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In their industrial and commercial heyday, canals and other waterways stimulated
trade and economic growth in villages, towns and cities. Today, they are just as
powerful at drawing activity and prosperity to our market towns and countryside.
The inland waterways are nationally important assets which must be conserved and
developed sustainably to fulfil their maximum potential. They make a significant
contribution to the quality of life for millions because they provide beautiful and
peaceful environments, recreational opportunities and access to the countryside
for all.
Some 1,500 miles of waterways pass through rural areas. They can provide much
needed employment and a focus for tourism. Small businesses in waterway
settings, marinas and waterway-based tourism provide vital support for rural shops,
post offices and pubs.
I welcome this report by IWAAC. It provides a positive contribution to the development
of Government policies for the promotion and regeneration of the countryside.
It shows how mixed-use “hubs” could be developed adjacent to waterways,
to promote rural regeneration and provide links to towns.
I commend the report to local planning authorities, regional development agencies,
navigation authorities and other bodies and individuals able to ensure that our
inland waterways play a more valuable role in rural regeneration.
Jim Knight MP
Minister for Rural Affairs, Landscape and Biodiversity
Department for Environment, Food and Rural Affairs

Scotland’s canals are now a rapidly developing asset for Scottish communities.
Nearly three years ago the Scottish Executive outlined its strategy for our inland
waterways in Scotland’s Canals: an asset for the future. Since then we have
invested heavily each year in maintaining and improving the asset and are now
vigorously pursuing secondary investment which will help to revitalise communities
along the waterways, in partnership with British Waterways Scotland, local
authorities, enterprise bodies and others.
Through the Scottish Canals Development Group (SCDG), the Caledonian, the
Crinan, the Forth & Clyde and the Union Canals are the focus of considerable efforts
to generate a range of benefits – economic, social and environmental – which will
build on the magnificent achievement of the Millennium Link restoration in the
Lowlands and our rural development policies in the Highlands.
I welcome this report as evidence of new thinking by IWAAC about how we might
approach initiatives for regeneration linked to our rural waterways in Scotland and
how they could connect along the waterways to urban regeneration projects.
Tavish Scott MSP
Minister for Transport and Telecommunications, Scottish Executive
September 2005
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Executive Summary

This study looks at one way to improve the relationship
between the inland waterways and the evolving needs of
rural communities. It explores the unique aspects of the
waterways and examines how the wealth of their natural
and built-resources might actively be utilised to promote
regeneration. It presents a flexible model for a waterside
mixed-use development or waterside hub, together with
site criteria to guide prospective developers towards
appropriate locations.
Against a background of the changing rural economies
of England, Scotland and Wales, the report reviews the
nation’s waterways, both rivers and the canal network,
illustrating their unique attributes and makes the case
for the waterways playing a more significant role in
revitalising rural communities.
It proposes the idea of a waterside mixed use complex or
‘hub’ as one vehicle for rural regeneration. The module
suggested can be made up of complementary commercial
and not-for-profit activities, scaled to fit specific locations.
This could take two forms (1) highly recognisable, (possibly
centrally branded) strategically-configured hubs which
would have more impact than scattered, disconnected
waterside developments and (2) the tested value and
attraction of ‘honeypot’ sites and amenities which can
attract inward investment to address local community need.
Pairs of hubs could be developed to deliver greater returns,
tackling simultaneously rural isolation and urban exclusion
and utilising a sustainable, under-exploited but much loved
asset, our natural and man-made waterways.

The report then considers the design of these hubs and
proposes best-practice standards. It presents criteria for
appropriate hub locations and a framework for putting
together a good mix of elements. Reconciling the various
stakeholder interests, making the best use of the water and
achieving a balanced funding mix and revenue streams are
the keys to success. Three case studies, a riverside location
on the Upper Thames, a basin on the Lancaster Canal
on the edge of a small market town, and a location on
the restored Forth & Clyde Canal in Scotland, illustrate
practical applications. A framework for developing a hub
confirms the need for the right blend of team skills,
consultation, business-planning and local commitment.
The challenges to using the waterways as a catalyst for
regeneration generally, and for developing a specific hub
are principally: assembling land and buildings parcels;
attracting optimum funding, reconciling user conflicts and
putting in place cost-effective management.
The study concludes that the waterways can offer something
new and different to rural regeneration projects. The idea
of a waterside hub meets current policy aspirations and
offers a rare opportunity to generate social, economic and
environmental benefits in an integrated way. Interested
public and private bodies sector parties are urged to
incorporate this study’s principles in any relevant
regeneration projects.
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Introduction
This report into how the inland waterways might further
help facilitate rural regeneration has been commissioned
by the Inland Waterways Amenity Advisory Council (IWAAC),
a statutory body set up under the Transport Act 1968 to advise
the Government and British Waterways (BW) on matters
affecting the use of BW canal and river navigations for
recreation and amenity.
The Council has in recent years been asked by Government
(the sponsoring department in England and Wales is the
Department for Environment, Food and Rural Affairs (Defra)
– and in Scotland, the Scottish Executive) to advise on
a number of pan-waterway issues, including waterway
restoration, planning for waterways, waterways and social
inclusion, and has published a series of reports on these
issues.
This study examines one way of enhancing the relationship
between the inland waterways and the evolving needs of
rural communities. It explores the unique aspects of the
waterways and examines how the wealth of their natural
and built-resources might be actively used to promote
regeneration. The study provides a flexible model for a
waterside mixed-use development or waterside ‘hub’,
comprising complementary commercial and not-for-profit
activities, together with site criteria to help prospective
developers identify appropriate locations. The report does
not seek to provide a universal solution to the countryside’s
challenges: rather it proposes and sets out a creative,
flexible regeneration concept, with practical guidelines
for implementation across a range of site types.

Terms of reference
The terms of reference for this report were to present:
• a short overview of the rural economy, current policy
initiatives in England, Wales and Scotland, and the future
outlook in rural areas of the UK;
• a summary of the potential influence of inland waterways
on rural revitalisation – experience to date, the range of
possible benefits, the unique contribution of waterway
and waterway corridor development and the forms it
might take;
• the creation of a waterside regeneration model –
the ‘hub’ - demonstrating how a variety of complementary
uses might combine to create a focus for revitalisation in
rural areas;
• case studies of three sites where the type of regeneration
activity described might be applied with an assessment of
their economic impact;
• how the “hub” approach can be taken forward in parallel
with, and complementing, other agencies’ approaches –
including the planning context, funding mechanisms and
the means of delivery, identifying where practicable,
possible partners and funders;
• a practical guide to implementing the type of waterside
project envisaged in this report.
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Aims of this study
The aims of this study are to:
• create awareness of, and stimulate further interest in,
the inland waterways as a unique catalyst for regeneration;
• inform planners, developers, investors, riparian
landowners and prospective operators of the wide
range of opportunities provided by the waterways
and help stimulate interest in implementing rural
regeneration projects;
• offer a blueprint for a strategically-conceived,
joined-up rural regeneration concept the “hub”; and
• provide a framework for implementing projects
of this kind.
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Audience

This study will be of interest to a wide range of bodies
including:
• local authorities;
• inland navigation authorities;
• development bodies, such as National
and Regional Development Agencies;
• Local Strategic Partnerships;
• parish councils and rural community councils;
• community groups;
• policy makers;
• relevant national agencies – police;
health and welfare bodies; education authorities;
• special interest groups, e.g. boaters,
waterway enthusiasts;
• heritage and conservation groups;
• land-owners and land-managers with waterfrontage interests;
• consultants working in the rural regeneration arena;
• students of related disciplines including rural
enterprise, community planning, social tourism, etc.
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Approach
This project has been produced with the help of IWAAC
Members, parties actively working within the areas
of the rural economy, and those directly involved with
the waterways including navigation authorities, local
authorities, landowners and craft operators.
The report also draws on recent keynote publications on
rural affairs, including: ‘Rural White Paper’ 2004; ‘Rural
Delivery Review’ (Lord Haskins); ‘The State of the
Countryside’, The Countryside Agency; ‘Rural Strategy
2004’, Defra; ‘Annual Rural Report’ (2004) The Scottish
Executive. The leading themes from these key documents
have been extracted and summarised in the preamble.
Readers are advise to explore these sources for a more
in-depth examination of these related rural affairs issues.
A digest of other relevant publications reviewed is included
in the appendices.
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The Rural Economy
and the Inland
Waterways
Definition of terms
The inland waterways are the natural and built waterways,
including the canals and navigable rivers of England,
Scotland and Wales. Together they form a system totalling
some 5,000 km in length of which about half is managed
by British Waterways; about a quarter by the Environment
Agency, some 3% by the Broads Authority, and the remainder
by a range of smaller navigation authorities and other bodies.
For the sake of simplicity, this report uses the terms ‘rural
areas’, ‘the countryside’ and ‘rural’ interchangeably.
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Country Life

A summary of recent trends
A review of five key topics demonstrates the dynamics
affecting the character of the countryside:
• relative prosperity – The significant majority of rural
areas have relatively strong economic performance,
but in a minority of rural areas, there are economic
weaknesses;
• employment – The economy of rural England is no longer
driven by agriculture. Employees in rural businesses are
more likely to be in manufacturing (25%), wholesale/retail
(18%) or tourism (9%), than in agriculture;
• migration – annual net migration into predominantly rural
districts averaged 60,000 between 1991 and 2002, placing
additional pressures on resources. In some remoter areas,
however, de-population is taking place: for example, the
Western Isles and the Orkneys are experiencing net falls
in population of 10%;
• ageing population – the number of people aged 65 plus
increased by 161,000 (12%) over the same decade,
contrasting with a net decrease of 18% in people aged
16-29 (237,000);
• housing and transport – increased pressures on both
with challenges for sustainable development.

Rural policy directions
Current priorities – as identified in ‘Rural Strategy 2004’ in England and Wales are:
• economic and social regeneration by targeting resources
at areas of greatest need and the promotion of stable
levels of economic growth and employment;
• social justice for all, particularly tackling rural social
exclusion; and
• enhancing the value of our countryside – protecting
and enhancing the natural environment for future
generations, with prudent use of natural resources.

One of the Welsh Assembly Government’s main priorities
is to “develop communities where:
• people want to live, work and visit;
• there is access to economic opportunity and reward;
• there is a pleasant and safe environment, and
• there are active and inclusive social community networks.”
These aspirations will be delivered using a series of
programmes including: Rural Community Action; Age
Balanced Communities (ABC) Study; LEADER +; Rural
Stress Scheme; Rural Partnership for Wales; Rural Retail
Support; Wales Rural Observatory; Article 33 of the Rural
Development Plan.
In Scotland, where 20% of the population live in rural areas
equating to around one million people, four key areas of
importance have been defined as in Rural Scotland: A New
Approach – access to services; economic development;
providing opportunity; conserving the natural and cultural
heritage. Policy is shaped as follows, quoting from
www.scotland.gov.uk in 2005:
“The Scottish Executive is committed to supporting rural
life, rural communities and the rural economy. To do so it
has ‘mainstreamed’ the needs of rural Scotland within all
of its policies. In this way, rather than setting rural Scotland
aside as something different or a special case, it has
encouraged all policy makers to take the needs of rural
areas seriously and to adapt their policies to meet local
needs and circumstances wherever possible.”
So, informed, integrated umbrella polices are now in place.
Equally, evidence on the ground suggests the beginnings
of a rural renaissance, albeit patchy. Focusing on rural
investment indicators, food and farming and tourism,
illustrates some interesting changes:
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Rural investment indicators

Food and farming

• while total spending by overseas visitors in 2003 was
flat at £11.8bn, domestic tourism spending was up 6%
to £28.7bn, year-on-year;
• in England and Wales in excess of £300m has been made
available by the government for rural recovery purposes:
the impact of this expenditure is now being felt.
In Scotland, both Scottish Enterprise and Highlands
Enterprise invested in projects in rural areas last year;
• improvements in ICT provision continue unabated, with
Broadband penetration in England and Wales near 90%
and Scotland at around 70%. In Scotland 750 PIAP’s
(personal internet access points) have been established,
mainly in rural areas.
• nationwide, local artisans are working in a variety
of media and materials and this remains a valuable
component of our heritage as well as domestic and inbound
tourism. 500,000 people are now engaged in working with
rural crafts, contributing over £1bn a year to the economy
– with the likelihood that rural crafts and heritage related
work will outstrip the economic value of farming within
20 years. In Scotland, the Scottish Arts Council has
contributed £75,000 to www.craftsforscotland.org.uk
to promote this type of business.

