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Introduction
Practicing sustainable urban regeneration is a complex and challenging task. Regeneration always requires development agencies to answer key questions such as:

· How do you define a ‘problem place’?

· What would make it a better place?

· Who are the target groups that regeneration is aimed at (e.g. developers, investors, house buyers, local communities etc.)?

· How should regeneration plans be formulated and implemented?

· What constitutes a successful, sustainable regeneration project?

At the same time the institutional, political and economic contexts within which development programmes are initiated are subject to frequent change and contestation so that answers that seem appropriate in one context at a particular time, can quickly become out-dated or seen (ironically) as a ‘problem’ at a later date.  This brief paper outlines the key elements involved in the practices of urban regeneration.  It begins by defining what practice involves and highlights its relationship to different types of theoretical knowledge and development visions.  It then goes on to outline some of the key dimensions and tensions involved in the delivery of regeneration policy before briefly turning to some of the early lessons to emerge from one of SUBR:IM’s case studies, the Salford Quays development in Greater Manchester.

Practices and the Delivery of Sustainable Urban Regeneration
The delivery of any regeneration policy involves a combination of different types of knowledge.  It is often assumed that there is a significant difference between theoretical or academic knowledge and the implementation of policy through practice.  These divisions are reflected in linguistic definitions that see practice and theory as separate.  For example, in the Collins English Dictionary:
· Practical knowledge is defined as ‘involving, or concerned with experience of actual use; not theoretical…adapted or adaptable for use’.   

· Theoretical knowledge is defined as ‘lacking practical application or actual existence, hypothetical…impractical’.

In practice, regeneration programmes represent the interface between different types of knowledge.  The delivery of regeneration and its impacts on people and places are directly related to the imaginations and visions that are established before policy is initiated. These visions, in turn, are created through a combination of theoretical and academic knowledge, often gained through an understanding of practice from elsewhere and an assessment of the specific local contexts that exist in a development area.   ‘Best practice’ guidance has to be seen in this light, as something that on the one hand can guide visions and policy objectives whilst on the other being contextualised to reflect the diverse geographies that exist in different urban areas. 
Since the 1970s regeneration policy in the UK has become increasingly focused on local initiatives or so-called ‘bootstraps’ programmes. Local initiatives are seen as being more ‘in touch’ with local communities, flexible enough to respond to local needs and opportunities, and able to mobilise local resources to tackle local problems.  It is claimed that they provide a sense of local empowerment and ownership; utilise latent skills and resources; give citizens a greater say in the ways in which they are governed; and bring local knowledge to regeneration agendas, thereby improving their effectiveness, sharing benefits amongst a wider range of local people, and enhancing policy efficiency and effectiveness.  Moreover, the new approach also places greater emphasis on local entrepreneurialism and economic development with localities taking greater responsibility for the ‘success’ (or otherwise) of initiatives.

Research on urban regeneration has identified a number of factors that are essential to successful policy practice in the context of this localism.  These represent the interface between different types of knowledges and development contexts.
· Most significantly there needs to be a clear definition of institutional roles and responsibilities so that local programmes are embedded in a wider set of development practices.  Duplication and overlap between different development agencies needs to be minimised.  All too often development practice becomes confused between different agencies each with their own targets, resources and priorities.  These may or may not be mutually inclusive and at worst, as a number of examples have shown, can be flatly contradictory. 

· There also needs to be clearly defined and realistic timetables of action based on guaranteed state funding and clear longer-term strategies.  As Cochrane (1999) notes, urban policy has been plagued by a circular policy process in which new programmes are constantly initiated with the understanding and expectation that earlier rounds of policy will have failed.  All too often development practice becomes dominated by short-termism as partnerships and project leaders look to sustain their own funding streams, rather than thinking about how regeneration practice can best be put together (see Raco, et al, 2003). In some cases, particularly in EU-funded projects, organisations look to attract new funding for themselves (and their staff), rather than focusing on what is required to bring about wholesale regeneration 

· Effective development practice, therefore, raises broader questions over the sustainability and continuity of local regeneration efforts. For example, as the physical elements of a regeneration project begin to wind down it may be necessary to turn attention and resources towards community-building measures and projects that seek to support social initiatives that equip local people with new skills and capacities.  Whilst, a resource-intensive approach over a sustained period is a key element in enabling local institutions to develop long term agendas, there is an inherent danger that development objectives become fossilised even if the circumstances that underpinned their establishment have changed significantly. Policy learning is, therefore, an essential element of delivery with organisations benefiting from the adoption of more reflexive and adaptable ways of working. 

