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Introduction
The downturn of small towns in Wales and Britain has become common place with the signs clear to see if you pass through many of their highstreets today. Newcastle Emlyn is one of those towns, with empty units, rundown buildings, and little visible footfall along its high street, it appears to be the visible ‘tip of the iceberg’ communicating hard times to anyone who sees it, with little to no indication of its once thriving history. 
The regeneration of Newcastle Emlyn will be the focus of this report and will contain three possible solutions to its downturn. This report will begin by looking at the historical development of the town, how it came to be and its past prosperity, will describe its changing fortunes and summarise the current socio-economic conditions, as well as highlight key assets and structures, noting key stakeholders and interest groups. This report will then provide possible solutions to regenerate the town.  
[image: Microsoft Bing Map of Newcastle Emlyn notarised by author.]
Microsoft Bing map on Newcastle Emlyn Notarised by author (Microsoft Bing & Gibson, 2022)
Historical development
According to Visitnewcaslteemlyn.co.uk, the Newcastle Emlyn area historically saw dwellings on a naturally meandering section of the Teifi river which was easily defensible. The town was founded in 1240 with a rare Welsh built stone castle, eventually blown up during the English civil war of 1645 (n.d.), which according to Sioned, was the site at which the last dragon in Wales was killed (2017). The Bridge across the Teifi brought increased traffic and dates from “probably the 18th century” (Newcastle Emly Town Council, n.d.) helping the towns development, which according to Visitnewcastleemlyn.co.uk, was a droving and livestock market town through the 18th and 19th centuries, of which the livestock market is still held (n.d.).  Newcastletowncastle.co.uk continue to say that as the Industrial revolution helped many towns prosper throughout Britain, in Newcastle Emlyn amongst other developments were a mill and workhouse, built in the 19th century and later became a water-powered power station and dairy factory. The power station closed but the dairy factory, although changed hands a few times and drastically modernised, remains in operation (n.d.). It’s clear that the town and its economy developed through its history and the local industries, which is reflected by the outlay of buildings including street layout pubs and shops. 
Changing fortunes
Newcastle Emlyn, although began as a simple thriving market and drover’s town, catering to its own population and that of its surrounding settlements, was also supplied by the river Teifi’s Industrial revolution boom, owing to conditions ideal for industrial change. The local area along the Teifi and its mills provided additional income, produce for trade and population and was “once the centre of Woollen production” in Wales (Rockmillwales, n.d.). According to Winter, during the industrial revolution, many small towns economies were reliant on a towns single or local industry, lacking versatility, and as these local industries went into decline so too did the towns economies (2018). The town’s had a boost when, as the town council website states, it’s workhouse eventually became a Dairy factory in the early 20th century (n.d.) providing employment, however industries evolved, the technological advancements and mechanising of the dairy factory would inevitably lead to less job opportunities. 
“Not TV or illegal drugs but the automobile has been the chief destroyer of American communities.” (Jacobs, 2004)
Equally, as transport links improved, droving would have increasingly been by motor vehicle, personal motor vehicles meant that people would drive further to shop, and according to Owen Davies Consulting Ltd, those jobs that remain are now shared with a wider employment pool and compete with further employers over large distances (2021). 
Newcastle Emlyn is no longer supported economically by large industrial employers or the local hold it had over its populations buying and employment needs. These changing fortunes are reflected in today’s socio-economic characteristics of the area. Owen Davies Consulting Ltd.’s research found that, compared with rural Carmarthenshire, in recent years the Newcastle Emlyn area has:
· “Modest population decline
· a growing older-aged population
· decline in the working-age population
· below-average economic activity and full-time employment
· lower than average household incomes
· lower-skilled local economy
· higher than average levels of home working and self-employment
· above average house prices
· 6% decline in the ability to speak the Welsh 
· Language” 
(Owen Davies Consulting Ltd, 2021)
The research above continues to tell us that the local commercial status although lacking start-up or small business units, and much of the businesses located at the business park have old or outdated stock, has healthy levels of demand and occupancy (2021). 
