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Retail-led Urban Regeneration

Introduction
There is tension between retail planning policy and retail-led urban regeneration.
PPS6 recognises the potential regeneration benefits of retail-led regeneration in the
plan development phase. However it lacks any clear statements about the weight that
should be given to potential regeneration impacts for applications which run counter
to other aspects of PPS6, and in particular the sequential test.
Retailing in a regeneration context has been useful to both local authorities trying to
kick start regeneration and to retailers trying to justify or make acceptable
applications that do not comply with PPS6. In the context of the current policy
environment with much discussion on a new impact test and or fascia test there is a
need to understand what we know about the realities of retail-led regeneration. In
particular there is a need to focus on what such developments deliver and whether we
know anything about what aspects of the development – nature, size, scale – affect the
outcome. This briefing paper is about translating what we know into a meaningful
understanding of retail-led urban regeneration.
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Key Findings
Research Base
 We do not have enough ‘before and after’ studies.
 All retail-led regeneration will not deliver the same outcomes or produce the
same positive or negative impacts.
 Research has produced ambiguous findings on retail-led urban regeneration.
This mix of outcomes is a statement of the inadequacy of understanding of the
process of retail-led urban regeneration.
 Much of the research has focused on food retail-led urban regeneration but
often the research has been contextualised in other debates such as the health
agenda e.g. Seacroft (Leeds).
 There is no one size fits all outcome.
Planning Decision-making
 There can be potential positive outcomes from retail-led regeneration.
 Retail provision is not usually a regeneration priority.
 Regeneration is not a retail priority.
 To attract retail-led urban regeneration, projects have to be large scale.
 The large scale of projects may be out of step with other planning goals for an
area or not of an appropriate scale.
 The regeneration aspect of a development may overshadow other impacts in
out of centre locations and often these are not adequately considered.
 The use of brown field sites does not always represent the most sustainable
option.
Outcomes: Retail Structure
 The outcomes of retail-led regeneration initiatives will reflect the nature of
existing retailing, the place specific regeneration needs and the way the
development is carried out e.g. West Quay (Southampton).
 Retail churn is an outcome of retail regeneration. The extent of churn, the
length of time it lasts and the final impact on existing retail structures will
depend on the variety, fabric and ‘health’ of existing retail structures. The fit
of new developments with existing ones will impact on the regeneration
outcome e.g. Merry Hill (Brierley Hill), St Rollox (Glasgow), West Quay
(Southampton).
Outcomes: Employment
 Employment impacts will depend on the employment needs of an area (but
aspects such as job security and skills must be part of the equation). The jobs
may also provide a stepping stone back into work e.g. St Rollox (Glasgow),
Castle Vale (Birmingham)
Outcomes: Other Regeneration
 Retail-led regeneration has a catalyst effect on getting regeneration started
through rapid injection of capital and site reclamation e.g. Cardiff.
 There is no guarantee that retail-led regeneration will attract other uses but
there are examples where it has done so very successfully e.g. Merry Hill
(Brierley Hill), Metro Centre (Gateshead).
The Regeneration Process
 Partnerships will vary in how much they are developer or local authority led
e.g. Bullring (Birmingham), West Quay (Southampton)
 Creating confidence is a key (but hard to measure) output from retail-led
regeneration e.g. Cardiff, Norwich.
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Rethinking Retail-led Urban Regeneration
Because of the lack of evidence based research, an approach which identifies key
questions is advocated rather than trying to achieve a general theory of retail-led
regeneration. This permits the findings to be more than the sum of the case studies but
does not stretch their importance beyond the evidence collected. The following
questions emerge from a study of the research on retail-led urban regeneration. These
are not an exhaustive list but aim to enable useful thinking about retail-led
regeneration in a positive planning context.

New Beginnings
Wider Planning Context
 Will the development improve confidence in the area?
 Is regeneration of the area a local issue or does it involve a wider image of the
area?
 Can retail-led regeneration change the image of a location/area by bringing
customers from outside the area?
 Does attraction justify the scale of the retail component?
 What travel will the development create and is this the most sustainable
location?
Retail Structure
 What are the failings in existing retail structure?
 How will the development fit with the existing retail structure?
How will the new development integrate with the existing urban fabric and are
there ways to maximise this?
Employment
 What type of jobs does this area require in terms of hours and skills?
 Will the retail-led regeneration offer these jobs in the retail stage of the
development or in other stages of regeneration?
 How will we ensure that the job opportunities benefit the area?
Achieving Regeneration
 How will any partnership ensure that the local authority goals are not
sacrificed to developer goals?
 Whose retail needs is the regeneration initiative designed for and will it meet
these needs?
This type of framework is required for a more finely tuned approach to retail-led
regeneration to be adopted. Not all areas require regeneration on the same scale or
seek to achieve the same goals. The difficulty of drawing comparative tables of
research findings suggests that is essential to conceive of regeneration effects rather
than an all encompassing view of regeneration. Perhaps the word ‘regeneration’ has
been overused, lost some meaning and become commodified.
General positive benefits include the creation of confidence and kick starting
regeneration. Beyond this impacts are more varied and place and project specific. Any
new retail impact test should take a more pragmatic view in asking what a scheme
will, could or should deliver and whether this meets particular regeneration needs,
however these are defined.
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Emerging Issues




Worsening economic climate may reduce interest in retail-led regeneration
with a particular impact on locations which involve greater risk.
Changes to planning policy could impact on retail led regeneration, if for
example the need test was abandoned or if qualitative impacts were given
greater importance.
If Competition Commission proposals with regard to exclusivity agreements
between retailers in regeneration partnerships are no longer allowed this could
reduce retailer interest in retail-led regeneration.

Researchers to contact
Michelle Lowe m.lowe@surrey.ac.uk
Cliff Guy Guy@cardiff.ac.uk
J. Roberston london@nlpplanning.com
Bill Bowler information@bitc.org.uk

Websites
www.planning.haynet.com Regeneration and Renewal is available on this site
www.henrystewart.com Journal of Urban and Regeneration and Renewal is available
on this web site
www.bitc.org.uk Business in the Community web site
www.colliercre.com Colliers CRE website includes property industry based reports
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