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1. Introduction and Background

1.1 This report reflects the research work and report presented by the Egin Partnership to the Steering Committee during March 2003, together with a substantial update presented in October 2003. Following receipt of the original report, the Steering Committee’s decision was to widen the process of consultation with the local community, by means of press releases, public consultation, and a public meeting in the village’s Memorial Hall. Following this further process of consultation, a revised report was presented to the Steering Committee in October 2003. On receipt of this report, approval was given for development of the second part of the study. This report is a development of the report presented in October 2003, with the purpose of reflecting the additional work that was part of the original brief.

1.2 This report was commissioned by ecodyfi, in partnership with the Mid-Wales Division of the Welsh Development Agency and Ceulanmaesmawr Community Council.  The main reason for the decision to invest in such a report was the fact that members of the Community Council had been discussing the possibility of developing business units within or close to the boundaries of the village of Talybont for many years.  

1.3 Talybont is a comparatively large village in north Ceredigion. The village lies on the A487 trunk road about seven miles north of the town of Aberystwyth. Ceulanmaesmawr Community Council serves the village of Talybont and the community of Bontgoch. The study has assessed the demand for workshops, whether offices or light industrial units, in terms of the demand that exists in north Ceredigion generally rather than the specific demand that exists in the Ceulanmaesmawr communities.

1.4 The decision to consider any development in Talybont in the wider context of demand for such units in north Ceredigion reflects the fact that the economic development of Talybont is bound up with events and economic developments in the town of Aberystwyth. Nonetheless, the research has endeavoured to recognise that Talybont could be a suitable business location for the residents of the village and of neighbouring villages such as Taliesin, Tre’r-ddôl and Bow Street.

1.5 The village of Talybont is a collection of about three hundred and ten houses, with an expectation of relative growth over the next few years because of a planning-permission in the upper part of the village that is likely to lead to the building of an additional twenty houses. At present there are, in the village, a printing-works, a garage, two public houses, and local services such as a shop and a Post Office.

1.6 The Ceredigion Unitary Development Plan notes that the village has “tourism potential”.  It is also noted in the unitary development plan that it would be possible to “adapt the old Tabernacl Chapel as craft workshops, [creating] a further reason for visitors to pause in Talybont”.  This potential for developing tourism is a matter that evidently appeals to some members of the Community Council, but it should be emphasised that our research, in accordance with the brief received, considers tourism development of the kind discussed above alongside the development of office space and light industrial units.
2. Methodology

2.1 In accordance with the Egin Partnership’s response to the brief, we first set about consultation and research concerning the demand for development of business units in Talybont, by approaching a wide range of individuals and organisations that were likely to be in a position to voice an opinion and offer guidance as to the type of development, if any, that is needed in the area. It quickly became clear that the consultation for the first part of the work was targeting four specific fields, namely:

i) Research with strategic partners

ii) Research into similar sites

iii) Research among the local business community

iv) Investigating the attitudes of the local community

2.2 The strategic partners targeted for discussions were:

i) The Welsh Development Agency, Mid-Wales Division

ii) Ceredigion County Council

iii) Antur Teifi, Aberystwyth Office

Discussions were held with relevant officers of these bodies to discover what statistics were available that would be relevant to the work of assessing existing demand in north Ceredigion for business units, whether offices or small industrial units. A written response was obtained from the officers in every case — a response which included comparatively bald statistics, but statistics which are nevertheless very useful for this report.

2.3 During the initial meeting, there was a discussion between the Egin Partnership and representatives of the commissioning bodies regarding the need to consider the success or failure of similar facilities to those that form the basis of this research in Talybont. As a result, we set about contacting organisations or individuals who were aware of the situation at Aberystwyth Science Park, Parc Eco Dyfi in Machynlleth, and also the Corris crafts centre. Telephone discussions were held with officers responsible for the Science Park and Parc Eco Dyfi, and a site visit was made to the Corris centre. Following the site visit, a further telephone discussion was held in order to discuss statistics that had not been to hand at the time of the site visit.

2.4 Creating lists of local businesses who should be consulted was a slow but comparatively straightforward process. Names were obtained from ecodyfi and WDA officers, together with a number of names supplied by members of Ceulanmaesmawr Community Council. Some of these names proved misleading, as the relevant individuals had either moved out of the area or had closed down the businesses concerned. Nonetheless, several responses relevant to the study were obtained.  