• the New Niche: pressures on conventional farming have
influenced some farmers to explore rare breeds and longforgotten species and farming methods, culminating in a
rich diversity of premium produce;
• the emergence of Food Towns: ‘Padstein’; Ludlow,
amongst others, celebrating local quality produce and
award winning restaurants; initiatives such Tastes of
Anglia and Eat the View, supported by Food From Britain
have also been launched;
• interest in the provenance of food continues to be high.
Organic foods have become mass-market, stocked
by most supermarkets and are proving popular with
consumers. Sales of organic foods have increased by
40% over this decade already (although only around 30%
is home-grown). Farmers’ markets are a regular and
established feature in towns across the UK;
• reform of the Common Agriculture Policy is ongoing.
In Scotland, the Rural Stewardship Scheme in 2003
provided funding to 1,100 farmers and crofters – or 99%
of applicants – bringing about the accumulation of some
360,000 hectares of land to be managed for the
environment and wildlife.
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Tourism

Conclusions

• rural tourism accounts for 9% of employees in rural
businesses, compared to agriculture which encompasses
only 6% of employees in the rural parts of England and
Wales;
• a new breed of upmarket country house hotels stylishly
designed and providing a wide range of leisure,
recreational and beauty services, which while welcoming
children, are attracting younger, affluent people;
• Scotland is increasingly becoming an all-year round venue
for tourism: angling alone is worth £113m, supporting
3,000 jobs, and innovations such as the Whisky Tourism
Initiative, launched in 2003, is helping to reinforce its
attractions;
• ‘sustainable development’ is now being applied in a
pragmatic and resourceful way. In Scotland, for example,
the Green Tourism Business Scheme, promoted by
VisitScotland, has more than 450 active members.

Assuming trends continue, we might expect to see over
the next thirty years:
• continuing population growth as a result of the inward
migration by (mostly) affluent and older people into rural
areas, particularly small towns and villages, combined
with increased life expectancy;
• greater demands for rural housing, as a result of
increasing migration to the countryside and an increase
in the number of one person households;
• an ageing rural population; large numbers of the older
population are enjoying good health and a high quality
of life, but this in turn will place pressures on public
services to provide support to those older people
requiring help; and
• a slowly declining population in dispersed settlements
in sparsely populated rural areas.
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The Waterways:
a unique national asset
So what are the inland waterways?

Defra’s “Waterways for Tomorrow” (2000) encapsulates
their diversity in England and Wales describing them as
including canals - narrow, broad and ship; rivers - either
those naturally navigable such as parts of the Thames,
Severn and Trent - or which have been made navigable;
the Norfolk and Suffolk Broads; and the navigable drains
of the Fens. The Scottish Executive’s “Scotland’s Canals:
an asset for the future” (2002) describes British Waterways’
canals in Scotland, covering both the Caledonian and the
Crinan Canals in the Highlands and the Forth & Clyde and
Union Canals in central Scotland.
The map of the entire system shows three striking features
– its extent (around 5,000 kilometres), its spread throughout
the British mainland extending through some remote rural
areas, but more importantly, the bulk of the system lies in
rural and semi-rural areas. Geography is therefore a key
feature in evaluating the potential role of the waterways for
rural regeneration. Almost all of the system is used
predominantly for leisure.

BW in central Scotland
Capitalising on the Millennium Link, the largest waterway
restoration project of recent years, including the
construction of the Falkirk Wheel joining the Forth &
Clyde and Union Canals, BW is now pursuing secondary
investment projects along the whole canal corridor
between Glasgow and Edinburgh. Some projects are in
urban areas but others are located in smaller towns and
villages along the two waterways. The Scottish Executive
is actively supporting these initiatives through an alliance
with local authorities and funding agencies. This report’s
Twechar case study falls within this strategy.

11 Just add water

This includes boating of all kinds; angling; sport; and
informal recreation. Towpaths and other waterside paths
provide local and long distance walking and cycle routes,
and access to the countryside.
There are a further 2,000 kms or more of abandoned or
otherwise un-navigable waterways. IWAAC’s 2001 report
“A Second Waterway Age” listed more than 100 waterway
restoration and development projects, the majority of which
lie in rural areas.
Government policies for the inland waterways are set out
in the Defra and Scottish Executive documents referred to
above. Both emphasise the important role of the waterways
in contributing to rural and urban regeneration. The two
largest navigation authorities, British Waterways and the
Environment Agency both have a number of regeneration
initiatives under way, two of the most notable are set out
below:

Environment Agency: rural regeneration
in the Fens
The largest rural regeneration scheme of its type
in Europe, this project is designed to link the three
cathedral cities of Ely, Lincoln and Peterborough.
A strategic alliance of local and regional government,
navigation authorities and other specialist organisations
is planning to create a series of circular navigational
routes connected to the rest of the inland waterway
system. New infrastructure, including “mixed housing,
small business developments and boating-related
industries, all well served by a range of transport
systems” will be created.
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The diversity of the waterways
The diversity of the waterways is apparent to anyone seeing
their rich landscapes. Each type of waterway has its own
special attraction and the canals have different
characteristics from navigable rivers (or “river navigations”).
Recent research has sought to identify from a consumer
perspective, what it is the inland waterways offer that other
large-space amenities cannot. The results of this study
offer insights with a number of engaging themes emerging
which support other recent research findings:

The canals
The canal system provides an assembly of iconic heritage
features – not only the canals themselves but bridges,
aqueducts, tunnels, reservoirs and locks (some of the most
famous and best known being the rise of locks at Caen Hill,
Devizes, the Pontcysyllte Aqueduct, the Anderton Boat Lift,
Standedge Tunnel, Barton Swing Aqueduct, and the Falkirk
Wheel) as well as locations and landscapes protected as
Sites of Special Scientific Interest.
Features of the canals include:
• a hidden world – many canals are low-profile, carved
out of the landscape but not always immediately obvious,
often being obscured by vegetation or, in urban areas,
high sided wharf buildings;
• pace of life – in an increasingly frenetic world, ‘life at 4mph’
has its own appeal, as anyone who has experienced
a relaxing cruising holiday will attest;
• inside-out – the canals act as conduits into territories
that are often otherwise inaccessible, and allow a unique
perspective – permitting a view of communities from
within which other forms of transport cannot provide;

13 Just add water

• industrial & social heritage – the canals and the activities
associated with them provide a unique imprint on the
landscape. There is a rich repertoire of iconic features –
locks; bridges; lifts; flights; inclined planes; machinery;
boats; ‘castles & roses’ decorative treatments, etc;
• natural & built environment – originally man-made,
canals have become natural habitats for a wide range
of flora and fauna, often providing the main focus for
biodiversity in their area;
• celebrating localness – whilst the canals have some
common elements, the use of local materials and fixtures
is striking, creating a wealth of design features;
• fit-for-purpose – simple, yet solid, the canals make use
of natural, ‘chunky’ materials. This contrasts strongly
with much of the high-tech and disposable materials
used in modern manufacture.
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River navigations

Attitudes towards the water

Rivers are intertwined with the heritage and history of the
British Isles, being the natural thoroughfares for travel and
transportation over the centuries. As natural watercourses
they show marked contrasts to the man-made canal system:

There is an enduring love affair between the residents
of Britain and its aquatic heritage. The British Isles have
a long-standing maritime tradition and affection for the
waterways is demonstrated by the popularity of simply
“messing about by the water”.

• open channels - In contrast to canals, rivers are less
obscured and the majority stand out more strongly in
the landscape;
• trade channels – Whilst the history of the canals is
relatively short, rivers have been conduits of commerce
for centuries and still continue to provide sustainable
employment opportunities;
• tourism magnets – leisure boating makes a significant
contribution to local economies. On the Thames alone,
18,400 jobs are supported by boating activities, with a
further 72,000 tourism and leisure-related jobs maintained
in its riverside wards. Boating visitors generate £58m of
a total annual visitor spend in excess of £200m;
• sporting amenities - navigable rivers are eminently
suited for competitive water sports, particularly rowing
and canoeing. 80% of competitors in these sports use
the waterways;
• natural, man-influenced - in complete contrast to canals,
rivers are natural occurrences but can be altered by man
through dredging, damming, etc;
• natural environments- rivers tend to offer more complex
habitats which encourage a very wide diversity of flora
and fauna;
• regional and local identity – rivers can provide a regional
identity which transcends conventional political,
geographic or administrative borders. This is often
reflected in popular culture, residents living alongside
the Mersey, the Tyne and the Clyde are reputed to have
distinct attributes. Rivers form a distinct boundary to
many local communities.

The Inland waterways fulfil a valuable role in bridging the
gap between the attractions of the coasts and the sea and
the costs and risks associated with maritime activities.
Canals and navigable rivers are relatively safe, accessible,
nominally free-at-point-of-entry or relatively low-cost, easy
to enjoy and have a range of amenities often lacking in open
coastal waters. The health of the UK boating industry – up
8.5% to a turnover of £2bn last year – is reflected by high
attendance figures at the leading boat shows: 160,000
audited ABC attendances at the 2005 Schroders London
Boat Show and over 60 vessels at the Scottish Boat Show.
Water provides vitality. There is an innate attraction to
water, as though reaffirming the value attaching to this
sometimes scarce resource. The recent ‘Water for Life’
report, (see Waterscape.com) testified to this connection:
• 67% of respondents recalled occasions spent by the
water as amongst their fondest childhood memories
(as compared with14% for a day at a park;
8% at a shopping centre or cinema);
• 83% of respondents felt most happy and relaxed when
by the waterside; this further breaks down to seaside
visits (32%), riverside/canal (22%) picnic by the waterside
(19%) and hiring a boat (11%);
• 82% of respondents felt that spending time by the
waterside is the most fulfilling time to spend as a
family (as compared to 12% visiting a theme park
and 3% visiting a shopping centre).
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The report concludes that man is ‘pre-programmed
to enjoy being outdoors close to water’.
Recent research to explore the attitudes of prospective
users towards inland waterways in general, and more
specifically to developments on canals (BW qualitative
research in 2002 used focus groups made up of samples
from the workforce adjacent to a stretch of water, visitors
and local residents) confirmed strongly held beliefs and
generally positive attitudes towards inland water. Nine key
themes were identified, some of which apply equally to
rivers as well as canals:
• the attractiveness of water was universal;
• ‘the water’ conjured up powerful and positive imagery
among the target groups. Words and phrases associated
with it included: relaxing; peaceful; slower pace;
historical links; unique heritage; interactive qualities;
communities with common interests; facilitates access;
• ‘working water’ also proved to be a draw: “there is
nothing so relaxing as watching other people working
on the water”;
• although only a minority of respondents were boaters,
there was a keen insight into the boating fraternity,
their needs and the different types of craft and their uses;
• the lure of the quintessentially British canalside or
riverside pub was confirmed;
• the potential for conflict between various user groups
was recognised; the groups classed stretches of water
into ‘working’ water and ‘leisure’ water;
• lack of experience in using a boat was not seen as an
obstacle to trying occasional leisure boating. This activity
was attractive to the majority of respondents;
• canals could provide the equivalent of the ‘buzz’
of rivers and the sea, without the attendant risks;
• people aspired to live, eat and drink by water.

