


Regeneration of Newport, City Centre
1. Background and Rationale 
The story of Newport is that it has become an example of a Welsh city centre that has adjusted to the long-term economic restructuring of its area. Its history includes transport, docks, manufacturing and industry. Newport is strategically located on the banks of the River Usk with connections with the South Wales industries, and as a result, is important to both the region and the nation. Over many years, however, the city's economic base has changed substantially. The decline of traditional industries and the increasing levels of service sector employment have altered the economy, as well as the economic structure, of Newport. With fewer traditional retailing activities taking place on the high street, activity levels within Newport City Centre are not only declining physically but also through the structural changes to the way cities operate (Ricciardelli, Amoruso, & Di Liddo, 2025)
The Newport example demonstrates that regeneration should not simply be focused on increasing the retail activities in the city centre but developing the city centre into a mixed-use environment where people can live, work, visit, and socialise; consistent with regeneration theory which supports the view that sustainable urban centres must have a mixed-use model with social infrastructure, community involvement, environmental improvements and economic resilience at a local level (Williams, 2023; Russo, Baresi, & Cheshmehzangi, 2026). Therefore, Newport serves as an ideal case study for the investigation of the integration of local planning, placemaking and sustainable regeneration.



2. Economic Transformations and Urban Legacy
Economically, the fortunes of Newport have changed due to a series of economic transformations. The city's industry-based period of development had close ties to trade, transportation, and manufacturing. The economic links that developed this way provided the basis for Newport to have a significant identity as a manufacturing and commercial city and allowed it to develop beyond one function. However, with the decline of industrial activity and the rise of service industry activity, some of the traditional economic roles of the central city have, over time, diminished. Although retail was expected to take on part of this change, the long-term decline of the high street elsewhere in the UK has limited the application of a retail-led model for urban development in Newport (Bahar, 2025; Hehir, Warnaby and Theodoridis, 2023).
There are several identifiable legacies of these changes. Newport retains a strong geographical location and excellent transportation accessibility, which are still valuable assets. Newport's city centre also still possesses both civic significance and redevelopment opportunities. Conversely, Newport has an abundance of under-utilised sites, varying degrees of building quality, and a lack of business investment in many sites, which demonstrates the dichotomy of strengths and weaknesses present in other European cities undergoing post-industrial transition (Ricciardelli, Amoruso and Di Liddo, 2025). In Newport, the integration of urban regeneration strategies will need to work with existing assets but also account for high levels of vacancy, fragmented pedestrian and vehicle circulation patterns, and changing patterns of consumption in a post-COVID-19 world.
Current thinking in urban regeneration cautions that cities such as Newport must not only focus on the physical renewal of the city but also build on the existing urban character and broaden the role of the city centre as part of everyday life (Williams, 2023). In the case of Newport, this means that the city centre is no longer able to rely solely upon shopping as its primary function. Its transformed role to provide service, commercial and assist in social activities is critical.
3. Description of existing properties, active businesses and urban character
Many strong assets in the city of Newport support investment and revitalisation. An important asset to support growth is its function as an exceptional regional hub by providing superior access through diverse public transit options. This makes Newport attractive to both employers and the public, allowing for greater future anticipated public investment in the downtown area. In addition, the presence of local businesses, public organisations, and an array of older retail buildings provides possibilities for adaptive reuse and continues economic activity from existing industry (Bahar, 2025).
Current types of businesses located within the downtown Newport area demonstrate that there is a mixed economy that includes not only retail stores but also restaurants, cafés, retail service-type businesses, non-profit organisations providing public services and spaces for cultural or community activity. Having a diversified economy is critical to supporting future growth, since rebuilding/restoring the downtown economy would be so much easier to accomplish, since significant economic activity already exists. However, the decline of traditional retailing patterns continues to exist in downtown Newport because there are many empty retail properties, and some areas continue to have limited levels of pedestrian traffic, creating challenges for developing a viable economy in the downtown area (Bahar, 2025).
Research by Hehir, Warnaby and Theodoridis (2023) supports the idea that city centres should now serve a variety of functions, rather than solely selling products. The diversification of uses in Newport will be critical to increasing its sustainability by increasing the percentage of housing in the downtown, developing and attracting new local businesses, improving the quality of public spaces and increasing the amount of cultural activity. Recent research shows that social innovation and urban regeneration are becoming increasingly important to resilient economies in city centres (Ricciardelli Amoruso, & Di Liddo, 2025; Russo, Baresi, & Cheshmehzangi, 2026).
4. Stakeholders, governance & local interests
There are many stakeholders influencing regeneration in Newport. The two largest public stakeholders involved in placemaking, planning and intervention in Newport's city centre are Newport City Council and the Welsh Government. Newport City Council leads on the physical and situational aspects of the city. Welsh Government remains a major stakeholder and contributes to economic growth through government funding and overall strategic management in Wales; therefore, the transformation of towns-and-city-centres (what is referred to as the Transforming Town Programme) throughout Wales is closely linked to how much funding is available for wider town-and-city-centre regeneration, the government vision (how the city should look) and the overall governmental influence.
Private stakeholders consist primarily of the landlord, developer, retailer, hotel, and investor sectors. Community stakeholders consist of the residents within the city centre, those using and visiting the city centre, local business owners, local cultural organisations and local charity organisations.
Each stakeholder group has different priorities. Commercial stakeholders will typically be more concerned about the viability of their business, the value of their property and the confidence they have in their ability to develop their property. Residents typically will be more concerned with the safety, accessibility, affordability and environmental quality of their neighbourhood and whether the neighbourhood is active and/or continues to serve the neighbourhood daily. Studies examining regeneration problems are now beginning to demonstrate that these conflicting priorities should not be viewed as obstacles to governance and participation; instead, they should be viewed as evidence of why governance and participation are important (Park, Kang & Shin, 2025; He et al., 2026). If regeneration takes place in an overly top-down manner, it is more likely to provide visual changes without the necessary community legitimacy to sustain the changes. Alternatively, with more participatory forms of governance, it is more likely to deliver longer-lasting civic value and a stronger community connection to place (Lin and van Ameijde, 2026). Newport City Centre is required to serve multiple user groups at the same time; this includes both the residents and those who commute to and from work each day, local visitors, local businesses and passers through. For regeneration of the centre to occur sustainably, there must be long-lasting partnerships as well as coordinated development activities, rather than rebuilding the centre in capital-intensive isolated projects.
5. Strategies for local/regional development
Current strategies are mainly supportive of regeneration activity occurring at Newport’s city centre through City Centre Place Making initiatives which shows a commitment to long-term transformation of the City Centre itself, and activity outside of the City Centre, such as working with stalled or difficult sites, is representative of the potential for public organisations to actively participate in community building through the planning and construction of new urban centres. This is also consistent with most of the wider Welsh policy (i.e., governmental) emphasis on Place Making, regeneration and support for Urban Centres.
From a theoretical perspective, Newport's strategic plan is generally aligned with current academic theories on sustainable urban regeneration; much of the current research has emphasised the combination of Mixed Use, Social Value, Environmental Improvement, and Public Participation (Ahsan, 2026; Ricciardelli, Amoruso and Di Liddo, 2025). Current research has also supported the use of Green Infrastructure and/or Climate Sensitive Design in Urban Renewal (Butt and Rigoni, 2025; Torkfar and Russo, 2025). All these concepts can be directly applied to Newport because the challenges the city is facing are not just economic, but also spatial and social. For Newport's regeneration strategy to be successful, it must create a city centre that is more inclusive, greener, and better connected.
6. Community opportunities and potential perceptions
Opportunities for the Community exist in the City Centre for employment and enterprise, access to services, and participation in cultural events; however, these opportunities are dependent on whether the Regeneration of the City Centre increases the performance of the City Centre itself. Residents will likely judge Newport's regeneration efforts by the physical aspects of the city centre; how safe does it feel? How many buildings are being reused? Is it easier to walk within the city? Are local businesses benefiting?
Research on social exclusion and urban regeneration indicates that a project should aim to include various age groups and types of use because older adults, lower-income households, and routine service consumers often have a different experience of the city centre compared to occasional users (Phillipson, 2025). This makes the perception of the community important because urban renewal can only be considered successful if its impact has a positive effect on people's daily use of the space.