2.5 We also made a point of asking all the businesses we contacted about other businesses that were known to them in the area, or which indeed were likely to be interested in relocating to the area, and which we should contact. This tactic produced several important contacts. Once we got to know of a business, we contacted it in a number of ways, including a personal visit, a telephone call, and a meeting during the public consultation held in the Memorial Hall. A questionnaire wsa sent to a large number of businesses by e-mail. A number responded. 

2.6 The main medium of consultation with the local community was the local papur bro (district newspaper), together with a consultation meeting at the Memorial Hall. The original response to this part of the initial research work was disappointing.

2.7 Because of the disappointing response to the community consultation, we set about revisiting this part of the study by organising another day of community consultation and a public meeting in the Memorial Hall. In order to facilitate the process, we decided to ask the architect, Maredudd ab Iestyn, to create artist’s impressions of the potential development, and an invitation was extended to the Ceredigion County Council Business Support Service to be present in the Hall throughout the day.

2.8 In order to ensure that the event would attract attention, it was aranged that ecodyfi, in conjunction with the Egin Partnership, would ensure that it received attention in the local press, namely the Cambrian News and the local papur bro.       

2.9 The result of this further consultation was to reveal evidence of definite interest in the plans among the local community. The Steering Committee was of the opinion that the results of the further consultation justified developing the second part of the original brief, which calls for consideration of the possibilities for a suitable location for developing business units in or close to the village of Talybont, together with development of comparatively detailed plans and consideration of the proposed development’s potential for commercial success.

2.10 After receiving the Steering Committee’s approval to continue with the work, we set about discussing specific sites with local landowners. We also set about weighing up the Local Council’s views concerning planning-matters, holding further discussions with the local business community (bearing in mind that almost a year had gone by since the original discussions), and commencing the process of considering possible sources of funding for the venture.

2.11 The last part of the work was an assessment of the possibility of creating a community business for the purposes of managing the development; a community business that would be viable in the long term. The need for this community Company to be viable is obvious, but the ability to attract grants for financing the initial capital expenditure would also be of key importance.

3. The Results of the Research

3.1 Initial research with strategic partners

i) We received an early response to our enquiries from the three strategic partners, namely the Welsh Development Agency, Ceredigion County Council and Antur Teifi.

ii) A number of interesting statistics came to light during discussions, with these organisations, of the demand for business units, whether offices or light industrial units.  Statistics dating back to 1999/2000 were obtained concerning the number of new businesses in the area. Unfortunately, the statistics gathered for that year and also for 2000/01 were overall statistics for Ceredigion and Meirionnydd, as the former practice in Mid-Wales was to divide the statistics between the east, namely Powys, and the west, namely Ceredigion and Meirionnydd. However, the statistics for 2001/02, and also the statistics to January 2003, had been collected on a county basis. 
The statistics may be summarised as follows:

	Financial Year

1999/2000

2000/2001

2001/2002

2002/2003 (January)
	Number of Businesses

102 – Ceredigion and Meirionnydd

153 – Ceredigion and Meirionydd

178 – Ceredigion only

148 – Ceredigion only


iii) These statistics are clearly positive, as there is an evident increase in the number of businesses being established in the area. The figures average 15 new businesses per month during 2001/02, and according to the statistics for 2002/03 this increase continued. Even though officers of the Authority have not made a geographical assessment of those areas in the county that are home to these businesses, it appears that a large number of them are in the north of the county.

iv) In considering the demand for business units, we received exceptional cooperation from the Business Development Unit of the Development Agency, after Ceredigion Council had stated that the Agency would be the source of detailed information about enquiries for business units in north Ceredigion. A detailed list was obtained from Richard Evans, a Business Development Officer with the Agency, noting the enquiries received since June 2002. These enquiries include the following:

	Date

20/06/02

20/06/02

20/07/02

09/08/02

15/08/02

22/08/02

09/09/02

10/12/02

01/02/03

01/02/03

07/02/03


	Nature of Use

Office

Industrial

Office

Office

Industrial

Industrial

Industrial

Industrial

Office

Industrial

Industrial


	Size

1500 sq.ft.

1500 sq.ft.

1500 sq.ft.

3000 sq.ft.

1500 sq.ft.

750 – 1500 sq.ft.

750 sq.ft.

750 sq.ft.

750 sq.ft.