15 Just add water

A further contribution made by the waterways to society
was identified in IWAAC’s report on social inclusion
(’The Inland Waterways: towards greater social inclusion’;
IWAAC, April 2001) which confirmed, through research,
the following series of benefits:
• better health, reducing stress through active recreation
and quiet enjoyment of the waterscape;
• community development: waterways were a source
of shared local pride bringing people of all ages, race,
creed, mobility together under a common activity;
• increased confidence in using outdoor spaces through
active encouragement and regular use;
• reduced ‘at risk’ behaviour by providing local activities for
schools, young offenders and children with their parents.
• assisting the national curriculum and life-long learning;
• greater appreciation of local environment and heritage,
thereby promoting ‘ownership’ of the community.
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Conclusions
The nation’s waterways, not always given prominence by
planners and developers, clearly offer a number of benefits
as catalysts for regeneration. They:
• are an extensive system, with a wide geographic spread
in rural areas, providing valuable links between rural and
urban centres;
• often come with an under-used development hinterland;
• have an innate, primal attraction to the majority of
people, cutting across age, gender, creed and colour
and physical ability;
• have been, and continue to be, sustainable channels
for transportation and commerce;
• offer access where conventional routes –road and rail –
are poor or non-existent or restricted by weather
conditions;
• have significant capacities, albeit with seasonal and
geographic imbalances; and
• can be inspirational – through the beauty and attraction
of their natural environment or through man’s
contribution in terms of engineering achievement,
innovation, endeavour and teamwork. With these
attributes, they also provide a valuable resource
for regeneration.
The next section examines how these attributes can
be applied to a pragmatic, sustainable regeneration
programme.
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Waterways and rural
regeneration: putting
the two together…
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A Waterside Mixed-use Complex or Hub
There are a number of challenges to developing a rural
“hub”. Every area has its individual character and own
problems. It is highly unlikely that a single approach will
suit all. This study therefore suggests a portfolio of
regeneration measures through the creation of a waterside
mixed uses complex or waterside “hub”. This is envisaged
as an integrated site providing a range of products and
services - both commercial and not-for-profit activities managed under an umbrella banner and targeted at
members of the local community and visitors. The exact
combination of activities would be dictated by local need,
availability of funding and the specific character of each
site which would be determined by the water space.
The complex would become a hub for local community life,
having stable economic and social activities and providing
a facility for any additional services or activities.

This portfolio approach is not new. The Countryside
Agency’s “The Pub is the Hub – A good practice guide”
(CA95, December 2001) was an early signpost in this
direction. Equally, the notion of a waterside complex has
been explored by several bodies, amongst them British
Waterways in its ‘Inn & Outpost concept in 2002, which
was pub-centric and biased towards commercial activities.
This concept of a waterside hub draws these ideas together
to a logical conclusion, exploring ways in which it might
absorb contemporary views on community revitalisation.
The range of products and services that could be offered
by a hub is wide. The matrix ‘Anatomy of a Waterside Hub’
‘over the page’ sets out its essential components, based
on research of probable demand and incorporating recent
innovations in supply. This range is not exhaustive and will
inevitably change and evolve as the dynamics of rural areas
change.
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Mapping the activities on to this grid against twin axes not-for-profit/commercial and local need/visitor need –
makes it easier to compare how they can be incorporated
in a hub and how they can influence its character:
• there are three natural clusters of activities:
• largely not-for-profit services aimed at local people
(bottom left)
• commercial services for locals (top left) and
• commercial activities primarily provided for
visitors (top right);
• however, these services are not necessarily specific
to either segment and can cross over, (e.g. kid’s play,
information and fishing);
• the grid throws up those components which have
an impulse attraction and those with a more
destination quality;
• a key objective must be to achieve the optimum balance
of activities, so that visitor spending on commercial
activities can cross subsidise local not-for-profit needs;
• the equal importance of delineating which components
may be categorised as commercial and those which are
non-commercial;

• with an optimum mix of activities, the community
achieves a return on its own intellectual property
and physical input. Instead of remaining as a generic
waterside site drawing in visitors simply by virtue of
its physical attractiveness, a hub will provide a diverse
range of services and give visitors a unique experience.
Local residents gain from this both economically and
socially and in the regeneration of their community;
• a successful or emerging hub will attract investment this effect can be borne out by specific site studies
• the success of a hub will be aided by the range of water
based activities. It is the water that provides the point
of difference and the ‘x’ factor in marketing terms.
It is therefore vital for a hub to promote the attractiveness
of its waterside setting.
The range of activities has been overlaid onto the grid
(right) to show inter-relationships. Size of ‘bubble’ reflects
the relative built-space; activities in green are watercentric; perceived ‘core’ activities are in bold. The three
main clusters emerge, and are colour coded accordingly.
‘Housing’ has been included in the hub mix even though
it has no direct visitor/user connotation. Provision of
‘affordable housing’ is a current government priority for
rural communities and there may be merit in incorporating
housing: local need would be met; residents would provide
an element of security and accommodation could be linked
to the provision of services, eg live in caretaker or centre
manager, thereby generating a subsidy.
Background detail on each activity, its modus operandi and
development requirements are provided in Appendix 1.
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Anatomy of a waterside hub
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The look and feel of the Hub

Research on the ‘matrix’ approach confirms that hubs have
virtually infinite permutations. A whole range of sites might
be developed – remote rural, urban fringe, canal junction,
picturesque riverside, etc. Inevitably, many sites will have
planning and development constraints on the type of
economic activity permitted, building use and the scale
of opportunity for new-build, together with restrictions
on its design. Given the number of variables it would be
impractical to be prescriptive about the visual aspects
of the hub. Local best-practice would determine its
character and appearance. There are, however, clear
principles to guide the design and development of a
waterside hub. These are itemised below to provide
direction on the ‘look and feel’ of a hub, with examples
brought to life in the pictures over the page:
• both new-build and the use of existing structures are
equally appropriate. Indeed, sites where there are vacant,
attractive and structurally sound waterside building
structures make ideal locations for consideration.
Combinations are also suitable;
• there are many opportunities to ensure that hubs are
sustainable: local materials can be sourced; renewable
resources can be used in the construction; ‘smart’ energy
– solar, hydro, non-carbon fuel burning, etc – can be
utilised for heating and lighting of the complex; local
labour should be used wherever possible. Equally,
the modular nature of the development promotes fuller
utilisation and operating economies of scale;

21 Just add water

• design should be fit-for-purpose with a build-quality
that reflects likely usage volumes and patterns;
• the design brief should essentially be to create a
welcoming environment for users, visitors and staff.
Hubs are beacons, particularly in remoter areas.
In practice this means warm, well-lit, comfortable,
safe interiors;
• water safety is paramount and lone-working bestpractice should be followed;
• a hub is fully inclusive. All current disabled access
policies should be adopted wherever possible:
easier in new build, harder with adapted premises;
• a hub should remain water-centric. This provides
the steer to maintaining sight lines and vistas;
• car parking will have to be provided although a hub
should be located so as to provide a transport
interchange for a variety of vehicles – cars, boats,
bikes, buses, taxis and even horse-drawn traffic;
• pre-designed and specified ICT is a pre-requisite,
including WiFi and Broadband where possible;
• brand signatures should be considered as a recognised
logo or format will encourage awareness and recognition
and reinforce consumer trust;
• a hub has to be flexible and capable of expansion so that
it can grow over time and cope with increased visitors and
volumes of trade.
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like?
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One plus one…
The concept of a single waterside hub in a rural area is a
practical response to the regeneration agenda. The concept
could equally enable a well placed rural hub to address
urban needs. The hub could operate on a stand-alone basis,
but also be part of something wider and bigger. The ideal
hub would serve both rural and urban populations.

inclusive • flexible • smart energy • technology • disabled access

There are a number of ‘excluded urban’ and ‘isolated rural’
communities in close proximity, located close to accessible
and useable waterspace, e.g. in Birmingham, Glasgow,
Wolverhampton, London, Leeds, Manchester.
The hub model would provide local delivery partners with
a proven tool kit to promote regeneration. Hubs could
become a focus for both central and local funding and
cross fertilisation of ideas.
Water-borne transport links between hubs could be one
of three modes or a combination: a purpose built and operated ‘river bus’; hire craft out-of-season; or, boats run by a
number of different local operators. Distance travelled or
trip times on the water is not necessarily time critical, the
time afforded in travelling between hubs and towns
by boat could be put to good use. In some Scandinavian
countries, special commuter trains have carriages fitted
out with internet work-stations and commuters gain credits
for hours worked in transit. These principles could be
transferred to the UK with similar on-board activity programmes. New technology also has a role to play:
the use of electric boats is already encouraged by the
Environment Agency (discounts of 25% on registration
charges are available) and the Broads Authority and both
are seeking to expand the number of charging points.

25 Just add water

Activity within hubs will be influenced by the changing seasons. Once the busy summer season is over, the river and
canal craft owners and operators may welcome the opportunity to participate in other enterprises in the quieter
months of autumn and winter. Other opportunities for boat
operators to attract remuneration might be to run transport
shuttle services linking urban and rural hubs, transporting
residents of one to the other.
As illustrated overpage, pairs of waterside hubs can bring
added amenity benefits by:
• welding towns and countryside together;
• celebrating and marking the contrast between rural
and urban areas;
• utilising an under-exploited channel in a sustainable way;
• exploiting the attributes of water in a managed way
(natural and built heritage; industrial heritage; tangible,
inside-out perspective, etc);
• using something quintessentially British, exploiting
cultural roots;
• through economies of scale; and
• by allowing stakeholders to adjust to fit their local
requirements without diluting the concept.
A feasibility study will be required to explore:
• the number of locations where ‘hub-pairs’ could
be established;
• the extent of economic benefits: number of beneficiaries,
valuation of urban and rural benefits;
• the capital costs;
• revenue costs: management, marketing, etc
• options for transport links.
Having analysed the underlying principles, we next consider
how to identify and select appropriate sites for hubs and
draw together the optimum selection of modules.
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The dynamics of pairs
of waterside hubs
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Site selection
Site selection for a mixed use venue of this type is part
empirical, part value-judgement and must be judged in
parallel with the determination of the best mix of activities
for the proposed site. The key factors are set out below,
ranked in priority order:

Visibility

Is the site on planners’ ‘radar’? Is it high profile? Does the location have
any recognisable features well known in the neighbourhood and which might
be used to signpost the scheme?

Access

Is there good access to site, for: pedestrians? Cars? boats? Bikes? Horses?
Emergency vehicles? Can best-practice DDA guidelines be implemented?

Capital costs

Can the buildings and land be acquired at affordable cost?
Are the budgets for refurbishment acceptable?

Attractive to funders

Is the location potentially attractive to commercial capital and grant funding sources?
Do the building and land qualify for incentives? Is the mix of activities proposed likely
to be compatible with grant-aid?

Trigger-point

Are there obvious triggers driving the need to provide and protect vital services?
e.g. closure of local post office? Breakdown in local transport mechanisms?
Loss of local tourist magnet/amenity?

Rural: Urban Pairs

Is there an obvious pair of locations, one rural and one urban hub,
which are conjoined by an accessible, navigable waterway?

Future-proofing

Does the mix of activities take into account the likely future needs of the community?
Can the majority of planning conflicts be resolved? Can reasonably identifiable trends –
technological, consumer and sociological – be readily incorporated?

Sustainability

Does the location offer a platform for sustainable development?

Built-infrastructure

Are the buildings appropriate for a variety of uses? Does it support the degree of
flexibility required? Are the buildings useable, in salvageable condition and attractive?
Are mains services available, cost-effectively?

Operational complexity

Can the buildings support a simple operation? Is the configuration likely to lead
to prohibitive payroll costs?

Unique response

Is the hub the optimum response or are there other existing
regeneration vehicles which might be more effective and sustainable?

Flexibility

Does the venue offer flexibility to incorporate high and low volumes?

Water-centricity

To what extent is the built-space connected to the water? Is the water at the forefront
or is it in the background? Is it incidental that the water is nearby or does the site
derive its raison d’être from the water?
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Creating the right mix
Creating the right mix of activities for the waterside complex
depends on both value judgement and objective analysis in
equal balance. The matrix below offers guidance on selecting
components, although these criteria are not exhaustive:

Community need

Which identifiable and measurable local needs do the location(s) and the intended
product mix meet? What is the evidence to support these needs? What consultation
has been carried out?

Market segmentation

Which users or customer groups is this activity aimed at? Has this sufficient attraction
or is this likely to appeal to a narrow group with mutually exclusive interests?

Revenue costs

Can the chosen activity be operated cost-effectively? Is the hub likely to be sustainable
post capital grants?

Economic impact

Positive? What are the multiplier effects of this project in the local catchment?

Cannibalisation

Will development of this mix of activitieson this site materially disadvantage
other social enterprise schemes in proximity?

