of Old Warehouses into High 

End Apartments: Source: C.A. Beswick 

Physical Amenities 

Developers recognised the need to incorporate street 

art into the area, to increase the value of the 

properties and to beautify the physical design of the 

Wharf (see figures 6.16.). The mixed-use nature of 

Butler's Wharf adds 24-hour life to the community, 

and also provides numerous activities and services 

for residents. The development has maintained 

sustainable principles, regarding transportation and the mobility of residents. Butler's Wharf 

is serviced by both the London underground and the bus network, and is also laden with 

footpaths and bridges interlinking the old warehouses. The accessibility of the automobile to 

the area is moderate, due to the narrow streets and high cost of land. Initially, developers 

requested one car park per dwelling unit, but revoked the request due to the high expense of 

incorporating parking into old historic buildings. As such, car-parking towers were 

developed to house cars for residents and employees, which assisted the implementation of 

sustainable transport principles. 
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Figure 6.16 Butlers Wharf Plaza Fountain: Source: C.A. Beswick (2000) 

Application of the Approach 

Lee Shostak (2000), of the Conran and Roche Architectural firm, praised the favourable 

planning regime set up by the L D D C that facilitated the exciting mixture of office, 

commercial, studio and residential spaces in Butlers Wharf. Cycles in the property market 

caused fluctuations in the progress of development and investment, producing some failures. 

Nevertheless, some developers have benefited from the LDDCs planning process and 

investment incentives, as has the area and residents. 

A few warehouse buildings are still empty 20 years after the process started. Such evidence 

points to the notion that complex regeneration does not happen over night. Restoring the 

vernacular is very popular and successful, particularly in a location such as Butlers Wharf 

that also has a spectacular view of the Tower Bridge. Unfortunately, recreating the highly 

desirable historical feel is very expensive and time consuming. However, the numerous 

walkways and Bridges that link the buildings symbolised the Wharf, and created a sense of 

identity and place for past and present residents. Since the beginning of the Docklands 

regeneration, one of the main questions posed by the L D D C , was how to proceed in 

redeveloping the area due to the historic nature of the area. It was deemed that the future 

success of the area, resided in the preservation of the unique character and past of Butler's 

Wharf. Nonetheless at one point Butler's Wharf was in receivership. However it now 

flourishes with cafe's, restaurants, galleries, offices and residences of various kinds. 
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6.6.4 Paddington Basin 

A wave of commercial development is occurring in London, and the U K in general. The 

regeneration of brownfield sites, such as railways and industrial areas, is proving to be very 

successful in responding to that pressure. The redevelopment area is situated along a canal 

that ties into the entire waterway network of London (see figure 6.17). Paddington Basin is a 

more recent endeavour of the late 1990's, in comparison to the London Docklands, which has 

been ongoing since 1981. 

Figure 6.17 Paddington Basin Redevelopment 

Proposal: Source: (Paddington Basin, 2000) 

The Paddington Basin area can be described 

as a mixed community, in terms of diverse 

income levels, job skills, employment patterns 

and standard of living. In 1988, Westminster 

City Council created the Paddington Special 

Policy Area (PSPA) in recognition of the unique nature of this area, which encompasses 

Paddington Station, the canal basin, and several partly used or large vacant sites (Paddington 

Basin 2000) (see figures 6.18 and 6.19). The area is approximately 120 acres in size and is of 

extreme strategic importance for London due to the compilation of mixed uses. In addition, 

the area is a major transportation node for the city, with the benefit of being extremely 

connected to the country's transport network. In November of 1998, the nine leading 

developers involved in the regeneration of the area joined together to form the Paddington 

Basin Regeneration Partnership. The partnership brings together developers, investors, 

community residents, local authorities, housing associations, public business units (Heathrow 

Express, St. Mary's Hospital, British Waterways and Railways), and the Paddington Basin 

Planning agency. The Paddington Regeneration Partnership (PRP) has worked closely with 

the Westminster Council, existing agencies, voluntary organisation, and the local community 

to develop a Unitary Development Plan (UDP). Adopted by City Council in July of 1997, the 

UDP wil l to provide the framework for future regeneration of the area. "The New Life for 

Paddington SRB bid began in 1999 and runs until 2006" (Sadek, 2000). 
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Figure 6.18 and 6.19 Paddington Basin Canal: Source: K.E. Rendek (2000) 

The Facts about Paddington Basin 

Paddington Basin, which is located adjacent to Paddington Station, has recently produced a 

master plan for the redevelopment of that area. Several well know Architects such as 

Skidmore Owings and Merrill, Terry Farrell and Richard Rogers, are involved in the urban 

design of the area (see figure 6.20.). An exceptional mixed-use scheme composed of hotels, 

offices, restaurants, health clubs, cafes and retail is planned for the 50 plus hectare (10-acre) 

waterside site, located along the Grand Union Canal (Finch, 2000). The redevelopment wil l 

be composed of 1.5 millions sq. ft of mixed-use development. Presently, phase 1 is under 

construction and is in composed of 210 residential units and 1 million office units. The total 

regeneration projects proposed for the Basin amount to a combined cost of £200 million 

pounds (Paddington Basin, 2000). 

The Community Plan 

Westminster is traditionally known as the most expensive area of London, composed of 

politicians, public people, actors, and very high profile people. In contrast, a second group of 

residents from a lower income group are plagued by language, drug and prostitution 

problems. Jackie Sadek, Director of the Paddington Regeneration Partnership (2000), stated 

that the proposed redevelopment is about long-term sustainable community planning, 

addressing the issues and concerns of all residents, particularly those that are disadvantaged. 

Community members have been consulted throughout the process, to ensure that their needs 

and concerns were heard. Affordable housing, employment, job-skills training, and various 

amenities are a few of the key issues to be addressed by the regeneration strategies. 
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Figure 6.20 Paddington Basin Model: Source: 

(Paddington Basin, 2000) 

Almost all schemes are to provide affordable 

housing amounting to 25% of the total housing 

stock developed, with the exception of the Rialto 

scheme, which will contribute financially to the 

overall provision of affordable housing for the 

area. A n estimated 17,000 new jobs and 3,000 

new homes are expected from this development. 

The partnership has worked hard to identify and 

outline a management strategy for the area, 

during the construction process, in order to address environmental issues such as noise, dust, 

hours of working and the movement of construction traffic. A l l developers involved are to 

abide by the City Council's 'Code of Construction Practice'. In addition, developers will 

contribute financially to an Environmental Inspectorate that will police their activities. 

A Central Government Grant is presently being applied for, the funding of which will further 

the quality and quantity of amenities and infrastructure for the community. The Regional 

Authority has put pressure on the local authority to receive planning consent. If a planning 

application is rejected it could then go to appeal; i f the planning project is considered very 

strategic it must be approved by the Secretary of the State for the Environment. The process 

for approval is two (2) years. Article 14 supports the actions and decisions of the Regional 

Authority who has planning power over the local authority, thereby extending the planning 

process (Sadek, 2000). 
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Transportation Strategies 

Our mental map of London is now informed not by distance but by time - the time it takes to 

travel by the fastest means available (Finch, 2000, p.3). 

The most outstanding attribute of Paddington Station is its proximity to Heathrow; it only 

takes 15 minutes to reach the airport, and trains arrive every fifteen minutes at Paddington 

Station. Paddington is also accessible by three lines from the London Underground, and 

seven over-ground stations, such as Victoria and Waterloo. Road access to Paddington 

Station is also very efficient, as it lies adjacent to the M40, which connects directly to 

England's extensive motorway network (Finch, 2000). Further, since June of 1998 the 

Heathrow Express Railway (HER) has been operating as a direct link to Heathrow airport 

from Paddington Station. 

Applying the Approach 

The main developers behind Paddington Basin, Chelsfield pic and European Land & Property 

Developments, have joined forces to create Paddington Basin Developments Limited, who 

now leads the regeneration of the area. In conjunction, the Paddington Regeneration 

Partnership will ensure that investments and developments in the area are harmonious and 

economically sustainable, whereby the whole community shares in the benefits of the 

scheme. Presently, they are building the site speculatively in small units of 1,000 to 2,000 

offices, thereby ensuring the completion of each individual project (Paddington Basin, 2000). 

Paddington Development Trust: has a Single Regeneration Budget Grant (SRBG) to do the 

community end of the regeneration, of which £13.5 million pounds are for improvements in 

the provision of social services. The SRBG is a matching grant for the contributions given by 

the developers. The local authority passed on the powers of development to the PB 

Development Ltd, who works upon the economic regeneration of the community and Basin at 

large, and also creates jobs. They represent the developers and business owners and act as 

mediators with the community, the hospital, and educational system (Sadek, 2000). 

Therefore, the public-private partnership described above is one that was initiated by the 

developer. A l l developers should do this, as it is in their commercial self-interest to create a 

sustainable symbiotic relationship between the redevelopment and the community. 
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6.7 The Impacts - Summary of Key Findings 

Employment and Economic Shifts 

It would be difficult to assess the results of the regeneration process for the London 

Docklands at present, due to the nature and scale of the development. The effects may be 

clearer in another decade or so. Initial results may prove impressive, considering the amount 

of public investment (£1.859 billion) versus that of the private investment (£8.7 billion) to 

date. A l l of which produced the following changes: 

1981 1998 

Population 39,400 Population 83,000 

Businesses 1,021 Businesses 2,690 

Employment 27,200 Employment 85,000 

Table 6.21 Before and After the LDDC, source: DETR 1998h 

The process has generated a wide range of economic, environmental, and social benefits for 

the communities and the city as a whole; including 25 million square feet of floor space built, 

1,884 acres of derelict land reclaimed and 144 km of new and improved roads. It has also 

changed the image of the Docklands, to a highly accessible financial sector adjacent to the 

core of London, the financial capital of the U K , and of significant importance to Europe. 