· This also draws attention to the ways in which development agencies tackle wider questions over the liabilities and commitments that have to be accounted for. For instance, the Urban Development Corporations that existed in many English cities in the 1980s and 1990s left a range of complex technical, political and economic legacies for local authorities and partnerships to pick up.  Given that one of the rationales for local regeneration is that programmes can generate and mobilise support from local communities and demonstrate state commitment to a deprived area, their removal can also be politically divisive.
· On a broader scale the powers and responsibilities of different agencies need to be thought through and co-ordinated.  In many cases development agencies possess limited powers and resources and are unable to effect change.  For example, it is common for urban regeneration bodies (including local authorities) to possess limited autonomy over funding and little responsibility for factors that directly and indirectly impact on the local economy (such as housing, transport, health and so on).  However, a balance needs to be struck between the prescription of clear roles and responsibilities from ‘above’ (i.e. ODPM) and allowing local agencies to be flexible in developing their own programmes, local networks and priorities of action from ‘below’.  Evidence suggests that where local agencies have been designated appropriate powers, resources and responsibilities regeneration projects have been at their most effective.

· The form and character of funding regimes underpins all development practice.  The stability and scale of funding shapes contours of policy. Short term funding has frequently limited the longer-term effectiveness and sustainability of projects.  If organisations have to constantly meet tight targets then their ability to engage in (local and wider) longer term strategic objectives may be circumscribed.  Agendas can become focused on matching targets for their own sake.  Long-term, committed funding does enable development agencies to expand and develop a range of programmes of action, to plan ahead, and to embark on programmes that may require heavy short-term investment to generate significant long term gains.   However, it also requires a strong, sustained financial commitment from funding agencies, something that is increasingly difficult to guarantee as public sector funds reflect broader political trends and programmes.  Regeneration has been more successful where local projects have benefited from the existence of the broad range of public agencies that operate on a city-wide or regional scales.  Conversely, where levels of public sector support for such projects is not as great, developing sustainable funding streams may be extremely difficult.

· Secure funding also has an impact on staffing and personnel and the capacity for local organisations to build local partnerships.  Attracting and retaining appropriate staff at the local level is a key consideration.  In championing a local area, personnel have to work in and through bi-lateral and partnership relations with other public sector agencies.  They also have to be in a position to negotiate with private sector developers. Having experienced, established staff in such senior positions can assist in the development of such networks.  Ensuring the security and continuity of staff is critical in the development of such relations.  Frequent staff turnover and short term contracts can undermine such relationships.  

· Development practice is also related to broader questions of governance and accountability.  During the 1980s and 1990s centrally-imposed quango agencies were increasingly used to develop and implement urban policy.  Such organisations were criticised for being detached from local communities and locally unaccountable for their actions (see Imrie and Thomas, 1999).  Since the late 1990s local community engagement has been championed as a core element of development practice underpinned by new forms of local governance in which people and communities take greater responsibility in developing schemes to benefit their neighbourhoods (see Raco, 2003).  However, in practice the mobilisation of communities is a complex task and the extent to which it takes place is still a highly contingent matter.  In many cases executive decisions are still taken by management officers and other senior, highly-skilled executive officers.  Urban regeneration is still dominated by such professionals – indeed there is some evidence that the emergence of partnership-governance has enabled new officer-dominated and less accountable forms of governance to be established.

· The significance of place factors and boundaries is critical in influencing the effectiveness of local practice.  Development boundaries should be designated in such a way that they are ‘coherent and logical’.  There can be a tension between functional boundaries and those of local community imaginations and place ‘association’.  Defining problem places and where development boundaries should be drawn is essential to the implementation and effectiveness of development programmes. There is a danger of creating ‘cliff edges’ within cities between included and excluded places.  

The final section of the paper will briefly examine how these themes have been evident in one of our case study sites Salford Quays in Greater Manchester.