To gain local perspective, some of Carmarthen Universities BA Business and Management students, Sophie Evans, Benedict Gibson, and Victoria Beecham, as above-mentioned, visited local business owners and residents and conducted a small impersonal survey to gain resident and business holders. The survey was during the day of a rainy Tuesday and Evans et.al were told that the main issue in the town is of the empty retail units, their appearance and upkeep. There was also positivity regarding the market and suggesting the possibility of increasing its scope to include other goods or be undercover, and third was mixed between parking, busy traffic, activities for teenagers and how large new supermarkets could be detrimental to the town (2022).
With the loss of events such as the food festival (ncefoodfestival.wales, n.d.) through the pandemic, it appears that only low levels of passing trade, tourism and that of the remaining local trade now support the high street. The social community of the town has suffered and according to Public Health England, people stayed away from the cafes that occupy the high streets and increased their shopping volumes but less trips (2020) suggesting shopping further afield in bigger supermarkets. This also suggests there is growth potential through a change in the community’s social interaction and encourage a greater connection to each other and the town, potentially regaining they’re custom, and facilitating an influx of visitors to the town. There appears to be a disconnect between residents, community, and the town socially and economically.
Assets and structures
Castle. 
The Medieval Welsh built stone castle and the legend of the Dragon (newcastle emlyn town council, n.d.) is an asset to the town with the potential to attract increased visitors through proper marketing or direction. This according to legend is the site at which, according to its information plaques, the last dragon in Wales was slain. Although the Castle does have its own parking and a good condition footpath running around it, reaching out to the end of its outlying peninsula, it needs improved access within the grounds and the information plaques need investment and the area feels somewhat disjointed from the rest of the town with the street leading to it run down and uninspiring, with unobvious direction or reference to it or the dragon legend found in the high street or parking areas. 
Parking
The town benefits from three parking sites, the larger is ideally located to service the playing field, livestock market, and upper high street and is well-maintained. The footpath which leads from here around the playing field is unobvious but could be an asset as leads to the lower end of the high street and onward to the castle. Although this parking facility is full of farm vehicles during the livestock market and leaves little space for visitors during mart. The castle’s car park is well situated for castle visitors but is also used by the neighbouring church on a Sunday and could prevent visitors from venturing further than the castle grounds. Although there is ample parking available to visitors, the town lacks convenient dedicated disabled parking on the Highstreet.
Livestock Market.
The livestock market situated between main carpark and high street, is held by Nock Deighton agricultural on Tuesdays and Thursdays (n.d.) and is of importance to the local farming community financially as well as historically to the town, pulling people into Newcastle Emlyn on market days, although few ventured into the high street upon a recent visit during mart. The market includes a large warehouse building, several smaller ones, and the interconnecting grounds which are walked through by any high street visitors from the main car park. 
High street.
The large amounts of retail units on the high street and its length are an asset to the town but not visually desirable when upkeep is low and they’re appearance is run down.  
Residents, Community, and visitors.
Newcastle Emly’s and its hinterlands 7,380 residents (Owen Davies Consulting Ltd, 2021), on a recent visit, expressed pride in their town and gains from the neighbouring residential area of Adpar across the bridge with real opportunity to re connect these communities with the town through events whilst simultaneously drawing on the wider area’s residents and tourism. The loss of local economic and towns interactive dependency for residents suggests the town is now in need of alternatives to traditional industrial financial input, and current high street shopping opportunities.
Traffic. 
The traffic to and from the industrial area, mart and through the town are both an asset and hinderance, as the busy road, often with large livestock and goods lorry’s both provides large amounts of potential customers and disruption. 
Key stakeholders and interest groups. 
“A stakeholder in an organization is (by definition) any group or individual who can affect or is affected by the achievement of the organization's objectives.” (Freeman, 2010) 
The regeneration of Newcastle Emlyn will involve the following key stakeholders and interest groups, which have been categorised through power of influence and level of interest. The information below has been added to the matrix retrieved from Solitaire Consulting Ltd.