Over one million manufacturing jobs were lost in London between 1974 and 1994, far more 

than other industrial based regions in England (London Development Partnership, 2000). 

Fortunately, an increase in the financial and business services, thereby shifting London's 

economy out of balance, followed the fall of industrial activities. This impacte individuals 

seeking employment, due to the lack of skills and qualifications required for present 

employment opportunities. Further, the use of electronic commerce (e-commerce) and 

Information and Communication Technologies (ICT) has subsequently revolutionised the 

way business is conducted and the structural facilities needed to house such companies. New 

commercial centres such as Canary Wharf, the Isle of Dogs, and the Royal Docks have the 
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ability to provide the necessary office layout on a large scale, thereby enabling them to 

compete with London's historical financial district7. 

Presently, over one million people are employed in the finance and business services sectors, 

accounting for 40% of London's GDP, (London Development Partnership, 2000). By 2006, 

Canary Wharf is projected to employ over 90,000 individuals directly involved in those 

sectors, making it the fastest growing major financial and business area in the country 

(London Development Partnership, 2000). 

Competing within the Square Mile 

For fifteen years the City of London and the London Docklands have been competing for 

business. The "Square Mile" was the City's premier financial district, whereas the Docklands 

Canary Wharf development has recently jumped into the financial scene offering lower rental 

rates than the City proper with similar amenities. "Prime space outside Canary Wharf is now 

leasing for 1215 per sq. m, compared with about 1325 per sq. m within Canary Wharf itself." 

Prime space within the City is about 1525 per sq. m, a higher rent due to the convenience and 

stature of being located within the Square Mi le 8 (English Partnerships, 2000). 

Presently, the vacancy rate within Canary Wharf is at 6%, whereas the City is at 7%. Rates 

such as these, have forced City planners to become more accommodating to modern office 

designs and proposals for the square mile area (English Partnerships, 2000). It was feared 

that there was an oversupply of office space, which could result in a serious problem for both 

areas. However, corporate activity remains strong and the stock markets of the Western 

7 Presently, London does not have a large-scale international convention centre, however the 
completion of the ExCel Trade Exhibition Centre, located in the Royal Docks, will fulfil that need. In 
addition, it will become a major source of employment, and subsequently stimulate associated 
businesses and hotel development at the western end of the Thames Gateway. The integration of an 
international convention centre on that scale into the Royal Docks will stimulate some competition for 
Cabot Hall, which is located in Canary Wharf. Cabot Hall has its own banqueting, conference, and 
concert venue, with additional syndicate rooms suitable for receptions, meetings, and private 
functions. 
g 
Paddington Basin will also have the ability to compete with that already in existence in the "square 

mile" and also that of the London Docklands redevelopment. Presently office space within the city is 
rated at £60 per square foot, whereas Paddington Basin offers the same amenities and infrastructure 
for £25 to £30 per square foot for office space, which is also considerable less than that offered by the 
Docklands. 

160 



world are scaling new highs; as such there presently seems to be ample demand to 

accommodate both the City and the Docklands. Several groups remain loyal to the City, such 

as the insurance industry and professional lawyers and accountants. 

Unfortunately, the regeneration and partnership process that prevailed during the 

redevelopment of the London Docklands was not exactly smooth, particularly the relationship 

between the L D D C and the Local Boroughs. Remediating a derelict site of historical 

importance and negative stigma, adapting to the severe market crash in the late 1980's, and 

revamping the top down approach to redeveloping the area, were all lessons to be learned in 

the formulation of a public-private partnership. Several issues arose during the process, such 

as the role of various stakeholders, particularly those of the local communities and local 

authorities. It was recognised that in order for the regeneration scheme to be successful, all 

parties must be involved and mutually support the activities of the other. As such, the 

framework of the English Partnerships changed significantly during the final decade of the 

LDDCs existence, and presently in the formulation of the New English Partnerships Agency. 

Evaluation of the Physical Changes to London Docklands 

The developments that took place in the Docklands have been highly criticised for their 

architectural design. Critics point to the overwhelming international style, which does not 

meld well with the surrounding English urban matrix. Several world famous architects have 

designed buildings for the Docks, such as Cesar Peli the designer of the Canary Wharf tower, 

I. M . Pei, Skidmore, Owings and Merill, Norman Foster and Richard Rogers. Sue Brownill 

(1990,48) believes that 

...Despite the LDDCs attention to image and design as part of the marketing strategy for 
Docklands, the resulting buildings and the fabric of the urban environment have drawn 
criticism. Largely because in the LDDCs haste to fill up the spaces in Docklands, the LDDC 
let architectural and design issues take second place. 

Although not all of the building designs fit the existing architectural fabric, and exude a more 

international style, the prevailing mixture of architecture relates considerably well, to the 

overall concept of London and the Docklands being a global financial centre. 
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Partnership: Challenges and Opportunities 

London Docklands Development Corporations (LDDC) 

The L D D C did work in partnership with the private sector but not with the community, local 

government, or voluntary groups. Severe opposition from both the community residents and 

the local authorities, towards the installation of L D D C in a declining area, was mainly due to 

their lack of accountability to the local community. The local authorities experienced a 

removal of their planning powers within the urban development area (UDA), as all planning 

applications were processed by the L D D C . The local authorities had no say as to the content 

or form of development that took place. Their knowledge of the area was of little 

consequence to the L D D C . In addition, the voice of the local community was not heard. 

They were in no way involved in the regeneration activities occurring in their community. 

However, as the media portrayal of the exclusive activities of the L D D C continued, generally 

under a negative tone, and the corporation matured, the regeneration policy of the L D D C 

gradually incorporated the opinions of the local authorities and community residents. 

Unfortunately their mandate did not initially include social regeneration, such as job links, 

nor did they integrate their efforts with those of other agencies, tackling the same problems 

within the same area - a major disadvantage of the L D D C . 

By March 1997 the LDDC had spent £110m on social and community development, which 
represented 7% of LDDC net expenditure (DETR, 1998h). 

New policies call for a holistic regeneration process led by an inclusive multi-agency 

partnership. A research summary written by the DETR (DETR, 1998h) noted that the 

disadvantages of the UDCs could have been surmounted, if the agencies focusing on physical 

renewal were more firmly tied to policies and objectives for the wider area, beyond that of 

the urban development area. In this sense the objectives and initiatives of the L D D C were 

deemed too narrow. Further, the activities of the L D D C should have worked concurrently 

with other voluntary and public agencies. The collective effort could actively address social 

exclusion problems, thus directing the benefits of investment based regeneration activities 

back into the community. 
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The London Docklands Development Corporations did achieve their main function, which 

was to encourage investment, population growth, and business activity, in the London 

Docklands vacant industrial sites experiencing severe degeneration. It was necessary for the 

L D D C to start the ball rolling in the deprived communities, as investors were inhibited by the 

high risk. One of the advantages of the L D D C was their power of land assembly, which 

enabled them to acquire land for environmental reclamation, thereby preparing it for 

development and investment. However, the prime directive, being to attract inward 

investment, inadvertently affected existing businesses (active employers) within the U D A , as 

they were neglected and received no support during the process. 

The form of partnership evident in the operations of the L D D C was that of a facilitating 

partnership, due to the politically sensitive issues prevalent within the London Docklands, 

and first time use of such an agency. Further, the model of partnership could also be 

classified as the budget enlargement model, due to the primary mandate geared towards 

leveraging funds. The L D D C operated on a programmatic level, as their mandate was to 

implement an urban regeneration strategy for the U D A . 

English Partnerships 

Activities undertaken by the L D D C were transferred to English Partnerships in the mid-

1990s. The agency continued to focus upon area-based regeneration strategies, particularly 

those of the Royal Docks, meanwhile ensuring that the plan fits within the sub-regional and 

regional situation. English Partnerships, utilised a strategy based on the previous experiences 

of the L D D C , and recognition that sustainable regeneration could not be achieved through 

property and land-based regeneration alone (DETR, 1998g). Therefore, the regeneration 

activities of other agencies towards social and economic objectives for the overall regional 

strategy, reinforces EPs effectiveness as a regeneration mechanism. In addition, EP makes 

certain that all projects benefit the local community. Unfortunately, EP has no influence over 

the quality and unity of other plans proposed for the region, in terms of education, 

transportation, and employment, which could essentially enhance the outputs of regeneration 

activities. This could prove to be a major drawback, as sustainable regeneration requires a 

simultaneous attack on the physical, social, economic, and environmental aspects of urban 

life. 
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In terms of the organisational partnership form of the agency, EP acts as an enabler. The 

agency brings together all stakeholders for the purpose of land and property regeneration of a 

specific area. As such, the level of partnership is often technical. The model of partnership is 

a fusion of the synergy and budget enlargement models, as they implement specific 

objectives that are clearly defined for the urban or sub-regional spatial level. 