Commercial vs not-forprofit

Is this balance appropriate? Is the scheme overtly commercial and therefore unlikely
to qualify for public realm support? Conversely is the development entirely contingent
on grant aid and subsidy?

Character

Is the tone consistent with local character and heritage considerations?
Does the initiative complement policies in the local plan?

Employment

Does the activity or mix of activities create sustainable employment?

Inward investment

Will the activity generate inward investment of any kind, including regional,
national or European grant-aid? To what extent is this likely to be matched
by the private sector? What strings come with the private sector funding?

The water

Does the activity and the proposed mix enhance the waterscape or detract? Does the
proposed portfolio mix maximise the site opportunity or are there better single uses?

Security

Are the risks to person or property inherent in a particular activity disproportionate
to the potential benefits? Can crime and safety risk be designed out of the activity?

Inclusivity

Is the mix inclusive? Have DDA guidelines been taken into account?
Are minorities well represented?

Seasonality

Are the proposed activities complementary by: part of the day; day & night; weekly
trading profile; seasonal quarter? Does the mix effectively deal with seasonal peaks
and troughs?
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Applying the
development
principles

29 Just add water

96475 2pp Text.qxd

17/10/05

09:37

Page 31

Introducing the three case studies
Working closely with IWAAC Members, the approach to
waterside-based rural regeneration in this report has been
applied to real-life situations. Three case study locations
have been selected and the regeneration hub concept
overlaid on them to test out the underlying principles.
Although purely indicative, each site has been visited and
researched to explore the opportunities for sensitive
development. Three sites have been selected, representing
very different waterscapes and local needs:
• Radcot, on the Thames, west Oxfordshire;
• Garstang, on the Lancaster Canal, Lancashire; and
• Twechar, on the Forth & Clyde Canal, East Dunbarton,
Scotland.
These locations illustrate the rich diversity offered by the
UK’s waterways. One location is relatively isolated, another
is near the centre of a thriving market town. One relates
to the picturesque upper Thames at Radcot; another
relates to a mooring basin off a stretch of a northern
canal. One site is in private ownership; others are in
multiple public and private sector hands. Each site has
a different visiting pattern across seasons.

Where practical at this ‘pathfinder’ stage, local
stakeholders have been canvassed. Without exception,
relevant parties – whether public or private sector – have
responded positively to the idea of a mixed-use waterside
complex, and in most cases, the initiative gels well with
local plans. These early hypothetical discussions have lead
to round-table talks about unlocking the regeneration
possibilities at these locations, with IWAAC members and
consultants facilitating discussions. The momentum is thus
being maintained.
It is hoped that these case studies fully illustrate the
approach to regeneration proposed by this study and will
assist readers in identifying suitable locations that have the
potential to become hubs. Each location has its own merits
and will require a bespoke approach, but readers hopefully
will take away from these case studies insights that they
can apply locally.
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Case Study I Radcot, Oxfordshire

Site description
The site is located midway between Faringdon and
Clanfield, just to the east of Bampton. The location’s focus
is the 17th century Swan Hotel, sitting adjacent to the banks
of the Thames, between the twin bridges. Radcot Bridge is
the oldest surviving bridge on the Thames, mentioned in the
Domesday Book of 1086. The immediate area is almost
exclusively mixed agriculture. The water provides both a
picturesque setting and a transportation channel to access
the area. Faringdon, the nearest sizeable town, with around
6,000 residents, is an important route centre with historic
Civil War connections.

The third area, downstream from the old bridge, comprises
older stages in need of upgrading, including where possible
the provision of fresh water and electricity. Limited dredging
will assist movements.

From the water’s perspective, the location splits into three
areas: the north bank, the south bank and downstream
from the old bridge. The pub and outbuildings are sited on
the north bank, where much improvement work has been
carried out. Further protection work is required, and there
is some discussion at present as to the optimum choice of
moorings adjacent to the pub. A temporary slipway is in use
and there is the potential for upgrading this and encouraging
additional public use. Some boaters’ facilities exist at this
point and there is room for further improvements to include
showers and an Elsan disposal point.

Current site activity

The south bank incorporates the Thames Path National
Trail and a large grassland area used for events and camping
and caravans. Angling platforms are accessible for all,
including disabled fishermen. Traditionally used by overnight
moorers, the bank is deteriorating and requires protection
including bollards and pathway improvements. An informal
car parking area exists and potentially a treatment of
grasscrete or hoggin appears appropriate. Trip boats
operate occasionally from downstream moorings.
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Locally, the area around Radcot is being positioned and
marketed as the ‘Oxford Cotswolds’ with the objectives of
communicating the attractive and unique blend of the
natural and built-landscapes in the region. The presiding
navigation authority is the Environment Agency (EA),
responsible for the non-tidal Thames and its 44 ‘locks’.

The site has been developed, by an entrepreneur holding
a long lease from a major brewer/pub company, as an
‘inland resort’. A number of complementary leisure activities
take place at the location, including: food, drink and accommodation; functions on a new waterside terrace; caravanning
and camping on the island; events, such as vintage car rallies;
boat and cycle hire; day boat hire; moorings; The site is
a natural hub for walkers on the Thames Path, boaters,
day-trippers, local residents and tourists.
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Radcot, the hotel and surroundings from across the Upper Thames

Radcot, the swan Hotel
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Development potential
There is scope at the site to achieve a fully rounded mix by
developing community amenities to balance the commercial
aspects. One idea is to complement the existing mix by
adding a heritage or interpretation centre, utilising outbuildings currently used for storage. Once established,
this amenity could then become the hub for a variety of
community activities: during the day this would be an
amenity for visitors and in the evening and off-season local
residents would have access to a free-of-charge or heavily
subsidised facilities’ building. Local landowners are keen to
support this initiative, particularly ‘quiet’ boating activities.
The notion of a waterside hub in this type of location is
consistent with regional tourism planning policy. Recent
updates to Regional Planning Guidance (RPG) confirm that
Tourism South East is to focus resource on four hotspots:
Windsor and Surrounds; Canterbury; Brighton; Oxford and
the Thames. The latter destination already attracts some
14m tourism visits a year, comprising walkers, canoeists,
rowers and boaters, day trippers and holiday makers,
generating £204m and supporting 18,400 jobs. As the Draft
Proposed Changes to RPG South East comments: “The River
provides high quality landscapes along its length and is
widely used for a range of informal leisure activities,
bringing direct economic benefits to its surrounding
area………given the rising demand for outdoor recreation
there remains scope for further co-ordination of access,
management and land use planning …..”. Furthermore,
Policy TSR2 relating to Rural Tourism cuts across the twin
themes of the waterways and rural affairs: “Local planning
authorities should……protect access to and support
proposals for upgrading inland waterways and associated
facilities for recreational use…” albeit any new or upgraded
moorings should ‘ensure they positively address any
potential impact they may have upon natural habitats’.
33 Just add water

Finally, Policy TSR4 directs the promoters of any tourism
attractions in this region to provide wet weather facilities,
extend the season and facilitate regeneration – principles
enshrined within this report’s proposed waterside concept.
A steering group is being organised to discuss the site with
local public and private agency partners to agreed a common
vision and assess the likelihood of public funding through
the LEADER+ programme, coordinated locally through West
Oxfordshire Network (WON) and SEEDA, the relevant RDA.
This type of rural regeneration initiative potentially targets
funding of this nature as it falls within the definition of
‘smart growth’, where “benefit is maximised from scarce
resources…..and there is protection of our environmental
assets in distinctive, diverse and attractive landscapes…..
and it reduces the need to travel by car…..”. Further roundtable discussions will confirm or otherwise the suitability
of LEADER+ for this proposed development.
The Local Authority is receptive, in principle, to the notion of
a waterside mixed-use scheme playing its part in supporting
the local rural communities. Will Barton, Rural Business
Adviser at West Oxfordshire District Council commented:
“The Council’s Rural Development Service is receptive to
the notion of a community based and economically
sustainable project that capitalises on the River as an asset,
as long as it meets properly identified local needs and
complies with all planning and other requirements.”
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Potential Stakeholders
•
•
•
•
•
•
•
•
•
•
•

Meeting local needs will be the key to ensure any development
genuinely addresses local peoples’ agenda. Consequently,
one of the earliest requirements is to undertake a Parish Plan
(a new version of a Village Appraisal) to quantify and qualify
such needs, and following this, to engage local stakeholders
and appraise funding options. Research might be undertaken
into Oxford’s needs with regard to an urban hub.
Research identifies potential interest from nearby Faringdon,
keen to retain and enhance links with the water for residents
and visitors.

The Pub Lessee & Leasor
Grafton & Radcot Parish Council
West Oxfordshire District Council
Oxfordshire Rural Community
Council
Environment Agency
Adjacent landowners
River Thames Alliance/
Thames Ahead
River Thames Society
ACTVaR
SEEDA
A Boat Hire company

Potential mix of amenities
Commercial/semi-commercial
Pub & Restaurant & Hotel
Functions
Events (rallies, etc)
Camping & caravans
Bike hire
Trip boats & boat hire
Boaters’ services
Fishing
Not-for-profit/requiring subsidy
Interpretation Centre
Heritage Centre
Community meeting point
Retail (distress items only)
Collection hub
Crafts
Picnic
Trails
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Case Study II Garstang, Lancashire

Site description
Garstang is a small town near the A6 and M6, some 10
miles north of Preston. This market town – part of a Market
Town Initiative (MTI) covering the town and its 16 settlements and lying within Wyre Borough – has a population
of 4,800. A picturesque town, Garstang is a Conservation
Area still dominated by independent retailers rather than
ubiquitous multiples. Garstang is strategically located
as a gateway to the Forest of Bowland - an Area of
Outstanding Natural Beauty and a magnet for walkers –
and as a staging post for visitors to the Lake District.
The local waterway is the Lancaster Canal, designed by the
famous canal engineer John Rennie and now owned and
maintained by British Waterways. Significant investment
has been made locally in the Ribble Link, connecting
the canal to the national network. Future activity will
concentrate on the restoration of the Northern Reaches,
effectively opening up the gateway to the Lakes.
A recent study funded by the North West Development
Agency (NWDA) confirmed the development potential
of a canal corridor between Preston and Garstang.
There are several high profile schemes being considered
including a new marina, a hotel complex and a regional
events and eventing arena. Garstang’s challenge is to create
a compelling offer for visitors in order to attract and retain
this passing spend and avoid becoming a backwater in the
face of these other developments.
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Within Garstang, a site for potential development has been
identified at Tithebarn Canal Basin, located 0.5 miles from
the town centre. Bordered by outbuildings, open and wooded
land, the basin is used as moorings for canal boats, both on
a residential and temporary basis. The site, which has been
largely developed in an ad hoc manner and would benefit
from being reviewed comprehensively, has a series of
challenges: it does not link well with the town centre, the
adjacent canal bridge – an acute humped-back structure –
is a potential traffic hazard and there is poor use of space
and a generally run-down feel to the basin. It is understood
that the basin is in private hands: British Waterways owns
and maintains the ‘track’ – the passing Lancaster Canal –
and a variety of third parties, public and private sector
bodies, together own the hinterland.

96475 2pp Text.qxd

17/10/05

09:37

Page 38

Views of Garstang Basin showing the potential for new development
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Current site activity

Development potential

The basin area is used for a variety of informal uses,
including car parking and ad hoc boat-related activities.
There are four main buildings on the plot:
• The Tithebarn pub – a reasonably attractive venue with
restaurant and themed banqueting and some outdoor
seating;
• Parish Hall – a single storey Victorian building with
adjacent car park;
• under used and neglected outbuildings overlooking
the canal;
• a Masonic Lodge.

The site is one of the focal points of the Garstang Area
Partnership (GAP), a strategic partnership established
in 2001 to undertake a ‘Market Town Initiative (MTI)
Healthcheck’ as a precursor to a planned regeneration
programme. The MTI Healthcheck identified a series
of pressing local needs:
• to grow and diversify the local economy and local
job opportunities;
• a modern multi-use community centre;
• workshops, live-work spaces;
• affordable housing; and
• development of the canal as a natural magnet
for visitors.

