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Introduction 
This report examines Cardiff's role as a site of urban regeneration due to Cardiff's history of moving from an industrial-based port city towards a multi-faceted capital city focused on public administration, higher education, tourism, culture and development driven by real estate investments. Cardiff is an excellent example of flagship urban regeneration because, while there has been significant visual and physical change in both the Bay area and the city centre, it remains to be seen whether the regeneration of Cardiff has benefited many in equal measure to the investment made into the area. Rather than looking at Cardiff as an example of success or failure, the report identifies Cardiff as a city where urban regeneration is now the norm, and the next stage of regeneration must progressively move from creating an image to collaboratively creating a place for all residents and businesses.
Changes in Identity
The economy of Cardiff evolved significantly during the 19th century and early 20th century due to the city's close link to the coal industry and the commerce in shipbuilding and shipping, with the sea and the importance of the port as a transport modality. By the late 20th century, however, these economic foundations were declining significantly and left with not only many under-utilised and environmentally degraded areas to be redeveloped but also many socially disadvantaged residents. In this context, the modern urban regeneration movement began as an attempt to find a new, post-industrial function for cities such as Cardiff, where culture, office development, tourism, housing and new infrastructure could be developed to replace fading and declining industries. Urban regeneration is described by Roberts and Sykes (2000) as an integrated and holistic approach to address urban issues. A city that embodies this shift more clearly than any other is Cardiff, where physical redevelopment is paired with efforts to redefine the city's status within its regional, national and international economic contexts.
Existing assets, structures and economic character
Cardiff Bay's physical transformation from previously declining port-related activities into a vibrant, high-profile, mixed-use waterfront (housing, leisure, tourism activities, as well as high-quality public space) is perhaps the most visible example of an urban regeneration effort. Ongoing local regeneration initiatives continue to identify Cardiff Bay as a major growth region, and recent initiatives will focus on the preservation of historic buildings, supporting the growth of tourism, and sharing the story of regeneration with adjacent sites, such as Atlantic Wharf and the Dumballs Road corridor. However, there is considerable critical literature that indicates large-scale urban renewal projects can disproportionately distribute their benefits. For example, a study completed by Zhang and Fang (2004) indicates that urban redevelopment can repeat historical mistakes in urban renewal by placing a higher priority on increasing land values than creating social benefits for the community. A second source of critical literature (Geva and Rosen, 2021) suggests that urban revitalisation can increase the values and physical environments of a neighbourhood and create pressures to displace existing residents from the area. Therefore, the trajectory of Cardiff Bay has created a dual legacy in relation to urban renewal, in part by creating a stronger urban identity for the city and an improved investment story, and in part by continuing to raise issues related to housing affordability, local displacement and who benefits from land appreciation.
Key stakeholders and interest groups
The designation of Cardiff as the capital city of Wales further increased the scope of urban regeneration in the area, as it is now developing into a city that is more than just a city for producing goods; it is also an administrative centre, an educational centre, and a centre for hosting events. The transformation of Cardiff has resulted in job creation, capital investment and increased visibility; however, it has also created greater dependence on the property cycle, public spending and consumer spending. Jenkins (n.d.) notes that while media and governmental discussions have been devoted to celebrating the transformation of Cardiff, it is critical to assess Cardiff's development; urban boosterism tends to underestimate the high levels of inequality that continue to exist within neighbourhoods. Therefore, the transformation of Cardiff has resulted in multiple legacies by creating uneven spatial inequalities; the City Centre and Bay have the highest concentrations of renewal activity, with various neighbourhoods still requiring improvement for social and environmental stability.
Cardiff currently has one of the strongest asset bases in Wales. Cardiff contains the capital city's governmental functions, dense City Centre retail and office employment, key transportation infrastructure, an array of universities, stadiums, waterfront property, cultural organisations and mixed-use neighbourhoods still providing a base to support day-to-day activities. Recent consultation on Cardiff's regeneration indicates that future policy will focus on establishing walkable mixed-use community centres, improving green and blue infrastructure, and improving neighbourhoods through safer and cleaner environments, signifying an end to singular megaprojects and a shift towards establishing an integrated network of urban spaces that can better connect high-profile areas with lower-profile neighbourhoods.
Cardiff's economy is mixed; although Cardiff remains a leading office, service, and visitor economy in Wales, there are also a considerable number of areas in Cardiff with high levels of poverty, a stressed housing system and local high streets, which will be structurally changed through the decline of retail. There are many ways in which The Bay is a valuable asset for the City of Cardiff because it provides opportunities to develop new land, creates an area of strong place identity, and supports a visitor economy as well.
In addition to The Bay's significance, the rest of Cardiff is made up of numerous District Centres, Local Centres, Community Hubs (where people can go for things like employment), Schools, Parks, and Local Transport Connections. According to Yigitcanlar and Teriman (2015), sustainable urban development should be achieved through connected activities rather than isolated projects, and this principle is important for Cardiff because it already has the fundamental elements necessary for integrated regeneration: Anchor Institutions, Transport Flows, Cultural Assets, and Neighbourhood Networks.
There are many key stakeholders and interest groups related to asset development in Cardiff, with Cardiff Council being the key coordinating body because they control planning, regeneration funding priorities, housing interventions, and many public assets. The Welsh Government is also a key partner, as Cardiff is the Capital of Wales and receives benefits from National Policy, Transport Investment, and Place-Based Funding. Additionally, Private Developers, Landowners, and Institutional Investors have significant input and influence in The Bay, Central Station and other mixed-use developments. The design and feasibility of a project are significantly impacted by major consultants and master planners. Universities, cultural operators, tourism bodies and transport agencies also influence the economic identity and rationale for investment in a city.