6.8 Conclusion 

Public-Private regeneration schemes of old industrial sites, initiated during the last century, 

represent hundreds of millions of pounds of investment value. They revive civic values and 

pride, which may have been lost over the last few decades. Further, they provide places of 

employment, housing, and leisure on a more sustainable scale, with respect to accessibility, 

affordability, availability and sense of community. 

Partnership programmes are significant in the overall process of regeneration, but the key 

drivers of city change are the major businesses. They continue in the traditional pattern of 

the last 100 years, a pattern definitive to the fundamental goal of businesses that seek markets 

and profits (Sorenson, 2000), something that is at present readily available in London. 

The stress and tragedy experienced in degenerating areas, travels outwards from the core to 

the surrounding regions; the performance of urban centres has compounding effects upon the 

regions. Thus the regeneration of declining inner city areas is very important to the success 

and prosperity, of not only the city but also the region and nation within which it is located. 

One can no longer turn a blind eye to disadvantaged neighbourhoods. 

The prospects for, or success, of public-private partnerships depends upon the extent to which 

business leaders are prepared to take an interest in their communities. The extent to which 

central government is prepared to work in conjunction with the local authorities and local 

communities, through the delegation of effective roles and decision making powers in the 

process of managing urban change, also determine the success of public-private partnerships. 

Regeneration is a constant challenge, and the approach adopted at a particular point in time 
represents the outcome of a complex system of social, economic and political choices 
(Roberts and Sykes, 1999, 34). 
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Chapter 7 - Conclusions 

So when will we be able to recognize successful urban regeneration when it emerges and will the 
effort involved be matched by the results? (Roberts and Sykes 1999, 304) 

... Cities not only concentrate problems ... but also solutions ... they hold the key to our common 
future (Richard Rogers as found in, DETR, 2000e, 200) 

7.1 Introduction 

Numerous cities throughout the U K and Europe are undergoing urban regeneration directed by 

public-private partnerships. Adapting to the rapid change of the post-industrial economy, which 

is driven by the information technology and services sectors, is paramount to the survival of 

urban centres in the competitive global market place. Further, demonstration of quality 

amenities, infrastructure and social opportunities at the local, regional and national level provide 

the foundational building blocks necessary to compete within the global economy. 

The necessity to respond to growth pressures but also to prevent unnecessary sprawl through the 

active and optimal use of derelict, vacant and underutilised sites also reinforces the direction of 

urban regeneration policy. In addition, urban problems associated with the post-industrial shift 

tend to be diverse and changeable in nature; this unpredictability requires regeneration 

approaches to become more adaptive and sensitive to the changing needs of an area. To 

summarise: a single template w i l l not succeed in delivering comprehensive sustainable results. 

The diverse nature of decline and interactive components maintain a site-specific approach. 

Nevertheless, the gradual evolution of the regeneration process and partnership model was based 

upon both positive and negative experiences - 'trial and error'. It was driven by the willingness 

to take initiative, potentially experience mistakes yet learn from those mistakes. The evolution 

of urban policy and planning in the U K , particularly the experiences of the London Docklands, 

indicates that policy change should be viewed in the context of changing social, economic, 

political and ideological interactions of global, central and local forces. 
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There is an emerging consensus in Europe and the U K , that strategic regional frameworks are 

necessary to address the web of problems prevalent in urban centres. 

Experience has shown that because regeneration is often seen as just being about designing an 
exciting building or attracting private investment, projects fail to turn visions into successful 
results (Berry et al, 1993, 164). 

This approach to urban regeneration is based on the realisation that urban problems are multi-

causal in nature, as illustrated in chapter five through the 'Urban Regeneration Process' figure 

(5.1). Further, the previous piecemeal approach prevalent during urban revitalisation, renewal, 

and redevelopment, did little to address the broader context within which urban problems 

emerged. The strategic long-term approach incorporates those issues. The spatial level of 

regeneration moves beyond the isolation of local and city operations, incorporating the regional 

and global strategic levels of decision-making and regeneration efforts. 

7.2 What are the Lessons learned? 

1. Successful regeneration of an area combines both large and small projects 

It has been traditional in the history o f redevelopment to focus upon large-scale projects, as they 

were believed to generate the most economic and social opportunities for an area. Large projects 

seemed synonymous with large employment opportunities, and small schemes were rejected or 

fell by the way side, due to funding problems. Large-scale regeneration has the advantage of 

creating a critical mass of new development and of establishing a new community with its work. 

However, small-scale projects add to the diversity of the regeneration area and of employment 

opportunities. They also allow local businesses opportunities to build a foundation, help foster 

the local economy and locate in small existing buildings readapted to the new use. 

The London Docklands was a very large-scale redevelopment; the market was ripe as indicated 

by one of the interviewees. Regeneration schemes presently underway are of a smaller scale, and 

as such, are phased in terms of funding allocations and development to reduce the risk of 

abandoned projects, due to market fluctuations and property crashes (Halliday and Edwards, 
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2000). Large-scale regeneration is associated with higher risk, long-term commitment and 

significant investment. Planning has a critical role in the arrangement of large and small 

schemes, in organising and strategising the sequence of development. 

Unfortunately, planning controls can often become counter productive in a weak market, 

particularly in terms of regenerating derelict, vacant, and underutilised sites, as the process is 

slow and costly. The investment necessary to carry a project from start to finish cannot be born 

by the public authorities alone nor by the private sector. In addition, leaving the outcome to the 

whims of the market is irresponsible, unpredictable and illustrative of an exclusive regeneration 

process void of comprehensive goals and dependent upon positive market cycles. Rather, a 

balanced incremental approach promoted over several years, possibly decades, composed of pilot 

projects and flagship schemes to gradually attract new uses, as opposed to rapidly introducing a 

large amount of space to the market, would reduce the possibility of over-saturating the market. 

2. Successful regeneration of an area is based upon long-term commitment 

Some of the projects implemented have had more positive and immediately recognisable 

outcomes, whereas others have taken longer to realise or show obvious benefit or improvement. 

In other cases, the scheme is extremely innovative and appears to be the ultimate test of 

efficiency and appropriateness. These outcomes result from the regeneration agenda and the 

particular direction for action taken. For instance, in the case of social regeneration projects, the 

timelines expected are longer than those for a purely physical project. This is due to the fact that 

social regeneration is more complex in nature, and the outcomes in relation to the individual and 

community actors involved in the social process are less tangible. Whereas, physical 

regeneration projects depict few intangibles; success is measured by the number buildings 

completed, the amount of commercial floor space, the number of housing starts, the number of 

new businesses attracted to the area, and the general physical improvement of the site/area. 

Long-term commitment allows the regeneration of an area to adapt to changes in the market, but 

also presents an opportunity to formulate new strategies or reformulate existing ones consistent 

with those changes. It gives the opportunity for monitoring and evaluation of the interventions 

167 



undertaken allowing for the remediation of negative impacts, ensuring that the scheme is on 

track. In addition, the length of commitment illustrates and strengthens the trust within the 

stakeholders in the partnership. 

Although each specific site is unique and requires an approach indicative of the role the area is to 

play, there are four key elements relative to the creation of a strategic long-term approach 

applied to regeneration (Berry et al., 1993). First, the creation of a shared vision and plan for the 

area would provide a sense of direction, and lead to the focusing of efforts upon key elements, 

and problems of the site. Secondly, the shared vision and approach must respond to the demands 

of the potential users, which tend to fluctuate according to the market. Third, it is also 

imperative that traditional uses and smaller enterprises are not driven out of the area, due to 

speculation and rising land values. Fourth, striking a balance between the environmental and 

social goals and objectives of the overall plan, in conjunction with the need for commercial 

investors, to obtain a profit should be addressed in the primary stages. Such forward thinking 

could avoid the emergence of issues and costly problems. 

3. Successful regeneration of an area requires a clear relationship between area-

based policies and citywide and regional initiatives 

The scale of regeneration has moved from the individual pockets of regeneration (area-based 

regeneration) to the regional level, as the urban problem in Britain was largely defined in terms 

of the city, town or housing estate. A metropolitan scale of regeneration could tie in the smaller 

areas and cities to incorporate the surrounding areas, to act as a meso-scale between the city and 

the region as a whole. A s defined by Roberts et al (1999, 14) metropolitan planning and 

regeneration would be 

...a strategic regional or sub-regional activity, which is principally concerned with the 
identification, analysis, agreement, articulation and implementation of policy priorities in an 
integrated and co-ordinated manner for an entire metropolitan system. It is a policy-led activity, 
which stands between the more detailed and particular concerns that form the substance of local 
urban planning and the higher-level spatial and other policy priorities, which are the 
responsibility of national or regional government. 
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Establishing a clear spatial link between the macro and micro scales of regeneration, in the form 

of the metropolitan level, would prove to be appropriate for the implementation of strategies 

geared at attracting inward investment, job skills training and infrastructure provision, for 

instance. Incremental levels for the implementation of regeneration policies would also increase 

the co-ordination and consistency of the national, regional, and local strategies and services. 

Increasing the scale of regeneration to incorporate entire metropolitan and regional levels has the 

ability to benefit and reinforce the entire area. 

At the micro level, as suggested by the Urban Task Force (DETR, 2000b) the establishment of 

Urban Priority Areas (UPAs) in deprived neighbourhoods, would ensure that those areas in 

extreme need of assistance would be addressed first. The U P A s would offer incentives similar to 

those offered by the U D A s operated by the U D C s , however in this case under the control of the 

local authorities, thereby giving them more substance to bring to the table. 