Selected refurbishments and demolitions would enhance
the site and allow improved access to the water and
sympathetic reuse of the built-space would permit greater
wet-weather use. Photographs on previous page illustrate
the site.
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Proposals being evolved from this review incorporate
plans for the town’s waterside. GAP is keen to create
a development blue-print for the canal, and the type of
waterside regeneration project proposed by this report
appears at first sight appropriate. There are other driving
forces and opportunities combining to create momentum
for regeneration: the church is looking to dispose of the
Parish Hall to fund a new building nearer the church;
the Masonic site has been subject of applications for
redevelopment and the future of nearby undeveloped land
– telephone exchange and mail depot – is under review
and could form part of a master-planning approach to
unlock this valuable site and make the pre-requisite links
with the rest of the town.
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Potential Stakeholders
•
•
•
•
•
•
•
•
•
•
•

Garstang Chamber of Trade & Commerce*
Garstang Town Council*
Garstang High School*
Garstang Town Trust
Lancashire Association of Parish & Town Councils
Landlords and landowners
Wyre Borough Council
North West Development Agency
British Waterways
Pub Landlord & Operator
Lancashire Tourism Partnership

* GAP members (Garstang Area Partnership)

Meetings are being held with key stakeholders to discuss
applying the principles in this report to the Tithebarn
Basin to create a vibrant waterside venue, with a range
of complementary uses wrapping around and supporting
new moorings. Work is currently underway to create the
project team, investigate the ownership of key buildings
and land plots and crystallise a vision for the basin and
adjacent land. Potential uses appropriate to Garstang’s
situation are detailed below, together with likely
stakeholders. Funding for any development activity will
invariably arise from a variety of sources including NWDA,
local partnership, private sector and others. Urban Hubs
in Preston or Lancaster might also be explored.

Potential mix of amenities
Commercial/semi-commercial
Pub & Restaurant (existing)
Functions
Events
Bike hire
Trip boats & boat hire
Boaters’ services
Boaters’ bunk-house
Workshops
Not-for-profit/requiring subsidy
Interpretation/Heritage Point
Community meeting point
Crafts/Gallery
Affordable housing
Picnic & Trails
Walkers centre
Elsan
Shower block
Kids’ Play

Further info: www.countryside.gov.uk;
www.lancashireprofile.com;
www.garstang.net; www.garstang.com;
www.statistics.gov.uk;
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Case Study III Twechar,
East Dunbarton

Site description
Twechar is a small rural village with a population of around
1,300 lying to the south of the B8023 about half-way
between Auchinstarry and Kirkintilloch. This is a former
mining area and the current village really started to develop
from 1860 when a row of workers cottages was built. More
rows were added over the following years and by 1925 there
were 200 dwellings in total. The local collieries used both
the Forth & Clyde Canal and a specially built railway for
transporting coal, and a railway swing bridge was built
across the canal in the 1860’s. The swing bridge remained
in use until the mid 1960’s and the winding mechanism
was ‘retired’ on Ist January 1963 when the Canal closed.
The pits at Twechar and Gartshore were closed in 1964
and 1968 respectively.
The Antonine Wall runs along the North side of the village
between the houses and the canal, the canal cutting
through the Antonine Wall at the western edge of the
village. To the east there is an important and extensive
Roman Fort at Barr Hill. There is a pleasant circular walk
from Twechar along the Antonine Wall to Auchinstarry
and then back along the Canal. The Forth & Clyde Canal,
designed by John Smeaton, is 35 miles (56km) long from
Grangemouth on the Firth of the Forth to Bowling on
the Firth of Clyde. Started in June 1768, it took 22 years
to build, the first vessel transiting the Canal from
Grangemouth to Bowling in August 1790. Canal use
declined as railway and road use increased. An Act of
Parliament in 1962 closed the canal to all traffic on 1st
January 1963. With Millennium Lottery and other funding,
British Waterways reopened the canal in 2001, linking it
at Falkirk, via the Falkirk Wheel, with the restored Union
Canal, together the largest waterway restoration project
completed in Britain.
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Twechar has a pub, two small shops (including a sub-post
office), two social clubs, a primary school, two churches,
a recreation centre, and a small industrial estate.
Current challenges include:
• high unemployment;
• limited shops and services, with lack of leisure
and other facilities;
• poor transport links and low car ownership;
• housing-related issues including: low and mismatched
demand; isolation; low tenant involvement/participation.
In terms of population, 3% of the total population of
East Dunbartonshire is resident within deprived areas.
At settlement level, 51.3% of the population of Twechar are
resident within deprived areas. In relation to employment,
Twechar features within the 15% most deprived areas in
Scotland. In relation to geographic access and telecommunications, Twechar is within the 10% most deprived
datazones in Scotland. Twechar is highlighted as a priority
area in the current Community Action Plan for East
Dunbartonshire. The plan highlights poor public transport
links in the village which, when combined with some of the
lowest levels of car ownership in the local authority area,
can make residents feel isolated and excluded. The plan
aims to assess all travel data to develop an innovative
community transport service to service local people.
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looking eastward along the Canal from the Twechar Bridge

Shop close to Canal but with no access from the water
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Current site activity
As a consequence of these aspects, Twechar is the focus
of several regeneration initiatives, for which the Waterside
Mixed Use Development is potentially complementary:
• Twechar Healthy Living and Enterprise Centre
Twechar Community Action is a company limited by
guarantee with charitable status, set up to manage and
operate a village centre to provide learning and training,
health and well-being activities, and cultural, community
and recreational pursuits. The aim is a centre which
provides a focus for residents of the village and ensures
access to a range of opportunities and services essential
to regenerate the community and address poverty and
social exclusion. A business plan has been commissioned,
incorporating a refurbishment programme to improve
facilities in the centre, including: a new café, a youth wing,
improved leisure facilities, space for the provision of health
services, a training suite with associated library/study
facility and areas suitable for commercial activities.
Funding for refurbishment will be sought from various
providers including the Coalfields Regeneration Trust,
Greater Glasgow Health Board, Communities Scotland
and Sports Scotland;
• Twechar Recycling and Reprocessing Centre
In line with EC legislation and Scottish Executive strategy
to boost the ‘Green Economy’ East Dunbartonshire Council
(EDC) Economic Development team is leading a feasibility
study to assess the potential for establishing a Recycling
and Reprocessing Centre for Waste Electrical and
Electronic Equipment (WEEE) in Twechar. The study is
being overseen by a Partnership Steering Group
incorporating representatives of Glasgow City Council,
Scottish Environmental Protection Agency (SEPA), British
Waterways and Shanks. The Stakeholder and Options
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Appraisal stage is complete and the Partnership Steering
Group has recently started negotiations with potential
partners to develop a social enterprise organisation
to take forward business plan and development.
The project includes assessment of options for moving
waste on the canal.
A team of consultants has recently been commissioned
by a Community Planning Partnership Steering Group
(membership includes Communities Scotland, Scottish
Enterprise Dunbartonshire, the local community, British
Waterways and EDC) to undertake a master planning
project for the whole of Twechar. All of the current projects
and opportunities listed above will be taken into consideration
along with long term housing and economic development
requirements. Key to this study is a high level of community
consultation. This study is ongoing throughout the first
quarter of 2005 and is the appropriate vehicle into which
the regeneration suggestions being put forward by this
report should be fed.
British Waterways wishes to create 2,000 new moorings
on the lowland canals to accommodate growing demand.
Twechar is relatively quiet and rural and situated
approximately 2 miles from Auchinstarry, where a new
marina is nearing completion, and 3 miles from Kirkintilloch,
where there is a busy waterside pub and planned canal
basin/shops/offices at Southbank. It has the possibility of
car parking and could therefore be a suitable base for bike
hire/canoe hire etc. If a launching ramp could be incorporated
into the masterplan, it might be possible to provide
a launching point for day craft with associated facilities –
safe parking for cars/ trailers, fuel etc.
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Potential Stakeholders
•
•
•
•
•
•

British Waterways
Twechar Action Group
Twechar Youth Group
Community Recycling Network Scotland
Historic Scotland
Private Sector Developers

Community Planning Partners
• Scottish Enterprise;
• Health Board;
• Communities Scotland;
• East Dunbartonshire Council;
• Strathclyde Passenger Transport

Twechar has its back to the canal, but redevelopment that
included lighting of walkways, paths to link any canal
improvements to the village and the facilities, canalside
development satisfying the needs of the community as well
as boaters, walkers, cyclists and fishermen could help to
change this. Twechar is fairly central on the top pound which is about 16 miles long and lock-free - therefore ideal
for use by families. With the masterplan and other feasibility
studies already being undertaken by EDC and contributions
from BW here is a site where canal regeneration really
could be the catalyst for rural regeneration.
Twechar has a rich ancient, industrial and natural heritage
which has led to a number of existing educational and
leisure based attractions but also provides excellent
opportunities for further socio-economic regeneration
in the future. The Forth and Clyde Canal, The Antonine
Wall and the surrounding countryside provide a base for
establishing a wide ranging series of activities for local
people, tourists and other visitors. This includes learning
through interpretation, cycling, walking, fishing and boat trips.
At this site there is the potential to renovate and re-use
existing buildings although there will definitely be a need
for new buildings. Some of the commercial services listed
below would become more sustainable if the population of
Twechar grew through new private housing and if visitor
numbers to the canal increased. The potential user market
would include schools, youths, active people, day trippers
(young and old) and possibly corporate ‘away-days’.
Potential operators would include the private sector,
existing community organisations and new social economy
organisations. The potential constraints on development are
Green belt planning; lack of finance; lack of awareness and
interest from private sector. Pairing up with urban hubs in
Falkirk, Edinburgh or Glasgow merits investigation.

Potential mix of amenities
Commercial
Improvement of Housing Stock
Working Basin and workshops
Mooring Basin with Elsan & facilities
Pub & Cafe
Bike & Boat Hire, & other outdoor activities
Parking
Offices
Shops and Post Office
Pharmacy, Bank and other services.
Canal Bus
Not-for-profit/requiring subsidy
Technology Centre – Recycling and Sustainable
Freight
Visitor Centre – historic interpretation and tours
of recycling plant
Outdoor Activity/Recreational Centre
Bunk House
Countryside Walks
Launching Ramp
Social Economy Recycling Plant for WEEE
Community Transport
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Practicalities:
a guide to
implementation
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General guidance
There has been much written recently regarding generic
principles of managing development and regeneration
projects and we have no desire to duplicate or paraphrase
the good work that has been undertaken in this area. What
emerges is a number of critical foci essential to the smooth
running of any project. The leading themes are summarised
below, with detail in Appendix 2:
• group structure – appointing a team with suitable skills
and expertise is crucial. Ensure a good blend of
experience gained from public and private sector projects.
Strong leadership, a nurturing culture and clearly defined
responsibilities are the keys;
• access to and engagement with different parts of the
community – genuine and timely consultation with all
parts of the beneficiary community are paramount.
Use a variety of techniques – active and passive;
low-tech and technological – and feedback findings
to all respondents;
• project credibility – it is essential to launch the project
on the right platform. Credibility comes from a variety
of sources: expertise of the development team; suitability
of the development site; accuracy of matching real local
demand with supply; clarity of communications and ability
to express the concept’s vision;

• group dynamics – it is up to the project leaders to achieve
a productive mix of personalities and keep up momentum.
Leaders must ensure high levels of energy, but also be
able to deal with pitfalls and obstructions as they
inevitably arise;
• monitoring & measurement – success criteria and
project milestones should be agreed at the outset
and continually revisited;
• the value of ‘quick wins’ – never underestimate the
power of ‘quick-wins’ – those fortuitous early successes and do not hesitate to publicise them, but ensure these
do not detract from overall, strategic project objectives;
• liaising with appropriate agencies – as the case studies
demonstrate, there are a number of potentially relevant
agencies to interact with. Partner selection is critical,
so confirm genuine interest, shared agenda and avoid
a ‘shotgun’ approach;
• the importance of regular communications – internally
and externally, using simple reporting protocols.
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Implementing a waterside hub
Under this generic umbrella, more specific guidance is
offered to prospective regenerators seeking to implement
a hub. The flow chart overleaf provides a ‘road-map’ to guide
implementation. This identifies a series of sequential stages
which might be adopted, taking readers from the idea
of developing a hub through to mobilisation on site and
preliminary construction activities when conventional
project management disciplines take over.
The following interpretative notes may be useful to readers:
• the stimulation for considering a hub in any given area
can come from a variety of sources and there is no set
approach. The initial ideas will tend to dictate the starting
point of any hub project. It is unlikely that the majority
of projects will commence at stage 1 as shown in the flow
chart. The framework has been assembled in such a way
that it allows practitioners to join the flow at the most
appropriate stage and to take the project forward following
broadly the same route from that specific joining point;
• as identified in the Introduction to this report, there are
many prospective beneficiaries of this type of study. Every
organisation which can see the potential of the hub will
approach it from its own perspective and its understanding
of its own local rural economy, regeneration issues and
waterways lore. The framework over the page has been
created in such a way that it allows each party to cut out
areas where it considers it has core competency and to
concentrate on stages where additional resources will
need to be applied.
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Some hypothetical situations are set out below.
Let us assume three different projects, each with
their own promoters:
• navigation authorities will tend to have a number
of potentially viable sites but not necessarily the full
development team. Partnering will therefore be key
and creating the pathfinder team will be the natural
starting point;
• local partnerships, on the other hand, will have the team
more or less in place, but have a smaller number of sites
to choose from. Site selection and visualising the hub mix
will be key;
• private sector. This scenario tends to be site-led, and
establishing a development team reflecting a balanced
agenda will be the first challenge, followed swiftly by
a decision on viability.
The model is therefore flexible enough to deal with a variety
of development scenarios.
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Road map for delivering
a Waterside Hub

1. Create pathfinder
team

6. Fix & visualise
the mix

11. Business
planning

2. Site long-list

7. Preliminary
viability

12. Communicate
& consult

3. Define filters

8. Appoint full
project team

13. Business
planning

4.