5000 sq.ft.

3000 sq.ft.

sq.ft. — square feet


v) These statistics are clearly of assistance, as they reflect the types of business which enquire about sites, while also giving a pretty good idea of the sizes involved. Nevrtheless, the true value of the discussion we had with Richard was the general information obtained regarding demand which exists but which has not been registered.

vi) Broadly, Richard Evans’ opinion is that there is such a shortage of sites in north Ceredigion that businesses are not bothering to make enquiries with the County Council or the Development Agency about business units, as the position is already known to them.

vii) The above statement is not grounded in opinion alone. According to officers of Ceredigion County Council and the Welsh Development Agency, there are no buildings or units in the Council’s or the Authority’s possession in the area. There are no small units vacant on the Glanyrafon industrial estate in Llanbadarn. Indeed, some Glanyrafon tenants complain that rents are rising substantially on the estate because of the constant demand for units, a demand that there is no means of satisfying. It appears that the rental rates at Glanyrafon are now approaching £9 per square foot, even for comparatively straightforward units. This compares with the rental rate of £3.80 per square foot which the Development Agency asks at Parc Eco Dyfi, a rent which, according to certain businesses we contacted, is a reason for not moving from the Talybont area to Machynlleth!

viii) The County Council and the Welsh Development Agency made similar comments about the situation in north Ceredigion for those who are searching for offices. Again, in the light of the information presented to the Egin Partnership by Richard Evans, it is clear that there is a dire shortage of offices to let in north Ceredigion, particularly in the town of Aberystwyth. In addition, Mr Evans is aware of several businesses who believe that the offices they have, often above shops, are unsuitable in terms both of size and of usage, while according to many the substantial parking-problems in the town are now harming their businesses.

ix) It may fairly be concluded, then, that the statistics, and also the personal experience that is the basis of several of the above comments, suggest strongly that there is a need in north Ceredigion both for small industrial units and for modern and convenient offices.

x) In considering the response from Antur Teifi, it should be noted at the outset that it is not they, but rather the County Council, who are responsible for business support services in north Ceredigion. Nonetheless, Antur Teifi have an office in the centre of Aberystwyth where staff deal with agricultural schemes such as Farming Connect, as well as some community schemes.

xi) Notwithstanding the above, we had a profitable enougn conversation with the manager of the Antur Teifi office in Aberystwyth, Meinir Paske. This conversation confirmed two things. Firstly, there are very few enquiries from businesses about support, as they are generally aware of the fact that it is through the Farming Connect office in the town that information relevant to their needs is to be obtained. However, although Antur Teifi did not have any relevant statistics, it was strongly suggested that there was a shortage of units for businesses in the north of the county. This is reflected in the work done with farmers who show an interest in diversification of some kind. Often the lack of a suitable location for such a venture is one of the problems facing farmers or farming families who are interested in starting new enterprises.

3.2 Initial research into similar sites

i) As broadly discussed in section two above, three specific sites form the basis of this research, namely the Science Park in Aberystywth, Parc Eco Dyfi in Machynlleth, and the Corris Crafts/Visitor Centre.

ii) In Corris there are six units for businesses in the crafts field, along with a café, a visitor centre and one unit which serves King Arthur’s Labyrinth. Corris has been a success story. The majority of the centre’s tenants have been tenants in Corris since 1983. No unit has changed hands since 1995.

iii) Because of this evident success, the centre is now in the process of developing plans for expanding the site. A planning-application has alrady been submitted to Gwynedd Council for developing four additional units on the site. It should be noted that the manager, Ann Cruikshank, is very confident that the new units will attract tenants very soon.

iv) The Science Park in Aberystwyth is a group of units in private hands, a large number of the buildings having been bought by the tenants over the years. In addition, it should be noted that a few of these tenants have bought more than one unit, renting out the second unit privately. At present there is also a private development of 9,000 square feet of office space on the Science Park. This development is in the charge of a local architect, Dilwyn Roberts. Our understanding is that all the space had already been let to private tenants even before the building work was completed.

v) The above evidence strongly suggests the extent of the demand that exists for offices in Aberystwyth and north Ceredigion. As at Glanyrafon, the rental being asked by the private landlords on the Science Park is £9 per square foot. Once again, it would be fair to note that such a level of rent reflects the demand that exists for office space with parking space in the Aberystwyth area.