4. Successful regeneration of an area is influenced by the role of planning 

Planning plays a very significant role in the process of regeneration, by providing an important 

framework for action and the targeting of efforts. It is the vessel through which the central 

government implements policies and strategies geared towards regeneration. It is also the voice 

for developers and communities to communicate their needs and desires. Planning professionals 

are trained and educated to respond to the needs of urban communities, their knowledge of the 

area, within which they operate, would prove invaluable to the success of the partnership and 

regeneration scheme. 

The devolution of powers to planning authorities, such as the ability to grant funds and tax 

incentives for investors, developers, owners and tenants, would provide them with the power to 

influence and bring something tangible to the bargaining table. Planners also control the rate of 

planning consent, and by streamlining planning consents the financial risk born by developers 

and investors can be reduced, thus solidifying confidence in the area. 
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In order for regeneration to be successful for all stakeholders involved, it is necessary to create a 

critical mass able to support the development and also to devise a development phasing system 

that wi l l accommodate market fluctuation. Generally, developers are confident that the site wi l l 

change over time through the process of regeneration. Adjacent landowners traditionally benefit 

more than the initial developer, who takes the greatest risk by being the pioneer investor within 

an uncertain dilapidated area (Shostak, 2000). The planning process wi l l also determine the 

success of the development scheme, in terms of expediency through the planning approval 

process, as w i l l the stability of the market in conjunction to the security of the investors and the 

market value post redevelopment1. Further, the rapid planning approval process for the EZ , and 

Docklands as a whole, adapted by the London Docklands Development Corporation reduced the 

perceived and actual risk experienced by shareholders, by 'getting the ball rolling' and 

solidifying the area. 

5. Successful regeneration requires the proactive role of local authorities 

Due to ongoing financial cutbacks, local governments in England have been unable to pursue 

comprehensive or long-term regeneration schemes. The provision of incentives and powers 

would allow local authorities greater discretion with applications from the private sector, 

ensuring that they coincide with the plans and needs of the neighbourhood. In addition, the 

funds gained from increased land taxes could be invested back into the community, in 

conjunction with the regeneration scheme or as a 'life after' fund. 

A n Urban Development Corporation, such as the L D D C , in conjunction with a Regional 

Development Agency, have the ability to support the local authority, which can be generally un

ambitious in terms of the level and types of redevelopment necessary for the complete 

conversion of a deprived area (Shostak, 2000). Supporting the local authority financially, 

strategically and technically would propel the regeneration process, and ensure that all levels and 

sectors of the area and community are addressed. The Tower Hamlets borough is a state-of-the-

1 Developers such as Conran Roche appreciated the expediency and effectiveness of the LDDC, which had certain 
powers and financial support enabling it to assist the developers in away unavailable to the local planning 
authorities, who were tied to the bureaucratic process and annual funding allocations which were of a meagre status. 
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art example of a joint venture, whereby the private developers and landowners assist the local 

authorities by placing money into a reserve fund, that allows the local authorities to practice their 

statutory policies. Unfortunately, local authorities do not have access to the infinite resources 

necessary to change a redevelopment scheme into a high profile development, or possibly 

complete or mitigate all o f the necessary issues of the area. Therefore it is essential that they 

receive support from both Central Government bodies and private stakeholders, not to mention 

the community residents, who are also responsible for the continued success and maintenance of 

the projects undertaken . 

The local authorities are the key to promoting and procuring a comprehensive and successful 

partnership, through the setting of clearly defined aims and objectives. Planners take the lead in 

generating public-private partnerships, orchestrating various stakeholders and generating positive 

synergies between partners. This leadership is critical for the success or urban regeneration. 

6. Successful regeneration of an area is achieved through both funding and 

incentives 

In terms of funding, the present list o f funding available for regeneration schemes in the U K is 

very healthy, yet divided with respect to the scope of regeneration that the project targets and the 

amount of funding it receives. A single urban fund available for all types of regeneration, 

combined from the available funds of the various government departments, to be distributed by 

the G O R s or R D A s , would further increase the efficiency and co-ordination of regeneration 

efforts. The single urban "pot" was suggested by the D E T R in their report 'State of the English 

Cities" (2000). However, the greatest challenge to urban regeneration, and rural for that matter, 

is the competition instigated by the funding application procedures. The greatest amount of 

It was suggested by Lee Shostak (2000), that planning authorities and policy makers refer to the early years of 
urban renewal in the USA, whereby an urban renewal authority was set up to work with land-owners in the effort to 
create value in an urban renewal area. Their arrangement could greatly improve present planning processes and 
partnerships in urban regeneration, by instilling a vested interest in all developers and investors involved. Further, 
the ability of the urban renewal authority to assemble land by way of compulsory purchase powers, remediate the 
land and then sell it back to the developers, (whereby all profits would go towards the urban renewal), would also 
further the timing and success of the process. 
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funding is directed to the most severely deprived areas, or to those that produced the best 

proposal, thereby overlooking areas smaller in scale or on the edge of deprivation. 

The level of deprivation may not be as severe for the rural areas as opposed to the urban, due to 

the sheer differences in critical mass; the same can be said for smaller cities and towns in 

comparison to the larger metropolitan areas. To remediate the problems of decline on an equal 

level, funding should be available to each regional area, to be based on a percentage of 

comparative deprivation across the regions. Assistance should be given to those areas incapable 

of organising an application, unaware of the available funding, or un-illustrative of severe 

deprivation. The proactive choice to invest monies and effort into the regeneration of declining 

urban areas, upon initial recognition of the problem, could save millions of pounds in the long 

run. 

Fiscal incentives for property investors could increase the feasibility of a project, especially 

when considering the dynamic nature of the property market and risk management. Co

ordinated servicing and public investment in infrastructure, could leverage additional private 

investment and generate investor confidence 

Regeneration subsidies provided by the central government, refers to the financial transfer to 

individuals, firms, or organisations in the private and public sectors to complete regeneration 

projects. Grants are the most prevalent form of subsidy, such as those distributed by the previous 

U D C s , and the present R D A s and GORs . A s mentioned previously, grants available cover 

different aspects of deprivation, which proves to be inefficient in terms of multiple applications 

submitted by the same area for several types of grants, within the realm of regeneration. The 

single grant system would prove to be more efficient and equitable through the reduction in 

paperwork, and missed opportunities due to lack of knowledge or information. The distribution 

of grants to all deprived areas would reduce the competition, and make funding available to those 

areas unable to compete, or produce the necessary acceptable requirements. 
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Tax incentives or subsidies could also be provided to new and existing businesses for the 

integration of job skills training programmes for the local residents. Provision of the subsidy, or 

recognition of the tax break, would be conditional upon the successful maintenance of local 

resident employee(s). Further, a percentage of employment opportunities should be geared 

towards socially disadvantaged groups (for example, female heads of households). 

The disadvantage of subsidies is the expense incurred by government. A s such loans could be 

provided to developers to reduce their risk and interest on the loans, yet provide them with the 

necessary capital to start the project; when completed the loan could be repaid to the 

government. Loans could also be provided to residential developers to assist in the provision of 

25% affordable housing units for the local residents. The additional capital would accelerate the 

development, thus reducing the financial risk and costs to the investor(s). Vouchers could be 

supplied to those community residents within the level of poverty, so as to provide them with the 

necessary capital to rent an affordable home. Vouchers could also be utilised whilst housing is 

under refurbishment, thereby assisting in the temporary relocation of residents. 

Incentives, such as Enterprise Zones (EZ), contribute significantly in terms of stimulating 

investment and development activity within declining urban areas. The provision of capital 

allowances, tax shelters and lucrative returns on property investments attract individuals will ing 

and able to take the risk. The instigation of a streamlined planning process and diminution of 

statutory controls could further reduce the risk. Brodtman and Johnson (Berry et al, 1993) argue 

that by extending enterprise zone regulations, the ability to promote the economic development 

of an area, is greatly increased, by creating an attractive and potentially stable environment for 

investors. 

173 



7. Successful regeneration of an area is delivered through public-private 

partnerships 

Physical urban decay, dereliction, social exclusion, economic decline and abandonment are the 

fundamental reasons for exploring progressive, pragmatic, and innovative approaches to 

planning for regeneration. England has accomplished a great deal in that respect, which is the 

most important reason for investigating different urban regeneration approaches and partnerships 

that have evolved. The formulation of a partnership is essential to the entire process of urban 

regeneration and the approach it entails. 

Public-Private Partnerships utilised in urban regeneration have moved through various phases, 

and eventually progressed to a more holistic approach, illustrated throughout the case studies 

discussed. During the 1950's and the early part of the 1960's, activity was centred upon moving 

industrial based businesses into outlying greenfield areas of the city. The 1960's and 1970's 

regeneration efforts were government led and tended to centre upon the city itself, especially in 

terms of urban renewal projects. A market-led approach was adopted during the 1980's and 

1990's, whereby the role of the private sector surpassed that of the public sector. Al lowing 

market forces and developers to determine the characteristics of regeneration schemes received 

significant criticism, due to the fluctuating nature of the market, ensuing investment and impacts 

incurred by the regeneration process during market downturns. In addition, prevailing criticism 

also noted the lack of public consultation and local authority participation, thereby leading to an 

evaluation and remediation of the level of participation of all stakeholders affected by a project. 