Community organisations and residents are equally significant, although they typically have less formal power in decision-making. Researchers have concluded through their studies on social mobility in situ that regeneration is a function of expanding the opportunities to access networks, gain skills, and have a secure home as opposed to upgrading the physical environment (Levine and Aharon-Gutman, 2022). Therefore, Cardiff’s neighbourhood renewal framework plays an essential role in providing a means by which both councillors and communities can influence the smaller projects that will directly impact their daily lives, such as public spaces, safety, and local amenities, while helping to rebalance Cardiff's model towards co-produced regeneration rather than developer-led regeneration.
Other stakeholder groups include businesses in Cardiff’s city centre and bay areas; heritage interests in the historic docklands; transport agencies advocating for a shift in modes of transport; and social justice organisations that focus on affordability and exclusion. In the literature relating to Cardiff Bay, there is a recurring question about who benefits from redevelopment, which continues to be a good evaluative measure. From a stakeholder perspective, therefore, Cardiff is not solely a partnership city; it is a site of negotiation where growth, heritage, tourism, mobility and social equity compete with one another when it comes to prioritisation.
Previous development strategies, and what they mean
The emphasis on integrated, liveable, low-carbon regeneration is becoming increasingly dominant in Cardiff’s current strategy. For example, the draft Regeneration Strategy 2025-2030 encourages vibrant centres, walkable neighbourhoods, improved green and blue infrastructure, and enhanced economic inclusion through a greater degree of economic growth overall.  Also, there are several other future opportunities for regeneration:
· The creation of an inclusive mixed-use corridor linking Cardiff city centre to Cardiff Bay. Regeneration can enhance the Dumballs Road - Atlantic Wharf axis to create a stitched urban district that provides a variety of uses, including affordable and market housing, flexible workspace, community facilities, active ground floors and resilient public spaces for climate change. Rather than being viewed as two separate areas, a corridor will promote cohesion and connectivity. 
· Regeneration can provide a range of high-value job opportunities by creating a significant quality employment area within the Bay and the city centre. This will enable local procurement practices to provide the opportunity for residents to access these jobs. 
· A successful regeneration will positively affect affordability in the Bay and city centre and provide opportunities for residents to move into these areas. 
· The establishment of regional connections will improve the sustainability of Cardiff Bay and the city centre and enable the provision of friendships based on proximity rather than vehicular distance. This will also enable residents living in the surrounding areas to access the Bay and city centre using alternative modes of transport. 
· The potential to sustain regeneration may take time to become a reality; however, it will require a collective effort from all sectors of society, communities, policymakers, local businesses and stakeholders. 
Regenerating the Bay and city centre will require a commitment from all to work collaboratively to create and maintain an environment that builds upon the current strengths of the areas. Taking further advantage of past investments and eliminating the glaring difference in symbolism between central Cardiff and the waterfront through the establishment of an affordable housing and anti-displacement strategy, which includes support for local businesses as well as community infrastructure, would reduce the risk of falling into the trap identified by Zhang & Fang (2004) and Geva & Rosen (2021). 
The second opportunity exists in the delivery of a neighbourhood renewal/local centre project as a retrofit programme for southern/eastern areas that have not benefited equally from past flagship investments. Cardiff's existing community & wellbeing hub network represents an ongoing institutional platform in which to develop and deliver small-scale neighbourhood regeneration (i.e. housing retrofits, creating safer streets, supporting local high streets, youth & jobs services, and workspace in community or social enterprise ownership). Creating an avenue for the residents of Cardiff to build liveable communities and improving local infrastructure daily aligns with the viewpoint that successful regeneration requires not only the successful enhancement of urban image but also greater access to opportunity (Levine & Aharon-Gutman, 2022).
[image: ]
The third opportunity for connectivity through a green-blue mobility strategy linking the City Centre, the Bay, local communities and the waterfront's open space. The draft regeneration strategy's emphasis on improving walkability and providing ecological connectivity will provide an excellent foundation for this effort. The ability to create new and/or improved routes for walking, cycling and public transit will connect communities for tourism, commuting and recreational purposes, while enhancing resiliency and public health outcomes. As a strategy, this same type of interconnectedness will enable Cardiff's geography to be viewed as an integrated asset system rather than a collection of unconnected single project efforts, thus providing a more mature form of urban regeneration in which quality of life, access and environmental restoration will be considered as economic development tools rather than as add-ons to other uses.




Conclusion

Through their long-term investments and their place-based approach, Cardiff illustrates how Welsh cities can transition over a long period of time toward urban regeneration. It should be noted, however, that although the physical aspects of regeneration have been achieved, the social question of how to fairly allocate the benefits of physical regeneration will still need to be answered. Cardiff has transitioned from being an industrial port community to a capital city through its waterfront redevelopment and continued growth in the service sector (both private and public) and increasingly effective place-based marketing strategies. Through the development of over twenty centre pieces, Cardiff has developed a large inventory of high-quality assets, developed exceptional experience in producing successful projects, and has a policy vocabulary and set of actions to ensure sustainable and equitable urban development. The next step will be to utilise these strengths in a manner that ensures equitable resource allocation and provides for equitable opportunities for all residents. A regeneration strategy that incorporates the concepts of corridor-stitching, neighbourhood retrofits, and green-blue mobility in Cardiff may shift urban regeneration in Cardiff from an emphasis on "shine" projects to an emphasis on urban renewal through a "people-centric", socially responsible approach to renewal.
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