Regeneration Opportunities
Opportunity 1: City Centre Residential and Mixed-Use Adaptive Reuse Program
This first regeneration opportunity is a residential and mixed-use adaptation reuse program targeting residential use of upper floors, vacant buildings, and stalled development sites. Increasing the number of people who live in and/or near the city centre will support a more stable city centre economy through an increase in regular pedestrian traffic, support local businesses, and reduce dependency on daytime shopping to create a greater number of hours of pedestrian traffic. This is consistent with growing evidence of a trend toward mixed-use regeneration in urban areas (Hehir, Warnaby & Theodoridis, 2023; Williams, 2023).
Affordable housing is a component of this programme. This programme must also provide housing suitable for all types of households, not just private apartment development. Encourage the reuse of existing structures rather than just relying on tearing them down and building new ones. This would help create a more sustainable city by minimising waste and maintaining the aesthetic of a city. Research shows that reuse/adaptation is the primary focus for creating more sustainable city centre development (Adewale, Ogunbayo & Aigbavboa, 2026).
Opportunity 2: A Green Civic Corridor with small local businesses and cultural spaces.
The second opportunity involves establishing a green civic corridor connecting major roadways and public spaces through trees, improved walking routes, seating, safer crossings and better navigation or wayfinding signs, combined with a small local-business and culture network. This initiative will improve the environmental quality and overall vibrancy of the downtown while enhancing connectivity.
Nature-based solutions and climate-sensitive design are important components of urban redevelopment because they promote wellbeing, enhance resiliency and improve urban attractiveness (Butt & Rigoni, 2025; Russo, Baresi & Cheshmehzangi, 2026; Torkfar & Russo, 2023).
In addition to enhancing the environment, vacant or under-utilised buildings along the civic corridor could serve as temporary locations for businesses, social enterprises, training classrooms, or creative endeavours to promote entrepreneurship and counter the perception of abandonment associated with vacant properties. Studies of social innovation and socially generative activity demonstrate that place-based reuse increases both economic resiliency and attachment to community and place (Park, Kang & Shin, 2025; Ricciardelli, Amoruso & Di Liddo, 2025).
Conclusion
Newport's struggle with redevelopment is parallel to the redevelopment struggle in many central cities in the UK. Although Newport possesses tremendous inherited assets, such as connectivity, regional influence and an established urban structure, the city of Newport is facing the elimination of a retail-centred economy and an abundance of under-performing property. According to the appraisal, Newport's redevelopment does not hinge on rediscovering retail but rather on creating a more diverse, inclusive, environmentally sound urban environment that can support long-term governance and a stronger connection with the surrounding community.
The two identified opportunities specifically address the above-mentioned concerns through the establishment of a residential development tolerance program and an adaptive reuse initiative that would enhance everyday economic activity in Newport and limit reliance on retailing. By creating a green civic corridor combined with a local small business incubator network, Newport would create a more inviting public realm; promote development of small businesses; and enhance the overall attractiveness and resiliency of Newport's downtown area. Collectively, these initiatives will allow Newport to realise its potential to restore its current urban layout to a more sustainable and socially inclusive redevelopment model.
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