Towards the end of the 1990's, it became apparent that in order for a regeneration project to 

succeed and sustain itself over time, community residents and local authorities had to be 

involved on an equal level during the planning, consultation, and implementation phases. 

Throughout the first decade of the L D D C s activities, there was little to no community 

consultation evident, as discussed in chapter four and five. The importance o f community 

consultation cannot be emphasised enough, for they are the ones who understand the situation 

the best, and have to live with the changes made. It is important to note that during the research 
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for this M D P , there was little systematic evidence as to where the original residents of the 

London Docklands communities located to, subsequent to rising land values and redevelopment. 

The level of displacement experienced by the original residents can only be surmised, in relation 

to the similar processes of displacement produced from gentrification, but on a much larger scale 

and rapid pace. Evidence does indicate that some residents benefited financially from the sale of 

their property, especially during market value increases, also, that some chose to relocate out of 

the area. However, baseline data pertaining to the demographics and movements of the 

residents, should be incorporated into the initial S W O T analysis of an area prior to regeneration 

interventions this would allow for the evaluation of impacts directly to residents and a 

monitoring of their movements throughout the regeneration stages, therefore giving greater 

substance to the final analysis of regeneration outputs and outcomes. 

The partnership model (figure 5.2) discussed in chapter five, represents a broad umbrella model 

that may be applied to many circumstances, and illustrates the various facets that need to be 

considered upon the formulation of a partnership. The type of partnership chosen for a particular 

project, area, and number of stakeholders is specific for each situation, which deemed the model 

be general and non-specific, as compared to the types of partnership models investigated 

throughout this M D P . 

8. A successful partnership has certain pre-conditions 

The evolution of the partnership, over the many decades o f its application to regenerative 

purposes, is indicative of a trial and error process, with respect to initiating and maintaining the 

partnership for the successful completion of a project. There are certain general ingredients that 

constitute the making and maintaining of a successful partnership, that work in conjunction with 

the other facets mentioned throughout the chapters. They are ( B C M M A Website 1999): 

• Agreement that the partnership is essential 

• Respect and trust between different interests 

• The leadership of a respected individual or individuals 

• Commitment of key interests developed through a open and clear process 
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The development of a shared vision of what might be accomplished 

Time to build the partnership 

Shared mandates or agendas 

The development of agreeable ways of working, and flexibility 

Good communication, possibly aided by a facilitator 

Establishing conflict resolution mechanisms 

Collaborative decision-making, with a commitment to achieving consensus 

Effective organisational management 

Contingency arrangements i f the private partner is dissolved or insolent 

Just as there are certain ingredients that could lead to a successful partnership there are also 

elements that could produce obstacles or the ultimate demise of the partnership. Therefore, 

success also depends upon the ability of the partnership group and facilitator to recognise and 

immediately remedy the potential cause(s) of conflict. The responsibility to monitor, remediate 

and arbitrate any issues would be the responsibility of a well respected, objective and non

partisan elected leader o f the partnership. The following are problems that the partnership 

should try to identify at the onset, or may encounter later on, and remediate or the partnership 

may ultimately lead to failure ( B C M M A Website 1999): 

A history of conflict among key interests 

One partner manipulates or dominates 

Lack of clear purpose 

Unrealistic goals 

Differences of philosophy and ways of working 

Lack of communication - language barriers 

Unequal and intolerable balance of power and control 

Key interests missing from the partnership 

Hidden agendas 

Financial and time commitments overshadowing the potential benefits 

Recognising potential problems before they arise, and continually monitoring the level and type 

of participation of each member, constitutes a proactive and pragmatic stance. 
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9. Successful regeneration requires a balanced collaborative approach to public-

private partnerships 

Bridging the gap between the bottom-up and top-down approaches to regeneration is paramount 

to the partnership process, as is incorporating the strategic approach. The present method of 

regeneration emphasises the need for a strategic approach, in conjunction with a clear vision of 

the outcomes of the scheme. Taking a proactive stance to address the social and economic 

issues, in combination with sustainable development principles, rather than just physical 

development can greatly cultivate the process. There are several elements brought about by 

consensus within the partnership, that when combined have the ability to increase the potential 

success of the partnership to deliver the regeneration scheme: 

• Practical strategic objectives 

• The definition of targets and the importance of an intensive starting discussion 

• Creativity is an essential element to successfully navigate complex economic and social 

projects 

• The development of a master plan, mile stones, and balanced incremental development 

can mitigate problems associated with the management of a lengthy and large-scale 

project 

• The adaptation of policies, programmes and initiatives for each particular circumstance 

• Involvement of the local authorities, community, voluntary and private sector in the 

decision, management and delivery of projects 

• The devolution and sharing of information, in addition to the long-term financial 

commitment of all parties 

• Defining the conditions early on in the public-private partnership process in terms of 

freedom of action, thus overriding certain organisational 

• Community ownership 

• Monitoring and evaluation 
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The key to the delivery of the process is the partnership, which has the ability to accelerate the 

process of change. It is essential that the public sector elicits strong leadership skills throughout 

the process, and ensures that positive synergies result from the strategies and programmes in 

action. Focusing the activities so as to demonstrate results would create confidence and trust 

within the local residents for the regeneration project, and the partnership. 

In terms of the partnerships utilised in urban regeneration, the local community should take the 

lead role to ensure continued ownership after the regeneration activities cease. Engaging all 

actors the voluntary, community, private and public sectors are needed for a genuine partnership, 

inclusive of all interests. Strong leadership by the local authorities is necessary for the continued 

momentum and co-ordination of the regeneration activities, due to their in-depth knowledge of 

the area. The creation and expansion of the network of actors and institutions enhances the 

partnership and effectiveness of their activities. 

10. Successful regeneration is about the regeneration of people not places 

Throughout regeneration efforts most business owners were profit seeking and had very little 

concern for the community. Over the last decade, there has been a genuine attempt, with the 

creation of special public-private partnership regeneration programmes, to renders developers 

and incoming businesses responsible to the community within which they are active. 

Government funding released according to the amount of private investment, has also reinforced 

and fostered the sense of responsibility that regeneration investors should have towards the 

community. In addition, in order to receive certain funds for regeneration projects, such as City 

Challenge, it is mandatory that a public-private partnership be formed and led by the local 

authorities, in consultation with community residents. This strategy has not affected the property 

value of standard housing units. Nevertheless, it is noted that the sustainability of a community 

is greater when there is a diversity in the community profile, thereby reducing the possibility of 

income clustering and segregation, which has been know to lead to social problems. 
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Further, the formation of local partnership boards, which are given resources as a result of a 

bidding programme overseen by Central Government, has improved the regeneration process. 

The local partnership boards are responsible for subdividing the funding according to the needs 

of the community, and are also available for consultation by both residents and stakeholders. 

Certain projects qualify for funding, such as business development, programs for physical 

remediation, improving housing and transportation facilities, and increasing access to businesses. 

One of the greatest challenges is the negotiation for affordable housing, with regards to what it 

means, where it is located on the site, and i f money wi l l be given in lieu (Sorenson, 2000). As 

required by most partnerships, developers must provide social housing units amounting to 25% 

of the total housing development. Developers observe that the market value of the development 

decreases with the incorporation of social housing, and that sales in the area are lower when 

compared to areas void of social housing. However, it should be noted that most developers 

group the social housing into one section of the residential projects, and also continue the design 

style so as not to differentiate the two types of housing, as mentioned previously in the case of 

Silver Town, located in the Royal Docks . 

11. Successful regeneration implies sensitivity to the local architecture and heritage 

It is the role of planners to undertake an inventory of the existing infrastructure, particularly in 

areas with historical architecture, and to ensure that the proposed regeneration scheme melds 

with the existing environment. Integrating innovative and creative architectural design within a 

city that emanates the Victorian period can be quite challenging as is establishing the quality of 

design necessary to maintain the sense of place and caricature of an area. Good architecture is 

vital to the social and economic process of a redeveloping area as it instils a level of design that 

In association with the introduction of affordable housing into the housing development schemes forwarded by 
developers, is the retention of those dwelling units for the income group initially outlined. Unfortunately, the 
growing popularity of the Docklands in terms of "the place to be and live" and ensuing increase in land values has 
the ability to displace the lower income groups unable to afford accommodation. The potential for yuppie 
gentrification is imminent i f land values continue to rise, forcing out the low-income bohernian populations, by the 
upwardly mobile, and thus resulting in an unappealing monochromatic community. Preserving the demographic 
mix of the community is considered paramount to the sustainability and unique diversity of the area, a uniqueness 
that is responsible for its present trendiness. 
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would be continued and can also infuse appreciation into its users, who are attracted to the 

design of the urban environment. Businesses looking to relocate generally base their decision 

upon the quality, style, and attributes of the potential urban environment. The L D D C has always 

appreciated and sought regeneration schemes that are attached to well-know architects and 

designers, such as Lord Richard Rogers, Cesar Peli, and I M Pei for example. Utilising famous 

architects not only ensures an interesting and inventive design but also has the added spin-off of 

attracting the cultural tourist to view the newly built environment. 