9. Allocate
work-streams

14. Funding
applications

10. Research
programme

15. Prelims &
mobilisation

Distil short-list

5. Site selection

Hub
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Challenges
The schematic on the previous page is only a framework for
implementation and reflects a somewhat unrealistic linear
workflow. It is, however, only a model, and the principles
remain sound. This study recognises the challenges that
teams seeking to develop hubs are likely to face:
• commercial activity vs. softer community uses –
the notion of creating honeypots and diverting revenue
from one source for community revitalisation is accepted
practice. The two aspects can co-exist, but historically –
and perhaps for good reason – there has been some
unease about the way they inter-relate. Best practice
dictates that each activity must be transparent – in terms
of the nature of operations, its management, capital and
revenue funding - and where there is cross-subsidy that
this is directed towards activity where there is auditedneed and incremental and proportionate benefit. Hubs
work best where there is give and take on both sides for
the greater good and a trade-off of benefits. For example,
an entrepreneur with strong social enterprise motivations
might team up with a local strategic partnership which
understands the importance of having a strong commercial
element within a scheme in order to solve a wider problem
and to generate overall gross value-added (GVA);

47 Just add water

• use/space conflicts – within the matrix offered earlier
there are obvious conflicts, i.e. workshop and residential,
kids’ play and business services, boaters vs. anglers.
These can be avoided by careful research and rigorous
portfolio planning in concert with consensus management;
• land ownership – assembling the plot is invariably one
of the single biggest challenges, particularly where there
is a fragmented freehold. Identifying the lead landowner
and communicating the hub vision are the obvious keys
to a solution, but the time needed to do this should not
be under-estimated;
• management – specifically, which party will manage the
complex and how will management costs be met? Who
will be responsible for maintaining the associated public
realm or civic space? There is no single answer to this
and development teams will need to look at the merits
of each local situation;
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• funding – A complex and sometimes intractable
element, continually shifting and which can only be
tackled once a hub location and mix have been identified.
There are authoritative texts and sources which address
this aspect and interested readers are directed to them.
Essentially, the funding mix will be determined by the
usual variables: capital costs; revenue streams;
availability of funds and grants; level of private sector
investment; timing; perceived hard and soft economic
impact, etc. Ostensibly, in some circumstances, hubs
might meet the criteria set by Regional Development
Agencies, the Welsh Development Agency or the Scottish
Enterprise – increasingly the rural gate-keepers post
Haskins, setting criteria such as job creation, incremental
m2 of workspace created, brownfield site regeneration,
etc. There is a myriad of other funding sources at local,
regional, national and European to be explored.

This study is not complacent about these challenges.
Neither is it discouraged by them. The thinking underpinning the hypothesis is robust – the waterways have
a set of unexploited unique attributes; the hub concept
is sound; the ‘pairs of hubs’ notion is a logical extension –
and there is a huge amount of individual and collective
talent in the nation’s rural areas. This combination provides
the foundations for the successful exploration of this type
of innovative and focused regeneration.
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Concluding remarks
Our hope is that readers of this report will feel that they
have been taken on a journey. We’ve taken a snapshot of
the rural economy and revisited the waterways, exploring
and describing their unique qualities and assessing the
way in which these qualities might be harnessed for
regeneration purposes. A hypothesis – a waterside hub –
has been offered as a tangible, pragmatic contribution
towards enhancing country life. The case studies illustrate
the versatility of the idea and the type of locations where
this type of activity might thrive. The process of creating
a hub will vary, given the number of variables and
characteristics of sites and activity modules, but a common
framework has been proposed to guide implementation..

The concept of a hub – or perhaps pairs of hubs, one rurally
situated, the other urban - is a practical response to current
challenges faced by rural areas. Whilst this report does not
shy away from recognising potential barriers that may hinder
implementation – the ‘usual suspects’ being lack of capital
and revenue funding, land ownership, community
engagement and day-to-day management – the end
objective is a strong motivator. Few initiatives are capable
of generating and sustaining the much vaunted ‘triple
bottom line’–social, economic and environmental benefits.
The hope is that rural and urban communities, working
together, focusing regeneration efforts around hubs inextricably linked via a common waterway - can secure
these lasting benefits.

The approach encapsulated within this report appears to stand up to critical scrutiny
A robust hypothesis

waterways are under-exploited and can do more to aid rural regeneration

A sustainable and
versatile concept

a modular hub, flexible to adjust to a variety of site types

A targeted response

focuses on the priorities of rural isolation and socially excluded urban areas

Joined-up thinking

links rural and urban communities

Timing

post 2004 Rural Strategy and the Annual Rural Report, at a time when more
social cohesion is needed in rural areas and between rural and urban areas

Strategically sound

complementary to the aspirations of rural strategies for England, Scotland
and Wales

A road-map for
implementation

not just a theoretical proposition, but one that can demonstrably
be implemented

A delivery framework

opportunities for both public and private sector, local communities,
special interest groups, volunteers, etc
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This report urges all relevant parties – central and local
government, national and regional development agencies,
landowners, navigation authorities including the
Environment Agency, British Waterways, private hire
operators, canal societies, voluntary and charity sectors,
tourist bodies, and others – to look upon their respective
waterscapes with fresh eyes and proactively enter into
partnerships to explore the opportunities outlined here.

If you’re looking for an extra
dimension for your rural regeneration
scheme, just add water…
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Appendices
1. Hub main components
2. Step-by-step guide to implementing a Hub
3. Bibliography & sources of help
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Appendix 1: Hub main components
(All spatial dimensions are illustrative only and indicated where attributable space can be identified for an activity]

Element

Description, rationale & space requirements

Bike hire

Some canal towpaths tend to make good cycle paths, notwithstanding
the potential for conflict with other user groups (e.g. anglers,
equestrians). A series of Hubs could act as a transportation network,
and bike hire is a sustainable transportation mode. C.150 sq ft (15m2)

Boat hire

Research confirms public perceptions of the waterways as safe to
experiment and learn new skills. Private boat hire is consistent with
this and could form a portfolio alongside other specialist services:
Trip Boats, Chandlery, Fishing & Pump-Out

Business
services

The complex should be a magnet for social enterprise, and therefore
incorporate a range of business services: meeting rooms; secretarial
services; A practical response might be the inclusion of multi-purpose
meetings space (sliding panels, acoustic baffles, etc) of around
1,000 sq ft (100m2) would suffice, lettable by the hour, session, etc.
and doubling as social space in the evenings and at weekends

Café

Recent studies* show the café at visitor centres is pivotal, and often the
sole generator of profitability. A range of product options, although local
flavours are attractive, and a series of service styles – table service,
self-service, assisted, etc; space requirements: c. 1,000 sq ft, including
back of house (100m2). (industry benchmarks: front-of-house:back-ofhouse ratio 75%:25% and seating densities of c.1 seat:12 sq. ft/1.1m2
(*’The impact of Visitor Centres in Rural Areas, CA 2000)

Camping &
caravanning

Attractive waterside locations are natural magnets for campers and
caravaners; equally, the draw of related services – retail, showers &
pump-out, events and ICT – is strong. Indicative space requirements:
minimum space requirements: c.one acre

Chandlery

Specialist store offering materials for boaters, including parts, tools,
distress items, as well as providing services such as refitting and
repairs, etc. Can operate at ‘convenience’ or ‘full-service- levels.
Minimum space requirements: c.500 sq ft (50m2)

Community
services

Delivery of housing and social services in the rural context is being
assessed via the Commission for Social Care Inspection. Invariably,
the venue offers scope to provide information, a point of contact and/or
a base for peripatetic services in ways that the recipients may feel have
advantages over the conventional urban delivery models.

Crèche

The complex is an inclusive concept and potentially popular to family
groups. A crèche is a strong draw, with the proviso that the natural
amenity of the waterside location is balanced by safety considerations.
Space required: c.1,500 sq ft (150m2)

Commercial

Not for profit

Subsidy
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Appendix 1: Hub main components

Element

Description, rationale & space requirements

Cinema/
Bingo

There have been seismic changes in UK cinema-going patterns over the
last decade. ‘Recently cinema attendance has seen some resurgence
in popularity in Great Britain after nearly 40 years of decline. Cinema
admissions declined sharply from the 1.4 billion in 1951, to reach a low
of 53 million in 1984. This fall was probably influenced by the advent of
television, and later of video recorders. Over the next decade, however,
cinema admissions rose, (123 million in 1998). This revival may be
related to the investment and expansion in multiplex cinemas in recent
years. Cinema audiences in the UK are at their highest for 30 years,
with a total of 141 million tickets sold in 2001’.
Many rural communities are out of reach of the main film distribution
circuit and planning guidance initiatives such as PPG6 and PPG13
reduce development of leisure facilities on greenfield sites. Initiatives
like ‘Flicks in the Sticks’ has addressed the shortfall: economically
priced digital technology is utilised, together with 70 promoters who
book village hall sites. 500 showings were organized in 2003, many
them becoming community events. Aligning itself with initiatives like
this, a cinema component – or Bingo, where the game is acknowledged
to stimulate dexterity and numeracy among old people - the hub could
offer a compelling evening attraction for residents and visitors.

Crafts

The manufacture, finishing and retailing of local arts and crafts.
The activity of craft-making can be interesting to visitors and wellmade, unique, competitively priced goods can be attractive to buyers.
Minimum space requirements: c.150 sq ft (15m2)

Debt
counselling

Hand-in-hand with commercial financial services, given recent
pressures on the rural economy, there is merit in providing debtadvisory services on a drop-in ‘surgery’ basis

Delivery &
collections
Hub

People are leading increasingly busy lives. Mail order and internetshopping has increased in popularity, with now £40bn of goods ordered
via the net in Britain. Often householders are not home to receive
deliveries. These types of locations could become delivery and collection
hubs, with supplier and/or customers paying a nominal handling charge
for the secure service. Space, c.200 sq ft (20m2)

Election &
representation

The electorate is becoming disaffected and disengaged by the electoral
process. There is an imperative to re-engage with communities, both
in the interim periods and during elections, whether local, regional,
national or European. These venues could offer remote voting facilities
and also direct portals to central government through interactive
‘teleportation’ technology. (see www.Teleportec.com)
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Element

Description, rationale & space requirements

Employment/
Training

80% of young people would like to work in the countryside but 48% feel
pay is too low, and 13% consider it insufficient to live on. After leaving
education only one third of young people chose to stay on; another third
are forced out because of a lack of job prospects and affordable housing
and another third leave the countryside.
The waterside venue can contribute by providing space, technology and
personnel for training and development needs.