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· Local business community
· Parking users
· Residents
Keep Informed. 
· Community groups
· Media
· Local farming community
· Local Business community
Manage Closely.
· Carmarthenshire county council
· Newcastle Emlyn Town council
· Transport for Wales
Keep Satisfied.
· Nock Deighton Agricultural
· Landlords
· Tourism board Wales
· Trade and invest Wales

Power-Interest-Matrix (1) (Solitaire consulting Ltd)

Existing plans
The Newcastle Emlyn Economic Recovery & Growth Plan commissioned by Carmarthenshire County council in June 2021 and provided by Owen Davies Consulting Ltd (2021) does share most of the concerns listed above, and has come to some of the same resulting proposals as listed below, however, the plan fails to see the integral part the social community of the town plays within its regeneration, and does not seemingly address this in its proposed immediate solutions/

Regeneration opportunities
Retail/ high street units.
The towns empty units provide opportunity to start-up or first time and business growth units, to achieve this more flexible leasing options for start-ups including short-term or multiple occupancy leases would be required, allowing empty and dilapidated units on the High Street to become occupied, generating revenue for Landlords, councils and a great potential for economic boost and diversity for the high street. 
It’s proposed that to further address empty units and diversity in the high street, encouraging incentives with a guarantee from the council are given to landlords, that should a new short-term tenancy fail, and the tenant unable to pay the remainder, the lease will be underwritten in part or full, until either the end of the agreed period or newly occupied, by the council. 
Flexibility on use outside of retail on certain buildings would also mean occupancy of the empty bank buildings and old post office, which usually don’t lend well to cafés or retail due to their traditionally unfavourable windows and could contain start-up businesses of other natures such as offices, or of multiple and flexible use. Landlords should also be clearly informed by the council that the use of their units will never be permitted to anything other than that of its designated property type, such as retail. 
As an incentive for start-ups, it is proposed that there should be an additional grant to part fund start-up retail unit outfitting. A large part of the cost of starting a business is to outfit a unit with suitable furnishings which are not present in many empty retail units. The ultimate decision of the extent of the funding and what it is used for would fall to the council on application of the existing start up funding which can found here business-start-up-fund-guidelines.pdf (gov.wales). This together with favourable business rates for start-ups in in the retail units should serve as attractive incentives. 
Property upkeep currently is not fulfilled likely because the property is not generating income to pay for it. It is proposed that financial responsibility for the upkeep whilst unoccupied lay solely on the landlord, with new policy insisting that the property must be in good order, in keeping with the councils’ set standards for the High Street, before tenants or landlords are eligible for any incentives, funds or compensatory measures. 
To share this information and improve the aesthetics of the empty units, council funded full window stickers should be available, both visually pleasing, and convey messages advising the potentials to new businesses and of the opportunities within, i.e., grants, lease lengths, any existing business rate incentives, and any sustainable incentives the council offers including directions for further information.
Market place regeneration 
The livestock market is historical in origin, and an integral part of the town, finances of the local and farming community, however, is currently livestock only and due to its largest building offers potential to the town through redevelopment to multiuse. It’s adjacent the main pedestrian route from the town’s main public car park and is otherwise underutilised and uninviting. Developing a new multipurpose open sided/ modular covered area would support both the livestock market and markets and functions of other iterations. The new building could serve the community, be available for gatherings, clubs, fairs, events, community forum, pavilion or gathering space for youth and other clubs. Examples of this can be found in Europe such as the historical market in Sienna, Italy and in Samoens, France. 
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Sienna Market Building (Gibson, SiennaMarket, 2019)			      Sameons Market Building (Gibson, 2019)
To enact this would involve rebuilding the current Warehouse used for the larger livestock and building in a way that would still serve the markets purposes but would link it openly with the areas surrounding assets such as carparking, playing field and park and High Street. Planning and consent would need to be obtained, as well as securing possible investment to fund the construction, possibly through Tradeandinvest.wales. The disruption to the market would also need to be mitigated by providing additional temporary covered space, possibly in the car park to conduct auctions.