7.3 Lessons for the Canadian Context 

Requisite action, in terms of urban regeneration in Canada, stem from the necessity to mitigate 

the impact of urban sprawl and the subsequent minimisation of the ecological footprint of urban 

areas. Analysis and evaluation of these extensive patterns of urban development would illustrate 

the importance of regenerating declining inner city areas through brownfield reclamation and the 

utilisation of existing infrastructure networks. Canadian cities undergo a comparable process of 

turbulent economic and social change nonetheless little is done to address the struggles of inner 

cities through the redirection of planning and policy efforts. Cities require a long-term strategic 

approach to economic development and regeneration policy that w i l l systematically advance 

areas experiencing social and economic decline. 

Reduction of the public sector debt and deficit in Canada has been the primary focus of 

government policy over the past 10 years, which has led to reduced spending on programmes, 

downloading of responsibilities to lower levels of government and eroding the quality of 

services. The results being the general degradation in the quality of our urban infrastructure and 

subsequent need for innovation and creativity within the public sector to address the growing 

need for investment in urban centres. Forces such as the post-industrial shift, globalisation and 

consumer demands for high quality infrastructure further complicate the situation. 

Urban regeneration practices and programs that have seen success in the U K are much more 

difficult to implement in the Canadian context due to the differing political and institutional 

frameworks in operation. Central government in Britain is also very strong in terms of the 
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direction and priorities for urban regeneration. It is responsible for the creation and 

implementation of urban regeneration policies and programmes, in addition to the funding 

through which these processes wi l l be facilitated. While, the Canadian government does not 

have a strong legacy of urban policy, and it would not be possible to transfer British experiences 

directly, it is useful to consider the lessons learned from the success and failure of British 

partnership for urban regeneration. 

Jurisdictional fragmentation: a major challenge for successful urban regeneration 

The U K has demonstrated over the last 25 years the development of a holistic and integrated 

approach to urban regeneration that has featured a vertical and horizontal coordination between 

all government departments that are active in the urban sphere. Such efforts were facilitated by 

strong leadership and innovative policy-making, and furthered by the political wi l l to bestow 

authority to the administrative policies of the Department of the Environment, Transport and the 

Regions. Proactive leadership means taking a stance, rather than reacting to circumstances as 

they arise, a quality clearly demonstrated by the regenerative activities in the U K . The process 

of integration has led to two types of outcomes: (1) the delivery of services to targeted areas, and 

(2) the integration of environmental, social and economic aspects of urban regeneration and 

partnership policies. 

In Canada, the jurisdictional fragmentation of institutional bodies responsible for facilitating and 

managing urban development, presents a significant challenge 4. For example, in Toronto, there 

are four levels of government that exercise jurisdictional powers over the Toronto city region, in 

conjunction with over 100 agencies that also operate with little to no effective coordination 

between them (Crombie, 1992). Unyielding parochial pressures from acting governments and 

bureaucracies ultimately propel them into a state of unresponsiveness towards cross-

jurisdictional issues. When everyone is in charge no one is in charge. The consequence being 

4 
In 1987 the report put forth by the Brundtland commission, "Our Common Future", stated the institutional 

fragmentation would be the largest obstacle to successful integration of the ecological, and economic elements of the 
urban fabric. The respective departments function independently in terms of decision-making and policy 
formulation, the results being fractious and discontinuous urban transformation process. 
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the paralysis of the bureaucracy and institutional machines, whereby projects could be brought to 

a screeching halt by any agency with little to no possibility for progressive remediation. The 

jurisdictional gridlock evident throughout this and other Canadian regions is the greatest 

challenge to comprehensive regeneration. 

Lack of municipal autonomy requires reliance on private/public partnerships 

Canadian planning policy and development control is essentially done at the municipal level; in 

certain cases there are examples of super municipalities, such as Toronto and Vancouver that 

must endure the coordination of several jurisdictions. The Provincial level of government 

warrants the development of a bylaw and municipal plan for all urban centres under that 

provincial jurisdiction. The provision of services and programmes are left to the devise of the 

municipality, and there is no financial support for regeneration efforts. Fiscal constraints leave a 

lot of unfounded municipal mandates in the area of service provision and little scope for 

systematic and comprehensive efforts. A n example of institutional fragmentation is the 

separation in responsibility for housing, which lies in the jurisdiction of the province while 

homelessness is a federal matter. 

Federal and Provincial relations are tied up in partisanship, while the municipal arena is non

partisan. Local governments are a creation of the provinces and thus suffer from a lack of 

power, regardless of the fact that they are well versed in the problems and issues prevalent to 

their area. A cruel twist of fate allows the Provincial governments control over the purse strings 

of the money that is to be allocated to the delivery of social services. 

In order to achieve greater impact, municipal governments need to acquire more autonomy in 

setting local priorities for urban progress. They must be able to generate revenue in 

collaboration with the establishment of a funding initiative that would endorse and support urban 

regeneration. The 'renaissance fund' would enable the channelling of resources for a 

comprehensive regeneration programme addressing social, economic, environmental and 

physical decline thereby benefiting both people and places. Further, the instigation of strategic 
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alliances and effective coalitions within and between localities would thus support sustainable 

and comprehensive partnerships. The delivery of an integrated regeneration package would 

benefit residents and businesses collectively. 

Municipalities do have powers that impact urban economic development, including quality of 

life issues, land availability, infrastructure and the ability to advise provincial and federal 

governments on urban priorities. It is very important for municipalities to be visible and viable 

agents of change in national and global economies. Previously, the size and geographic location 

of a city were considered important for competitiveness. However, as a result of globalisation 

and advances in information technology, smaller centres are becoming equally important in the 

global economic field. Therefore it is necessary to recognise the role of municipalities and 

increase their powers over the establishment and implementation of urban development and 

regeneration policies that enhance the competitiveness and livability of cities. 

Strong municipal leadership is instrumental for the success of Public-Private 

Partnerships 

While contrasting the British and Canadian experiences, this paper proposes a policy mechanism 

to achieve the transfer of power and authority from the federal and provincial levels to the 

municipal level based on elements of the British model of regeneration partnerships. 

Strengthening the strategic role of municipalities in regeneration activities, in conjunction with 

private and voluntary partnerships, wi l l empower municipal leadership as enablers and 

facilitators of such efforts. A n adaptation of the British model to the Canadian setting could 

imply a tri-level co-ordinated framework for urban regeneration at the municipal, provincial and 

federal levels. The framework would be a forum for open policy dialogue, the establishment of 

funding initiatives and priorities, and the design of a collaborative approach to achieve effective 

policy implementation. Moreover, it could contribute to greater coordination and coherence of 

urban programmes at the federal, provincial and local level, across and within government 

departments. 

183 



Partnerships between the federal, provincial, and municipal governments would allow for new 

ways of addressing the urban problems, thereby connecting and co-ordinating their collective 

actions; in addition to dealing with the jurisdictional fragmentation within mega cities. While 

earmarked funding could be provided by senior levels of government given their taxation and 

redistribution powers, the monitoring and implementation of regeneration programmes and 

initiatives could be delegated to municipalities. 

Ancillary to the creation of comprehensive partnership would be the creation of a regional 

agency is proposed that includes all relevant government departments, acts as an information 

network, coordinator and regulating instrument over regeneration schemes. Above all , the 

development of participatory government strategies that could encourage active and genuine 

citizen engagement at all levels of the decision making, would move towards a more proactive 

and collaborative approach. This mechanism would provide a responsive and appropriate 

Canadian adaptation of the successful British approach to sustainable regeneration. 

The recent formulation of an Urban Task Force by the Canadian government illustrates an active 

movement in terms of discovering and addressing the causes of urban problems in Canada. 

Urban regeneration policies have laid dormant for over thirty years in Canada recognition of the 

need to devise policies and strategies to address the ever existent after effects of the post-

industrial period is the first step. Policy makers have the ability to learn from the experiences of 

the U K as they have actively and vigorously applied numerous approaches and tactics in the 

effort to alleviate the tribulations of urban centres. 

7.4 Conclusion 

Urban regeneration has taken a back seat in the overall political agenda for change and action in 

Canada. Unfortunately the possibility of continuing this path wi l l make Canadian cities less 

competitive. Globalisation, shifting economies and demographics are altering the state of urban 

and rural centres. The ability to compete in the global market is the difference between survival 

and demise across all elements of the urban and social fabric. Restructuring urban areas, 
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socially, economically, physically, and environmentally in a sustainable pattern is achievable 

through strategic long-term approaches. 

Claude Levi-Strauss feels that: Cities have often been likened to symphonies and poems and the 
comparison seems to me perfectly natural one... By its form, as by the manner of its birth, the 
city has elements at once of biological procreation, organic evolution and aesthetic creation. It is 
both a natural object and a thing to be cultivated; something lived and something dreamed. It is 
the human invention par excellence (Crombie, 1992, xxii). 

The conductor in the process of urban development is found in the intuitional framework of 

urban policy. Strong leadership and long-term commitment are of key importance to urban 

regeneration, which can best achieved through an inclusive public private partnership. 