Events

The waterside complexes create logical venues for community events,
with the advantages of access via a variety of transport means, parking,
power and light and the interest and amenity of the water. Events can
be tailored to local needs and audience profile and managed on
seasonal cycles.

Financial
services

Britain lost a quarter of its bank branch network between 1990 and
2000. A new clause in the Banking Code of Conduct – permitting
closures if another branch is within a 5 mile radius – together with
the trend towards call-centre outsourcing and reduction in the trading
hours of marginal sites, threatens the provision of financial services
to the rural community. 1,000 communities in Great Britain are
supported by a single bank branch. 300 branches in England and
100 in Wales are at risk, although the rate of closure has slowed.
Mobile branches have not proved viable: capital costs per van are now
c.£250,000, taking into account DDA legislative guidelines. HSBC, which
has just closed its Lincolnshire mobile branch, operates two services
in North Cornwall and Oxfordshire, but are constantly under review.
BoS and RBoS operate in Scotland, but Portman has withdrawn its
service in south west England. ATM’s might also be a hub feature.

Commercial

Not for profit

Subsidy

The complex could provide a safe home for permanent or occasional
banking services or ATM’s, especially with the advent of new technology.
(See Teleportec’s virtual bank). Minimum space requirements:
2
c. 500 sq ft (50m )
Fishing

Still among the leading participation pastimes, with some 2 million
people regularly fishing and in excess of 350 local clubs; may present
conflicts with other users; low-intensity use, requiring relatively little
support infrastructure.

Gallery

Similar to the ambience of the craft store, this activity envisages the
display of local artists’ work; possibly mixed media; space requirements:
c. 500 sq ft (50m2)
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Appendix 1: Hub main components

Element

Description, rationale & space requirements

Health

In 2003, the Rural Services Standard reported that 87% of rural
households live within 4km of a doctor’s surgery and 81% live with
4km of a dental surgery. Both the coverage and the distances involved
indicate there is merit in exploring the venue’s contribution to community
health provision. Linked with the ICT module, NHS Direct might have a
greater role to play?

Hostel/
Boaters’
bunkhouse

The new-generation of budget hostels, becoming popular with domestic
and international tourists, particularly in the walking country of Scotland
and Wales. Best-practice design and management dictates the following
standards:
• ensuite rooms, sleeping 6 or 8 people in comfort with modern bunk
beds; family rooms have a double bed and bunk;
• bedding, duvets & linen included, plus towels.
(No sheet bags/sleeping bags)
• fully equipped self-catering kitchen;
• secure cycle storage, local cycle hire & repair service;
• thermal insulation with multi-glaze windows and energy efficient
under-floor heating; environmental standards, management and design
• ground floor bedrooms assist with mobility and wheelchair access
• drying room, laundry and secure storage locker
• bedroom & front door keys give guests 24 hour access and peace
of mind; no curfew, no membership required; no hidden extras;
• complementary tea, coffee;
• fire certificate; and
• internet access.
2
Designs are modular, with c.200 sq ft (20m ) required per family room

ITC

Information: Communications: Technology. The government has
made available £252m from the CMF to establish ICT learning centres
in socially deprived rural and urban England. The Rural Services
Standards progress update of 2002/03 reported 6,000 centres, 25%
of them rurally located. Only 53% of rural households live within 2 km
of a public access internet point compared to 90% of urban households.
The State of the Countryside 2004 records that 16% of villages and 4%
of remote rural areas had access to affordable broadband compared
to 99% of urban population and 78% nationwide. ICT components could
be delivered via a number of channels: e.g. training or web-site hosting;
provision of broadband /ASDL connections; the internet-café model;
sales of consumables such as CD’s, printer cartridges, etc.
Space requirement. c. 200sq ft (20m2)

55 Just add water

Commercial

Not for profit

Subsidy

96475 2pp Text.qxd

17/10/05

09:37

Page 61

Element

Description, rationale & space requirements

Information

Rural communities often suffer from feelings of disconnection,
perceptions of being ‘out of touch’. The provision of good quality
current information will counter this. Information can be provided via:
trained personnel; publications; technology; or combinations of these.
2
Space requirements: c.100 sq ft (from 10m )

Interpretation

The waterways are rich in regional culture, industrial heritage, social
history and feats of innovation. They provide a compelling story within
each of the areas through which they pass. Sensitive and imaginative
interpretation can be delivered via a variety of media incorporating
smart-technology, and at different cost levels. From 50 sq ft (5m2)

Kids’ play
zone

An attractive waterside setting provides a great backdrop to kids play.
Many initiatives are currently directed at increasing childrens’ active
participation in physical activities, as a consequence of modern
lifestyles and diets; equally, a safe, controlled play zone is a timely
response to parents concerned with the safety and security of their
children; space requirements: indoor and outdoor combined:
c.1,500 sq ft (150m2)

Legal/
Citizen’s
Advice

Residents of rural communities have many of the legal requirements
of their urban counterparts, plus they face many situations unique to
a countryside setting. Community Legal Services Partnerships have
been formed to deliver local networks of legal services. As at August
2002, there were 182 CLSP’s, covering 86% of the population rising to
214 in Summer 2003, or some 99% of the population. CLSP’s are now
located in 85 of the 145 rural districts (59%, compared to 67% of urban
districts) .Some of these are particularly engaged with addressing rural
debt and with services sometimes delivered via mobile advice centres.
Legal advice and protection of citizen rights could be dispensed from
the Hub on a ‘surgery’ basis.

Picnic

Still a great British tradition, encouraged by longer spells of warm
weather and more exciting convenience foods from the food retailers.
Simple facilities such as tables and benches, BBQ stations, potable
water, rubbish bins and wet-weather cover should generate goodwill
and encourage frequent use. Space: c. 2,000 sq ft (200m2)

Commercial

Not for profit

Subsidy
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Appendix 1: Hub main components

Element

Description, rationale & space requirements

Police

Rural crime is currently a high agenda item with government placing
a high priority on tackling it via a variety of delivery mechanisms.
The 2002-03 British Crime Survey shows an increase in violent crime
and burglary in rural areas, although the rate is still lower than urban
areas. 31 police forces recently benefited from an additional £15m
(Autumn 2000) reflecting the special needs of rural communities.
Rates of closures of police stations, including rural areas, are not
centrally held and ‘cannot be provided at proportionate cost’. Physical
presence – the ‘Bobbie-on-the-beat’ - and an easily accessible interface
with the public to facilitate better local intelligence are two practical
ways of countering fear of crime in rural communities. A fixed or
peripatetic police station specifically aligned to rural issues might
be sustained. This might be designed to scale up in the season to
provide coverage for higher visitor numbers and the attendant policing
concerns that this often brings.
Equally, the venue might provide space for the police to organise events
with local youths: the annual cost of youth crime is estimated between
£5bn and £10bn pa, with one particular criminal activity associated with
rural areas – drugs misuse – costing the exchequer up to £3.7bn.
2
Space c.500 sq ft (50m )

Pump-out &
Boat fuelling

The boating fraternity’s pre-requisite, and often a key milestone on
any lengthy journey. Provision of: pump-out; showers; water; diesel;
Space: c.500 sq ft (50m2)

Recycling/
sustainable
energy

Generally, a high priority for local authorities as the UK strives to meet
its EU targets. We lag behind mainland Europe in most KPI’s in this
area. Equally, there are specific initiatives targeted at rural communities:
£1m has been made available to promote conversions from conventional
fuels to liquefied petroleum gas (LPG). Consumers in rural areas can
be price-sensitive and using LPG is a sensible option. Some 65,000
vehicles now use LPG in the UK (2001), with 2005 forecasts of 250,000.
Benefits are a 12% reduction in C02 emissions. Boosting the number
of authorised converters in rural areas and increasing general awareness
will greatly assist. The venues could become beacons of best practice,
with the larger sites undertaking actual conversions and the smaller
formats providing relevant information. Boaters too might be interested
in this service. 1,000 sq ft (100m2)

Religious
meetings

Rural church attendance has reduced by 40% over the last decade.
In Scotland, regular attendance halved over the same period. Most
church organisations are vulnerable to rising costs and declining
revenues. In this context, the complex could fulfil a valuable role as
a cross-denominational meeting space.
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Element

Description, rationale & space requirements

Retail

The village store is under threat of closure –The Rural Shops Alliance
estimates there are now less than 12,000 outlets, with up to 300
closures pa - for a variety of reasons. The sons and daughters of elderly
shopkeepers are not taking on the family business; out of town and edge
of town superstores run by the supermarket multiples are encroaching
on traditional rural areas; overheads – payroll, business rates, insurance,
etc – are threatening viability. Recognising this, by late 2002,
The Countryside Agency’s ‘Vital Villages’ programme had delivered £12m
of funding and committed another £25m to help maintain core services.
The shop could operate at two levels: first, ‘distress’ – stocking food and
household staples, targeting local residents; second, added-value
categories, including local produce, regional specialities, country
2
& leisure essentials, clothing, etc. c. 500 sq ft (50m )

Trails

Nature trails emanating from the complex could prove popular draws,
both to local residents and visitors from outside the catchment.
The complex provides the meeting and parking point and an orientation,
enlivening and interpreting the walk. The retail and café components
potentially offer ‘rewards’ to less engaged family members.

Trip boats

Organised cruising would potentially widen the catchment, providing
a strong reason to visit and an extended out-of-home duration likely
to lead to the purchase of café or retail products. Space requirements
relate to number of berths, vessel sizes, gangways, DDA access, etc.

Vet

A leading common denominator of rural communities and the urban
fringe is animal ownership and welfare, whether purely domestic, the
‘working’ animal – gun-dog, guard-dog, - variety or, in the cases of
farms and smallholdings, livestock. The veterinary sector is in a state
of flux, with rural practices being forced out via a combination of high
property charges, bureaucracy and litigation. Hubs could offer a secure
home to protect a local area’s veterinary practice, either as a permanent
fixture or on a road show basis; space c. 1,000 sq ft (100m2)

Workspace/
studios

There is currently a trend towards rural workspaces, with small
businesses often preferring modest local facilities rather than renting
conventional urban industrial premises. In parallel, we have witnessed
re-awakened interest in traditional crafts, often coinciding with
sustainable manufacturing practices. Studios – where artisans produce
and sell their goods – tend to appeal to consumers, as they provide
interest, comfort on the provenance of the goods and are an antidote
to mass production. Planning consents will be inevitably strict, with
prescriptive permissions for categories of use, although revisiting
local work practices and crafts will be looked upon favourably as long
as there are no obvious impacts on the environment or rural character
or potential health and safety hazard. c.1,000 sq ft required (100m2)

Commercial

Not for profit

Subsidy
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Appendix 2: Step-by-step guide to
implementing a Hub
[projects may start from any one of these stages, although the sequence remains soundly based; this section does
not deal with funding per se, a detailed subject in its own right where other dedicated sources of help are available)

Activity

Commentary

1. Create pathfinder
team

What’s important here is to create a team with the right mix of competencies, culture and chemistry.
Core strengths need to be sourced first; secondary skills can follow on later. A ‘core team’ might
comprise the following:
• Someone familiar with the local water – ideally with technical boating knowledge
• A link to the Local Partnership
• A representative from the commercial (ideally leisure) sector
• An energetic and responsible project leader
The team can be expanded once a site has been selected and its viability becomes clearer. Remember –
larger teams need more coordination, time and resource. Monitoring and communication procedures
should be agreed at the outset. e.g. reporting and storage of data.

2. Generate Sites
Long-list

Starting with sites that have been discussed openly within the network prior to the initiative being
proposed, use a variety of networking skills and medium to add to these. For each site, draw up
a brief profile, perhaps a package that includes:
• Large and small scale maps of the site
• Digital photographs
• A brief description of the site and immediate area, including current and recent historic uses
• Perceived local rural needs
• Any hard data relating to throughput, visitation levels, etc
Look for clues that identify regeneration imperatives in the areas surrounding prospective sites. e.g.
closure or restriction of vital services such as post offices, increases in youth anti-social behaviour,
which may imply a lack of recreational and social facilities. Look for obvious rural:urban hubs pairings.
The objective at this stage is to generate options so this is very much a non-judgemental data collection
phase. Try and keep the site packages in the same format so that like-for-like comparisons can be
made. Keep a record of all sites identified and appraised: situations may change and it is useful to have a
readily-accessible audit-trail to which to refer.