Regenerating Salford Quays: From Place to Opportunity Space
The regeneration of Salford Quays has been one of the most significant and overtly successful brownfield redevelopment of its kind in Western Europe.  Salford Docks suffered from gradual decline in the post-war period. At its height 3,000 people were directly employed in the Docks but by the mid-1980s they had completely closed down. The situation facing Salford City Council was one of rising levels of unemployment. In regenerating the Salford Docks, the Council faced a combination of difficulties, including the large size of the development area [150acres of land and 75acres of water], significant water pollution, inner-city decline in neighbouring areas, a lack of developer interest/confidence; and a limited track record in economic regeneration. Despite the limited soil contamination developer interest in the site was nil. In response Salford City Council, purchased the docks from the then Manchester Ship Canal Company in 1983, and in conjunction with various private sector interests, notably Peter Hunter from Shepheard, Epstein and Hunter, established a development plan for what was then labelled ‘Salford Quays’.  First released in May 1995, the development plan was underpinned by three key objectives: exploiting the surrounding water as an asset; providing roads and services; and improving public access and landscape  It was more of an infrastructure plan in that it outlined key circular roads, under which key services would be provided, and emphasised the need for key vistas and tree-lined pedestrian paths.  The original decision-makers set upon the notion of an equal balance between work, residential and leisure. Leisure activities in particular were considered a vital part of the development vision and complex engineering work was carried out to reclaim contaminated land and to aerate the local water system so that it could be used for new activities.

Rather than simply establishing the Council’s vision for the site’s redevelopment, the plan formed two additional functions. It was the basis upon which private sector confidence could be uplifted, and it represented a coherent strategy which could be promoted with a view to obtaining national government funds, particularly through the urban programme and through derelict land grants. Between 1985 and 1996 public sector investment in Salford Quays amounted to £40million, leading to an investment £300million investment from the private sector. 
Over the last 20 years the development has come to be seen as a successful, flagship regeneration. The land within the development area under the ownership of Salford City has now been transformed. Whilst there remains land under the guidance of the 1985 plan still to be developed, this represents a small percentage compared to the overall Salford Quays area, falling under the ownership of Peel Holdings.  Success can also be seen visually through the way that the desired balance between housing, employment and leisure has been achieved. From a leisure perspective significant achievements include the construction of the £100m Lowry Centre and the water sports centre.  For earlier decision-makers the holding of an annual International Triathlon Union event was noteworthy because with people now swimming in the Quays, it exceeded their initial expectations of surface water sports.  Success can also be seen in terms of the rising height of residential apartments - an indicator that the confidence of investors and developers has increased, and that they are now willing to invest more significantly in the area.  Other notable successes include that there are now 150-200 businesses on the Quays, approximately 2000 dwellings built or in the pipe-line and nearly 200,000 sq ft of office space. The fact that there are now over 10,000 people employed in the Quays is similarly viewed as an important accomplishment, particularly when compared to the number employed on the Docks during their heyday. 

However, as interviewees acknowledged delivering what has become Salford Quays has not been an easy process, nor has it been an unbridled success.  Based on a preliminary analysis of interviewee responses, a number of lessons can be drawn for development practice elsewhere:

· In SQ, the vision was vital for encouraging investment in an area that had become a wasteland, and within a local government area which had no history of large-scale mixed-use regeneration projects. This aside, the Council’s confidence that the site was destined for success is reflected in the decision to financially underpin one of the earliest developments: the Copthorne Hotel. 

· In addition to promoting the site as an investment opportunity, the Council adopted the pragmatic view that early development quality may not be outstanding, but that obtaining early successes were critical if the development was to achieve the desired momentum. The construction of new buildings, on a largely flattened development area, would encourage greater confidence in the site and in the Council’s ability to deliver their vision. As the development process kicked into full swing, there was the expectation that the quality of development would improve.  This is perhaps evident today in Salford City Council’s request for more recent developments to be subject to international architectural competitions. 

· Support from national and regional government has been critical for the development’s success. In Salford Quays because of substantial financial requirements in terms of clearing the derelict site, improving water quality and introducing new infrastructure the Council benefited through a rolling programme of government grants, which provided greater investment certainty, and reduced the need to engage in annual bidding rounds. Support for the site’s development is also seen in terms of the high quality finish that has been achieved. For many interviewees this enhanced the sustainability of the site, because whilst buildings and land-uses may come and go in the future, the initial infrastructure as outlined in the early development plan would remain. This will become more evident in the near future, as market pressure will encourage the reconstruction of some of the early developments at not just a high density, but at a higher architectural quality. 