Sir Winston Churchill once said that people create buildings and then buildings create people 
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Appendix A - Characteristics Associated with the Inner City 
Problem 

Characteristics Associated with the Inner City Problem as defined by the Department of the 
Environment in 1987 (Deakin, 19993, 52-53): 

Characteristics associated with people or households: 
• Poverty and income support dependency 
• Unemployment 
• Chronic unemployment (long-term or frequent) 
• The unskilled and the under-skilled 
• One-parent families 
• Large families or households 
• The elderly (and especially the lone elderly) 
• The sick and the chronically sick 
• Families in need of social work support 

Environment factors: 
• Poor physical environment and physical dilapidation 
• Environmental pollution 
• Crime and fear of crime 
• Social tension 

Housing factors: 
• Poor quality housing and physically dilapidated housing 
• Overcrowded housing 
• Housing with only shared amenities 
• Educational factors 
• Physically run-down schools 
• Poor teaching 
• L o w levels of educational attainment 

Service provision: 
• Poor or inadequate health services 
• Poor environmental services 
• Poor financial services (hire purchase, loans, mortgages) 

Economic and financial factors: 
• Decayed economic infrastructure 
• Poor and inadequate tax base 
• A high dependency ratio 
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APPENDIX B - URBAN REGENERATION INTERVIEW PROTOCOL 

U R B A N R E G E N E R A T I O N : SAMPLE I N T E R V I E W PROTOCOL 
Introduction: Purpose of the interview, major objectives of the research project 
A. Background information : 
Name, organisation, role/responsibility in their institution (ensure they understand any information they provide will 
be kept confidential and only aggregate findings will be reported, unless they specifically request to be quoted). 

B. Questions: 
1. Commitment: What has been their involvement in regeneration projects/activities? (e.g. design, participation in 
activities, political leadership, advisory, implementation support). 

2. Expectations: What was your interest in this project? What did you hope to achieve? (e.g. new skills? new 
partnerships? new approaches to planning? a basis to make choices about investments?, etc). Try to get a handle on 
context and priorities of the respondents. 

3. Learning: What activities did you participate in? (strategic planning, demonstration projects, training)? If you 
gained new understanding or skills, to what extent were you able to apply those in urban regeneration projects? If so 
how (give examples, if not why not). 

4. Results: If the organization and/or the local authority developed an urban regeneration plan, or implemented a 
demonstration project, what was different about the process? What is the product/result (give evidence of results)? 
What difference did the plan/project make? (e.g. to tourism, physical planning, investment promotion, local 
community development, etc.) How do you know (please show examples/plans/figures that indicate what is different 
from before, etc.) 

5. Project Strengths and Weaknesses: What were the major strengths and weaknesses of this project? (in their own 
opinion). 

6. Obstacles: What were the main constraints that hindered the achievement of results (sustainability of funding, 
implementation of strategic plans, lack of effective cooperation)? Probe for issues of political commitment, 
institutional capacity, management issues, etc.) 

7. Sustainability: What are the long-term benefits to you? To your organization? To the urban regeneration process 
in your city? Would the partnership with other organisations be sustained in the future with or without government 
funding? 

8. Comments and Suggestions: Are there other comments that you wish to make on any other aspect of the project? 

C. Video recording: this will be a 15-minute session. Feel free to interrupt the session at any time. 

Please state your name and position within the organization. 
Based on your involvement in urban regeneration projects, please summarize the main results achieved and lessons 
learned. 

D. Thank you very much for your time. We will be producing a report, and copies of the executive summary will be 
made available to the people interviewed. 
Date 
Location 
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Appendix C - List of Urban Regeneration Interviewees 

1. David Black, Planning Project Officer for Tower Hamlets, Local Authority, 
London, England. Interview conducted on Apr i l 25, 2000. 

2. Jo Edwards of the Major Projects Office, Regeneration and Partnership Division, 
Royal Albert Docks, London, England. Interview conducted on Apr i l 27, 2000. 

3. Graham Halliday from English Partnerships, Royal Albert Docks Project Office, 
London, England. Interview conducted on Apr i l 25, 2000. 

4. Hillary Powlson, Planning Authority for East Brighton and Hove Partnership, 
Brighton, England. Interview conducted on Apr i l 28, 2000. 

5. Jackie Sadek, director of the Paddington Basin Regeneration Partnership, London, 
England. Interview conducted on Apr i l 26,2000. 

6. Lee Shostack, Director of E D A W , London, England. Interview conducted on 
Apr i l 26, 2000. 

7. Eric Sorenson, Director of the London Development Agency, London, England. 
Interview conducted on Apr i l 26, 2000. 

198 



Appendix D - List of Relevant Policies Geared to Urban 
Regeneration 

The following is a list of the relevant policies, acts and programmes implemented by the 
D E T R to address urban problems that were analysed for the purpose of this M D P : 

1977 White Paper: Policy for Inner Cities 
1978 Inner Urban Areas Act 
1980 Local Government Planning and Land Act 

Action for Cities Programme 
• Urban Development Grant (1982) 
• A special inner-city priority category for Derelict Land Grant (1982) 
• Garden Festivals (starting in 1984) 
• City Action Teams (1985) 
• Task Forces (1986-87) 
• Urban Regeneration Grant (1987) 
• City Grant (1988) 
• Urban Development Corporations (1981) 
• {Enterprise Zones (1981)} 

1989 White Paper: The Future of Development Plans 
1989 Planning and Compensation Act 

1990s+ Planning Policy Guidance Notes (PPG's) 
1990s+ Regional Policy Guidance Notes (RPG's) 

Urban Regeneration Programmes and Initiatives 
• City Challenge (1991) 
• Urban Partnership (1993) 
• City Pride (1993) 
• Single Regeneration Budget (1994) 
• Rural Challenge (1994) 
• Regional Challenge (1994) 
• Capital Challenge (1996) 
• Local Challenge (1996) 
• Sector Challenge (1996) 
• English Partnerships (1998) 

1990 This Common Inheritance 
1990 Environmental Protection Act 

1997 White Paper: 'Building Partnerships for Prosperity: Sustainable Growth, 
Competitiveness and Employment in the English Regions' 
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1998 White Paper: *Our Competitive Future: Building the Knowledge Driven Economy' 
1998 Regional Development Agencies Act 

• Regional Development Agencies 1998 
• Government Offices for the Region 1998 
• English Partnerships 1992 
• Private Finance Initiative 1994 
• Housing Action Trusts 
• Urban Task Force 
• New Deal for Communities 

1998 White Paper: 'Planning for Communities of the Future' 

1998 White Paper: 'Modern Local Government: In Touch with the People' 

2000 White Paper: 'Our Towns and Cities: The Future - Delivering an Urban 
Renaissance' 

• Regional Development Agencies 
• Excellence in cities 
• Sure Start 
• New Deal for Schools 
• Learning and Skills Council 
• Excellence Challenge 
• Phoenix Fund 
• Children's Fund 
• Urban Regeneration Company 
• Small Business Service (SBS) 
• Social Exclusion Unit (SEU) 
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Appendix E - List of Planning Policy Guidance Notes (PPGs) 

Department of the Environment, Transport and the Regions 
Planning Policy Guidance Notes (PPGs) 

• PPG1: General Policy and Principles 

• PPG2: Green Belts 

• PPG3: Housing 

o Planning Policy Guidance Note 3: Housing 

o Planning Policy Guidance Note 3: Housing 

o Response to the Environment, Transport and Regional Affairs Committee's Report 

• PPG4: Industrial and Commercial Development and Small Firms 

• PPG5: Simplified Planning Zones 

• PPG6: Town Centres and Retail Development 

• PPG7: The Countryside - Environmental Quality and Economic and Social Development 

• PPG8: Telecommunications 

• PPG9: Nature Conservation (to be released) 

• P P G 10: Planning and Waste Management 

• PPG11: Regional Planning 

• P P G 12: Development Plans 

• PPG13: Transport 

• P P G 14: Development on Unstable Land 

• PPG15: Planning and the Historic Environment 

• PPG16: Archaeology and Planning 

• P P G 17: Sport and Recreation 

• PPG18: Enforcing Planning Control 

• PPG19: Outdoor Advertisement Control 

• PPG20: Coastal Planning 

• PPG21: Tourism 

• PPG22: Renewable Energy 

• PPG23: Planning and Pollution Control 

• PPG24: Planning and Noise 

• PPG25: Development and Flood Risk - Revised Consultation Document 

Source: Published 27 October 2000 / Updated 1 March 2001 ( D E T R website) 
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Appendix G - Table of the Types of Partnerships Operating in 
the UK 

Source: Adapted from Bailey (1995), Boyle (1993). 
Roberts and Sykes (1999) 

Type Area of Coverage Range of Partners Activities Examples 
development single site or private developer, commercial/non-profit development London Road 
partnership, smaller area - housing association, producing mutual benefits Development agency 
joint venture town centre local authority Brighton Media 

Centre 

development clearly defined community-based, community-based regeneration Coin St North 
trust area for importantly, Generally concerned with creating Kensington Amenity 

regeneration - independent from public and spreading community benefits Trust, Arts Factory 
neighbourhood bodies but frequently and since they are non-profit 
estate some reps from local making, recylce all surpluses into 

authorities the trust 

informal district or city private sector-led place-marketing, promotion of The Newcastle 
arragnement wide Sponsored by chamber growth and investment Concerned Initiative, Glasgow 

of commerce or with problems, issues and strategy Action, East London 
development agency indentification that are of mutual Partnership, 

interest to the parties involved Paddington Basin 
Partnership 

agency urban or sub- terms of reference from multiple task orientation, usually UDCs City 
legional sponsoring agency within a designated time-frame Challenge, S R B , 

Delivery may be through New Life 
a team of secondees Partnerships 
drawn from the partners 
or through a 
development company 
(limited by guarantee) 
that is independent of 
the partners 

strategic sub-regional, all sectors determining broad strategy for Coventry and 
metropolitan, growth and development May act Warwicksh i re 
national as an initial catalyst for activity Partnership, Chester 