3. Define filters

Once the long-list has been generated, the team should jointly agree a set of filters to ‘sift’ the list in an
objective and consistent fashion. Groups can develop their own set of filters and scoring methodologies,
but we suggest they incorporate these key questions:
• Is there tangible evidence of rural need?
• Is there a lack of any other regeneration focus?
• Is the site genuinely water-centric or is the water peripheral?
• Is there sufficient built-space to permit some level of development?
• Is the site too naturally beautiful or isolated to risk over-development?
• Are the costs of bringing in adequate infrastructure likely to outweigh
the benefits of any regeneration activity?
• Are there any long lead-time issues – such as complex ownerships, contamination,
SSI, etc – that will combine to bog-down any initiative?
• Any dangers of cannibalisation, particularly of nearby immature schemes?
• Can rural and urban hubs be easily joined up, giving ‘1+1=3’ benefits?
Using these filters for discussion will mean that the outcomes will provide a framework for the the
project. They will serve to take away the emotion and ensure that objectivity determines site selection
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Activity

Commentary

4. Distil Short-list

At this stage the filters identified above are applied to each of the long-list sites. A simple weighted
scoring mechanism will help to rank the sites in priority order. The objective at this stage is to create
a shortlist with the team’s consensus. This phase should also start to determine the direction of the
hub’s ‘product mix’.

5. Site selection

A combination of a deliberately non-judgemental long-list, the right filters and good team coordination
should produce a quality decision regarding the site(s) for regeneration. Once identified, check with the
team for buy-in: unless the entire core team is happy with the decision it will be difficult to promote
the site to third-parties. At this stage further checks can be made regarding ownership and the Local
Partnership’s attitudes towards development activity on the site.
Ensure that the process identifying second and third choices are well documented: they may be needed
as substitutes down the line if unforeseeable barriers emerge.

6. Fix & Visualise
the Mix

Once the site has been selected, the mix of amenities can be built-up using the grid in section 3.
Edit as you go, ensuring a balance of commercial and non-commercial elements. Constantly apply
the acid test – “what unique benefit does the inclusion of this component bring to the local rural
community?”. Apply ‘pizza’ principles: from the same base, how many complementary activities
can be supported?
Once the mix is fixed – and it is important at this stage to get focus whilst avoiding prematurely
narrowing options – the scheme needs to be visualised in a tangible way. This might take the form
of simple scaled plans (general arrangements’) or a photo-montage or a schematic or a mood board.
You may be lucky enough to have design competencies within the core team, in which case coloured
sketch perspectives or renderings might be prepared. Some designers and architects may either work
pro bono or be prepared to work speculatively on early stage work.
Highlight any exemplar features such as sustainable materials, use of renewable fuels, DDA aspects.
The look and feel of the scheme obviously must be consistent with local planning policies and observe
the accepted standards in terms of security, safety, low-maintenance, etc.
The more you can illustrate your scheme – demonstrating hard links with the water and that the sum
is greater than the parts – in tangible terms, the more understanding will be generated and greater
buy-in achieved.

7. Assess preliminary
viability

Using generic industry performance metrics, explore the basic viability of the scheme. Calculate income
using analogous operations, work up a simple labour model (number of positions x average hourly rates)
2
and the other key cost lines such as utilities, insurance, rates, etc. Apply basic £ per/m rates for
construction costs. Calculate the funding requirement indicated by these basic numbers. Draw up
simple financial pro forma to understand the key variables and sensitivities. Rehearse these formulae
with the Local Partnership and elicit reactions in principle.

8. Appoint full
Project Team

With a site selected and broadly supported by local planners, a mix – albeit modular –
of amenities agreed, synergies and economies of scale demonstrated and outline viability
proven, the implementation team can be assembled. The core team can now be supplemented
by volunteers and specialists as required.
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Appendix 2: Step-by-step guide to
implementing a Hub

Activity

Commentary

9. Allocate work
streams

Once the wider team is assembled it can be fully briefed as to the nature of the
concept and the implementation programme. Guiding principles here are as follows:
• Break down complex tasks into bite size chunks
• Ask for volunteers rather than imposing burdens on people
• Ensure team members have appropriate competencies and adequate time to perform tasks
• Always agree fixed outcomes and deadlines
• Don’t be afraid to monitor progress between meetings
• Look out for critical path items who’s completion will impact other key tasks
• Use the meetings for coordination, not technical work
• Keep back some capacity to assist with tougher challenges and tasks that are
taking longer than anticipated
• Don’t be afraid to isolate a troublesome task, bring it before the whole group and ask for fresh views
• Keep focused on the end-game, don’t get sidetracked by the minutiae
• Ensure adequate information flows so each team member is appraised of progress
• Give thanks and praise where it is due

10. Research
programme

A key work stream is detailed research into ownership issues, user-attitudes, competitive
or complimentary activity, etc. There is a variety of channels that might be utilised:
• Web
• Local press
• Local authority area information packs
• Tourist authorities
• Published guides and reports
• Special interest groups, e.g. fishermen, boaters, community groups, etc
• Case studies of other similar developments
• Local professional firms – surveyors, accountants, etc
• The sources identified in the bibliography/help section in this report.
Bringing together all findings and Interpreting them in an accessible and tangible way is more
important than mere data collation. The research findings are put to at least three good uses:
• they help determine the mix by quantifying and qualifying need;
• they act as inputs into the business plan and financial models; and
• they give the scheme authority and objectivity.

11. Crystalising
the vision
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Following the detailed research phase, a ‘design freeze’ is imposed and the mix of amenities for
the waterside regeneration scheme is signed-off. It doesn’t matter that this isn’t perfect, but what
is essential is that there is a stable, consistent blueprint that the entire team is working from.
The modular nature of the hub means that operating flexibility is built-in.

96475 2pp Text.qxd

17/10/05

09:37

Page 67

Activity

Commentary

12. Communication
& Consultation

With a vision finally fixed, this must be communicated quickly and effectively to all local stakeholders.
This can be done through a variety of different media, including:
• Public meetings, sponsored by the Local Partnership
• Editorial in local press
• PR activities
• Leaflet drops, asking for feedback and volunteers
• Direct approaches to all relevant special interest groups
• Creation of a website or micro site piggy-backing off a sponsor’s website
• Use of local radio is particularly effective
• hosting open days at the site.
Promoters can then look for reasonable objections and offers of help –
e.g. funding, construction, operating, marketing, etc

13. Full Business
Planning

With the outline mix identified and an understanding of the scale of development required on the site,
the core financial pro forma can be compiled. Using standard templates from the larger banks,
departmental Profit & Loss accounts need to be created and a Cashflow statement prepared.
The guiding principles for this key stage are:
• Segment each activity (income stream) by market segment and day part
• Use current local analogous operations to set prices. Be conservative
• Calculate any income by assessing likely volumes against average user spends
• Remember to factor in seasonality
• Use industry benchmarks for gross margins
• Build up simple labour models using regionally weighted minimum wage rates to establish payroll
costs; seek the right balance of paid-for and volunteer labour. Use multi-tasking wherever possible
• Estimate costs of main consumables – telephone, stationery, petrol, etc – and use percentage of sales
figures for utilities, maintenance, etc. Where possible, get quotes from local suppliers to ensure
numbers are real-life, e.g. provision of CCTV
2
• Work up capital costs by applying industry benchmarks to the sq ft/m of built space required,
either new build or refurbishment
• Make assumptions, conservatively, about the likely level of funding from your pathfinder discussions
and the group’s knowledge
• identify all likely risks and model impact of sensitivities, e.g. construction costs increase
by 10%; revenue is reduced by 20%
The outcome will be three years of projections, with commentary to identify the source and veracity
of all numbers and caveats. These numbers should then illustrate funding shortfall and allow third
parties to make simple return on investment calculations.

14.Funding applications

The Business Plan will dictate the funding model. e.g. the blend of Public and Private funding
and the optimum response to capital and revenue needs. Appendix 3 should assist with preparing
application for funding, and there are countless resources – web and otherwise - to guide this
particular activity.

15.Prelims &
Mobilisation

With funding secured, the team can be mobilised to commence the practical aspects of implementing
the waterside regeneration scheme.
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Appendix 3: Bibliography/sources of
further reading and help
for report

The Water

Rural Affairs

Your Rivers for Life – A strategy for the development of navigable
rivers 2004 – 2007, Environment Agency

SPARSE – Sparsity partnership for authorities delivering rural
services, Rural Manifesto 2003/04

Inside Housing (esp. Waterfront property, 16 July 2004 and CPRE,
6 August 2004)

Rural White Paper 2000, July 2004

British Waterways – Our Plan for the Future – 2004-2008
British Waterways – Inn & Outpost,
Business Plan January 2003, Salon
Waterscape.com - The Water for Life Report –
the role of waterways for our wellbeing, 2003
The Waterways Trust – Progress Report 2003
Canal-based visitors and tourist attractions: a survey report.
Centre for Economic and Social Regeneration,
Staffordshire University, 2003
Scottish Executive – Scotland’s Canals: an asset for the future 2002
Waterways for people, British Waterways, February,2002
IWAAC The Inland Waterways: towards greater social inclusion, 2001
IWAAC A Second Waterway Age 2001
A Vision for the strategic enhancement of Britain’s Inland
Navigation Network, AINA, November 2001
Defra – Waterways for Tomorrow 2000 ‘Britain’s Waterways –
A unique insight’, Brian Roberts, 1999
Britain’s Inland Waterways – An Undervalued Asset.
IWAAC Consultative Report, March 1996
Saturday & Sunday Times, Guardian, Saturday Telegraph,
Financial Mail – various articles

Rural Strategy 2004, Defra
Annual Rural Report (2004) The Scottish Executive
Sustaining rural communities – A guide to regeneration
for communities and agencies CA, May 2003
Breathing new life into rural communities – a guide for local
action, CA May 2003
Promoting sustainable rural communities – a guide for housing
associations, local authorities and community leaders, CA May 03
Rural Services Standards – second progress report 2002/03, CA
The impact of Post Office Closures in the Rural Community,
Postwatch, prepared by Triangle and HI Europe, November 2002
The State of the Countryside, 2002, 2003, 2004
Vital Villages – equipping communities to shape their futures,
CA December 2001
The Pub is the Hub – A good practice guide, CA December 2001
Rural Recovery, CPRE June 2001
The impact of visitor centres in rural areas, CA 2000
Rural Service: a framework for action, CPRE, September 1999
Rural Renaissance, CPRE June 1999
Countryside Focus – The Countryside Agency
Ghost Town Britain – loss of local services
Business Link – a guide to government grants
ACRE (Action with Communities in Rural England)
Action for Market Towns
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Rural Business Advisors within local authorities
English Rural Development Programme (ERDP)
Rural Development Service (RDS)
Rural Enterprise Scheme
Rural Fact sheets

Web resources
www.bbc.co.uk/business
www.countryside.gov.uk
www.countryside.gov.uk/vital villages
www.sparse.gov.uk
www.consumer.gov.uk/rda/info/
www.virsa.org/
www.odpm.gov.uk
www.farming.co.uk
www.bwgateway
www.scotgov.uk/scotexec
www.countrysideaccess.gov.uk
www.wiredwedmore.co.uk
www.aina.org.uk
www.crimereduction.gov.uk – (understanding rural crime)
(www.businesslink.org)
www.britains-waterways.com
www.britishwaterways.co.uk
www.waterscape.com
www.environmentagency.co.uk
http://www.visitthames.co.uk
www.defra.gov.uk/
www.rru.org.uk (Rural Regeneration Unit (RRU))
www.nfumutual.com
www.rural-urban on www.econsultation.net
http://www.scotland.gov.uk/Topics/Rural
http://www.countryside.wales.gov.uk
www.ruralinnovation.co.uk
http://www.dti.gov.uk/europe/mf4.htm (funding)
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Inland Waterways Amenity
Advisory Council
City Road Lock
38 Graham Street
London, N1 8JX
T 0207 253 1745
www.iwaac.org.uk