This project would also create opportunity for a showcase green, sustainable building, employ local community tradespersons, and feed power back to the community via roof solar panels and provide its own water through rain collection to hose down after markets.
Development of this area openly would also further link the high street and the parking and playing fields, meaning events of any iteration would have a full flowing and high street linked area, creating an open sense of community between users of each area, as well as tending the social aspect.
Public integration and visitor regeneration:
There are several integrating parts in this opportunity to return the town centre’s experience to that of humans rather than vehicles and bind the towns areas and experience to regenerate its social economic and community status. 
To reduce the effect of through traffic town, which, as recently found in person, often creates an unsafe or undesirable feeling in the high street as is busy, large, loud, and often difficult to circumnavigate traffic flow as a pedestrian to cross, and worse for the older or less abled person. By restricting vehicle size outside of market hours on market days, and during the hours of 10-4 on other days, like that of TFL’s London congestion charges (n.d.), but with hours given for larger delivery or through traffic during normal trading and commuting times.  
The Town also has little stand out branding or identity and appears run down or neglected. To reintegrate the public to the town, there is opportunity to use the towns history and to rebrand and rejuvenate the public areas of the town and increase, public experience, visitor and repeat visitor traffic, and community pride. The Historical heritage of the town being both of its castle and of its formations purpose, a market town, the town has great opportunity to utilise this and create a more welcoming environment through better town map, sympathetically branded benches, and litter bins, as well as revitalising the castle as a main historical attraction and asset, including internal signage and upkeep.
The population of Newcastle Emlyn is ageing; therefore, consideration should be made for more inclusive access for older or less abled persons, which would increase High Street footfall, community inclusiveness and spirit. There is little disabled parking with immediate high street access where only two cars can fit in the existing High Street bay, it is proposed that this be lengthened into the existing short term parking bay in front with greater parking warden presence to enforce this. A proposed shuttle bus such as that of Caerphilly would also provide links for the less abled and older community (The Parish Trust, n.d.) and neighbouring Adpar to better access the town and be contributing community members. 
To reintegrate visitors to the community, and share town pride and history, Events are key, as they provide opportunities to link all aspects of the town together. Newcastle Emlyn has previously benefitted from events such as the above mentioned food festival (ncefoodfestival.wales, n.d.), it is proposed that the town would benefit from a large multi discipline festival celebrating its heritage, history and produce, with a big ‘wow piece’ in the way of a giant temporary, dragon installation visible from the castle, playing on the town legend. This festival would take place largely across the newly built multipurpose market building as proposed above, as well as the playing field with links to the high street and castle, showcasing the towns history and local businesses. Incentives given to local traders and farmers for reduced rates on stalls would attract greater turnout for trading, but the festival would also include youth groups by encouraging active participation in events such as themed graffiti competitions for teenagers, or themed craft competitions for children. This would need the involvement of the Welsh tourist board as well as the town council to achieve its goals.
Especially for the event proposed above, to capitalise any of these suggestions there would need to be an advertising campaign through various media platforms, promoting the town as a more desirable location, including media that covers all age groups and community groups as applies. 

Conclusion.
As the above shows, the decline of Newcastle Emlyn is largely due to the dependency of lost industrial revolution economic input and the reduction of the community’s dependency of the town through the development of the motor vehicle. It’s shown that economic dependency of Newcastle Emlyn now depends on its community and what the town can offer it as well as visitors, however the covid-19 pandemic had further social and community impact and compounded the downturn for the Highstreet further. Visitors and repeat visitors can only be obtained when given a reason or desire to do so, and the above are designed to give opportunities to make this a reality and showcase the town. The town and its community need a rejuvenation and re connection socially and economically, and, with attention paid to its change of residents ages and abilities and needs, as well as those that attract visitors. There are, as outlined above, opportunities to deliver this regeneration plan and re-integrate the social community into the economic design of this town, connect the communities within the town and bring both visitors and new businesses, whilst creating a better environment for people in the process. 
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