Often acts as a guide for City Partnership 
development Implementation is Thames Gateway 
often through third parties Can act London Partnership 
as an umbrella organisation 
guiding other vehicles, including 
development companies 
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Appendix F - List of Regional Planning Guidance Notes (RPGs) 

RPG1: Northern Region 

RPG6: Regional Planning Guidance for East Anglia to 2016 
(Published in November 2000) 

RPG9: Regional Planning Guidance for the South East (RPG9) 
(Published in March 2001) 

RPG10: Regional Planning Guidance for the South West (RPG10) 
(Published in October 2001) 

RPG11: Regional Planning Guidance for the West Midlands 
(Published In December 1998) 

RPG12: Regional Planning Guidance for Yorkshire and The Humber 
(Published in October 2001) 

Source: Published 27 October 2000 / Updated 1 March 2001 (DETR website) 
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Appendix H - A List of Organisations in the Docklands 

Docklands-Wide Community Organisations 
• Docklands Forum. Established in 1974 as public consultation body for the Docklands 

Joint Committee (DJC). Became independent in 1981 
• Joint Docklands Action Group ( JDAG) . Established in 1973 to campaign for 

development to meet local needs. Lost funding in 1988 
• Docklands Community Poster Project. Provides services to groups, for poster design and 

printing plus work on images and exhibitions on docklands issues 
• Docklands Childcare Campaign. Formed to campaign for childcare provision as a part of 

docklands development. Lost funding in 1988. 

Local Organisations 
• Association of Wapping Organisations 
• Association of Island Communities 
• Limehouse Development Group 
• Newham Docklands Forum 
• North Southwark Community Development Group 
• Rotherhithe Community Planning Centre 

• * A l l above are coordinating groups for tenants and residents associations in the 
docklands localities 

• Beckton Residents Group. Formed among the new residents in Beckton 
• Southwark tenants liaison group. Formed with the L D D C . 

Source: Brownil l , 1990, 36-37 
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Appendix I- SWOT Analysis of the London Docklands for 1979 

A SWOT analysis refers to the Strengths, Weaknesses, Opportunities and Threats of an area 

Strengths 

• Proximity to the Financial Square M i l e 
• Expansive Brownfield site 
• Water front property - River Thames 
• Market-led regeneration policies emerging 
• Available government funding and strategies to regenerate the area 
• Large proportion of the land in the U D A is held by public bodies - land assembly is 

mostly complete to ease the process of regeneration 
• 110 historic buildings that could potentially be restored 
• Pressures for development areas within the city of London 
• Interesting historical past that can be utilised in the formulation of an image and 

identity for the area to attract investment 

Weaknesses 
• High unemployment 10.9% in U D A , compared to 9.6% in city as a whole 
• High crime rate 
• Failing local economy 
• Out-migration or people and businesses 
• Extensive environmental reclamation needed 
• Inability of Local Government to remediate decline 
• Skills of local people are blue-collar - inappropriate for the growing areas of London's 

economy 
• Lack of support for local businesses 
• Large proportion of the land in the U D A is held by public bodies, unable or unwilling 

to invest in the area to remediate the situation 
• Level of dereliction and environmental remediation necessary is extremely high and 

very costly 
• Level of dereliction inhibits investors from developing the docks 
• Many development sites are poorly serviced by infrastructure 
• Inefficient transport infrastructure, costly to provide, to link to the rest of London and 

development sites within the U D A 
• Poor bus system - infrequent and inefficient 
• Poor pedestrian system 
• Run-down depressed image of the docklands deters investors 
• In 1981 over 60% of the land and water (1040 hectares) in the U D A was derelict, 

vacant, or seriously under-utilised 
• 193 derelict or vacant industrial buildings 
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• Docklands also commanded the lowest commercial rents in the Greater London (under 
£5 per square foot for offices compared with £11-12 per square foot for offices in the 
City and West End), although there were very few offices in Docklands. Likewise, 
industrial rents at between £2.25 and £2.50 per square foot in Docklands were 
substantially lower that rents in prime areas of west London (£3.50). 

• Declining population 18.5% from 1971-1981 (48,352 to 39,429 respectively) 
• Very little owner-occupation of housing stock, 83% of household relied upon rented 

council housing 
• 20% of housing stock was classified as unfit for human habitat 
• poor health of residents of the docklands in comparison to the rest of London 
• shortage of facilities and amenities for the community, such as secondary schooling, 

sports facilities 

Opportunities 
• Increases in the financial and services sectors of Britain's economy 
• The city of London is international and competitive within the global market place 
• Developments in technology 
• Emerging policies and strategies for urban regeneration 
• Economy on the upswing, movement out of the recession 
• Possibility of reducing sprawl, and increasing densities 

Threats 
• Risk of economic recession —nationally and globally 
• Post-Industrial community 
• Generational unemployment, very cyclical and difficult to break 
• Residents - Low level of skills - potentially incapable or unwilling to be trained for 

new types of employment 
• Lack of funding or inability to coordinate funding accurately and efficiently, resulting 

in inefficient infrastructure to attract investment 
• Lack of co-ordination or willingness to work together between government 

departments, competing agencies and units 
• Inability to recycle the image of the U D A and attract investment 
• Inability to maintain momentum i f development gets underway 
• Inability to create the right type of environment necessary to attract the financial and 

services industries to the U D A 
• Unwillingness of incoming companies and industry to provide employment 

opportunities for residents 
• Residential opposition 

Source: Adapted from the D E T R regeneration research summary no. 12, 1997c 
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Appendix J - SWOT Analysis of the London Docklands for 2000 

A SWOT analysis refers to the Strengths, Weaknesses, Opportunities and Threats of an area. 

Strengths 
• Approximately £3,900 million of public funds was invested by central government into 

the regeneration of the London docklands, by March 1998 
• Approximately £8,700 million of private funds were matched to the public funding, by 

March 1998 
• High grade office space available 
• Over 24,000 housing units have been developed within the U D A 
• Over 80,000 gross jobs have been created within the U D A , particularly the E Z area 
• A n additional 23,000 jobs created in central London as a result of the increased 

competitiveness between the square mile and the docklands 
• Population of the area has increased by 45,000 people 
• New Docklands Light Rail line connects the area to the rest of London 
• Jubliee underground line extension to the U D A also increased accessibility to and from 

the area 
• Limehouse link underground roadway connection under the River Thames connects the 

docklands to the national motorway system and that of London 
• Increases in public bus transit locations and frequencies 
• Increased public amenities and infrastructure for local residents and city-wide residents 
• Increased number of businesses located within the U D A 
• Job skills matching programmes available to integrate local residents into employment 

opportunities 
• Royal Docks Airport - business flight times 
• D L R connection to airport and square mile/central London 
• Available hotel accommodations for business employees 
• Excel Conference Centre, a large high tech facility 
• Numerous open spaces and parks 
• Increased number of schools for residential child population 
• Diverse demographics in U D A 
• Diverse available housing units 
• Increased home ownership within area 

Weaknesses 
• London Docklands U D A area ranking within the National Deprivation Table (English 

Partnerships, 2000, 97): Tower Hamlets 6, Newham 2, Lewisham 14 
• Unemployment rate within the Docklands U D A remains high, especially for the unskilled 

and immigrants; (as of December 1999) Tower Hamlets 6.8%, Newham 11.9%, 
Lewisham 11.75 (English Partnerships, 2000, 97) 
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• Long term unemployment continues to be a problem 
• Unemployment in inner London (6.9%) is two times the national average 
• The surrounding neighbourhoods within the thames gateway 
• Lack of affordable housing within those communities located in Newham, Tower 

Hamlets, Southwark, Greenwich, and Southwark, and also those communities located 
within the Thames Gateway 

• Thames Gateway is lacking in river crossing 
• Thames Gateway is in need of links to the City Airport within the Royal Docks 
• Poor rail and bus services on both sides of the river within the Gateway 
• Poor transport links to and within the regeneration gateway 
• The average house price in London is $142,762 pounds, compared to the U K average of 

$81,668 pounds. Essential workers are unable to afford to own or rent homes in London, 
which also increases commuting pressures (LDP,2000,5) 

• Approximately 39,4000 homeless families were living in temporary accommodation in 
London as of the August 1999 

Opportunities 
• Thames Gateway has over 4,000 hectares of brownfield land waiting to be developed as a 

part of the 2000-2006 Regeneration Gateway programme 
• Projects within the Thames Gateway wi l l add to those occurring in the Royal Docks and 

also those of Canary Wharf 
• London is a tourist gateway, with world class elements to draw visitors into the capital 
• London is a world city 
• Establishment of a Mayor and London Development Agency ( L D A ) , the Greater London 

Authority ( G L A ) , and the Government Office for London (GOL) wi l l inject new and 
innovative ideas into addressing the inner city problem. 

Threats 
• Market Crash, such as those endured in the early 1980s and 1990s. 
• Inability to re-train and re-educate residents within the declining neighbourhoods up to 

the standards required to obtain a job with the incoming high-tech businesses 
• Costs associated with comprehensive regeneration, particularly the social programmes 

which need to be long-term in order to have a positive impact 
• London relies to heavily upon the financial and business services sectors for its economic 

base 

Source: C . A . Beswick 
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