· However, with hindsight interviewees suggested that there was a lack of attention to the services that future residents would require, or how the new residential community on Salford Quays would interact and function. Somewhere in the strategy of maintaining the development’s momentum, by encouraging new residential developments, and holding competitions for new commercial spaces, the allocation of land for community services or facilities was overlooked. In providing an enclave of owner occupied housing in a sea of public sector housing across Salford, there was the intention of fuelling the desires and expectations of the populous. Yet whether it will remain a desirable place to live remains a key future concern. At the present time like other inner-city residential developments, it is not viewed as a space for families with children. 

· In terms of how the redevelopment area links to its immediate surrounds results have been mixed. Clearly it could be argued that the area’s success can be seen in the way that development pressure has spilled out of the development area, and how more distantly located commercial establishments have incorporated Salford Quays into their branch or business name. and yet, despite their close connections to Salford Docks when they were operational, there is now a distinct lack of ownership and sense of detachment within local communities over the changes that have happened. The new (wealthier) communities that have moved into SQ have not mixed with existing neighbourhoods and there has been limited trickle-down. 

· In fairness to Salford City Council considerable effort was given towards ensuring that the history of Salford Docks was incorporated into Salford Quays, through feature names, physical reminders and art work. Attention was also given to forging links with the local community, particularly in terms of a generating a workforce to deliver the required infrastructure, but also in terms of links to early employers, notably the Copthorne Hotel.  Links to the businesses and firms that have located on Salford Quays have not been as strong, nor has there been a committed effort to develop these links through specific training or educational programmes. In a sense it represents the more widespread problem of how to transform an industrial orientated labour force into the emerging service economy. One downside of this failure to integrate the development with the surrounding area was the suggestion that crime has been an on-going concern for businesses and residents on Salford Quays. Commercial theft has been managed more successfully in recent years through the creation of a specialist security operation: Quay Watch. Looking into the future, whilst Salford City Council and local educational institutions are active in seeking to enhance the aspirations and skill levels of residents, such that stronger links can be forged, there remains considerable room for outreach work by local businesses. With the Council’s development plan nearing completion, an important concern relates to the ownership of Salford Quays, here again there is a concern as to how committed businesses are to the area, particularly in terms of who takes responsibility for on-going maintenance.  Ultimately, Salford City Council cannot turn its back on Salford Quays, as it represents the city’s international quarter, and an area in which it actively promotes tourism, but there remains the question of the potential for future business co-ordination within the development area. 

· Finally, time scales and spatial dimensions are critical in terms of urban regeneration. In the 20 years since the development plan was released, Salford Quays has experienced the full swing of the market. During this period various key events have helped to spur renewed investment activity, most notably the arrival of Manchester’s Metrolink and the construction of the Lowry centre.  Looking at the development today, it is hard to imagine that it has gone from problem space, to an opportunity space in the eyes Salford City Council to a now nearly complete development.  But in a sense for Salford City Council, in seeking to regenerate inner-city Salford the job is half done.  Yes the Salford Docks have experienced a physical transformation, but for Salford Quays to be labelled a truly successful flagship development links need to be improved not only with neighbouring communities but with other areas within the inner-city or what is known as Central Salford. Not only does this involve existing neighbourhood regeneration strategies, integrating better with Salford Quays, but considerable onus will fall on the future Central Salford Urban Regeneration Company.  Currently promoted by agencies such as Salford City Council, North West Development Agency and English Partnerships, it is anticipated that it will be one of the first of the next generation of Urban Regeneration Company’s to be established. In terms of the future therefore, the ability of the Central Salford URC, working in conjunction with its many partners, to forge stronger links with Salford Quays, not least in terms of employment and improved public transport, will be need to be critically monitored.

References
Cochrane, A. (1999) Just Another Failed Urban Experiment?  The Legacy of Urban Development Corporations in R. Imrie and H. Thomas, British Urban Policy: An Evaluation of the Urban Development Corporations, Sage, London, pp.246-258.

Imrie, R. and Thomas, H. (1999) British Urban Policy: An Evaluation of the Urban Development Corporations, Sage, London.

Parkinson, M. & Robson, B. (2001) Urban Regeneration Companies – a Process Evaluation, DETR, London.

Raco, M (2003) ‘New Labour, Community and the Future of Britain’s Urban Renaissance’, in R, Imrie and M, Raco, ‘Urban Renaissance? New Labour, Community and Urban Policy’, Policy Press: Bristol, pp.235-250.

Raco M, Turok I, Kintrea K (2003) ‘Local Development Companies and the Regeneration of Britain’s Cities, Environment and Planning C: Government and Policy, 21, 2, 277-304.

3