vi) Another location that was the subject of research was Parc Eco Dyfi in Machynlleth. Aven though Machynlleth falls within the boundaries of Powys, it would be fair to say that the town is close enough to Talybont to be considered as a possible location for a business by residents of Talybont and neighbouring villages.

vii) Parc Eco Dyfi is an exciting development of high-quality buildings for light industries by the Welsh Development Agency. At present there are five units on the site, namely three units of five thousand square feet and two units of three thousand square feet. The two smallest units are currently empty, though it should be noted that it is barely a year since they were completed.  

viii) It is interesting to note that more than one company with whom we held discussions indicated that the level of rental at Parc Eco Dyfi had contributed to their decision not to relocate from sites in the Talybont area. Nonetheless, considering the rental levels in the Aberystwyth area, the rent asked by the Development Agency on Parc Eco Dyfi, namely £3.80 per square foot, appears comparatively reasonable.

ix) In discussing the provision at Parc Eco Dyfi, it also became evident that plans are under consideration for building offices on the park. Up to now, no decision has been made, but it is a development that is under consideration.

x) As well as the possible development of offices, the discussions concerning Parc Eco Dyfi also led to a discussion about the Tref Owain Enterprise Park, an industrial site of a rather more traditional nature. At present Tref Owen Enterprise Park is full, and has been for some considerable time. The rental for the units on Tref Owain Enterprise Park is three Pounds per square foot.

3.3 Initial research with the local business community

i) As noted in section two of this report, consultations were held with local businesses by targeting those businesses suggested by the ecodyfi partners, as well as contacting any business that was suggested by other businesses.

ii) In terms of numbers, the response was disappointing. Only a limited number of businesses are located in the area, and despite every effort only a minority of these businesses were willing to respond to the questionnaires distributed.

iii) The ‘More than Soap’ company has developed the Tabernacl site in line with the plans discussed with the Egin Partnership at the beginning of 2003. The success of the business since relocating to Talybont has led Mr and Mrs Lewis to modify the plans for Tabernacl. This is further discussed in a later section of this report.
iv) The only company in the food field to express an interest in a new unit was ‘Forest Honey Products’, who had an interest in larger and rather higher-quality units than the business’ present home. By now, we understand that the business has a defninite intention of substantially developing the unit.

v) Discussions were also held with Simon Lloyd-Williams of ‘Cambrian Organics’ on the day of the public consultation at Talybont Memorial Hall. Although Mr Williams has an interest in the development, it is highly unlikely that Cambrian Organics would move from Horeb to Talybont in the near future. Nevertheless, one idea which Mr Williams had was the possibility of establishing an organic produce café if this report were to recommend a centre similar to the Corris craft centre.

vi) Among the other companies who were willing to fill in questionnaires, interest was shown by two companies who operate in the woodworking field. One of these two companies stated that it had an interest in moving to a new location in the near future.  

vii) A few businesses showed definite interest in offices in the village. These businesses included professional services, such as an architectural service and a company working in the field of information technology.  

viii) As well as those businesses which had an interest in relocating to new units, we held discussions with businesses that are not interested in moving. However, these businesses are supportive of the idea of developing compatible units within or close to the village boundaries.

ix) There was also a mixed response regarding what would constitute an ideal level of rental. There were two instances where it was noted that the ideal rental would be lower than the existing level at parc Eco Dyfi, namely £3.80 per square foot. It was also noted that a range of between £25 and £35 per week would be an ideal level of rental for an office ten metres square. Unfortunately, it has to be said that such a level is very low.

3.4 The response of the local community

i) It appears that originally we failed to inspire a response to this work among the population of Talybont and neighbouring communities. Despite receiving front-page coverage in the local papur bro, and sitting in the Memorial Hall for four hours one afternoon, we had only two responses from village residents, neither of whom had any links with the business world.

ii) The disappointing response received, despite the attention in the local press, suggested a lack of interest in the proposed plans.

iii) Because of the disappointing response received, some members of the Steering Committee felt that another effort was needed in order to attract the community’s support for the proposed developments. The strong feeling was that the original report had shown that there was demand for business space in north Ceredigion, but had not succeeded in making a specific case for locating such a development in the village of Talybont.

iv) In order to attract more feedback by the community generally, we set about creating a further phase for the programme of work, which would avoid preparing specific plans but would concentrate instead on offering ideas to those who showed interest. In order to ensure the best possible opportunity for expressing opinion and offering ideas, a work-programme was drawn up which would:

· prepare outlines of the possible development for a public exhibition at the Memorial Hall

· prepare press-releases in collaboration with ecodyfi, and translate these releases for the papur bro
· print and distribute posters advertising the event

· hold a day of consultation at the Memorial Hall

· hold a Public Meeting at the Memorial Hall (on the same day as the consultation)

v) In line with the model proposed to the Steering Committee, we set about organising a further consultation, setting 29th September as the date for this further opportunity to fire the imagination of the local community. However, despite coverage in the Cambrian News and also the papur bro, the number of people who called in at the Hall was, on the face of it, disappointing.

vi) 26 individuals came into the Hall during the afternoon, but only 12 were willing to offer comments. While this figure was obviously lower than hoped, it is fair to note that it is not especially low in comparison with similar events that the Egin Partnership has held or attended.

vii) For the most part, we obtained few details from those who called at the Hall. It should be noted that a few potential tenants cast an eye over the plans, but no strong ideas or any fresh vision emerged from the public consultation.

viii) The number of people who came to the Public Meeting was very disappointing: only seven attended. Nonetheless, there were lively and enthusiastic contributions by individuals who saw potential in the scheme. Three things became evident at this meeting:

· There was strong support and enthusiasm for the plans among the seven who were present. It is fair to note that the seven included respresentatives of the two largest businesses in the village.

· The general opinion at the meeting was that matters should move forward fairly quickly to the generation of detailed plans of the proposed developments.

· There was strong support for the idea of locating any development within the village boundaries. Specifically, the opinion of the meeting was that, if possible, any development that necessitated the use of cars for travel to and from the site should be avoided. If it was to contribute to the revival of the village, the development should be located within the village boundaries.

ix) Despite the disappointing numbers who attended the two events, the feedback was generally supportive of development of some kind. It is possible that those present at the public meeting included individuals who could, in collaboration with those who have guided the process up to now, be founder members of the community Company that would be responsible for developing the idea further.

x) Following the presentation of a further report to the Steering Committee in October 2003, noting the response received to the further consultation held in the summer of 2003, it became clear that the doubts of the committee members had been allayed to a considerable extent, and it was concluded that we should move on to complete the study in accordance with the original brief.

4. Research Results — the Second Part of the Work

4.1 Following the decision of the Steering Committee to proceed with the second part of the work, we set about fulfilling the requirements of the brief. Specifically the Egin Partnership, in collaboration with Maredudd ab Iestyn, investigated and developed the following:

i) Specification of three possible sites for discussions with the relevant landowners

ii) In relation to the individual sites, research into the possibilities for developing suitable units, along with the costs of such a development

iii) Preparation of approximate financial forecasts for the individual sites

iv) Suggestions for sources of finance for the proposed developments

v) Preparation of proposed plans for a suitable site

vi) Consideration of the contribution such a development would make to the local economy

vii) Development of a framework for managing the development before and after completion of the building-work

4.2 This section will discuss only the first of the above points, namely the proposed sites. The planning and financial implications are the basis of following sections. However, before discussing the possible sites, it should be noted that the Egin Partnership has held a further consultation with local businesses, as a year has passed since our previous discussions. The results of these discussions are included in clauses 4.3 to 4.6 of this section.  

4.3 Firstly, the development of Tabernacl under the auspices of ‘More than Soap’ has gone ahead very successfully. The Company’s original intention was to develop production units and visitor space, along with two or three studio units that would be available under short-term contracts for renting by local businesses.

4.4 By now, following the substantial success of the business over the past year, the Company no longer intends to offer space to other businesses, as the development of the business means that opening a café and a display room are its priorities for 2004. While the success of the Tabernacl venture means that there will be no studio space available in Talybont for other businesses, this means that no proposed development would be in a position to compete with Tabernacl for tenants.

4.5 While the possibility of competing for tenants with the ‘More than Soap’ company has receded since the October 2003 report, a development by another business in the village has suggested that office space will be developed in the village during 2004.  ‘Y Lolfa Cyf’ intends to develop four self-contained offices in the old Emporium.  This development is certain to happen during 2004 according to Garmon Gruffydd, one the the directors of the Company. Y Lolfa’s proposed development is sure to lead to competition as regards the need to attract businesses as tenants in Talybont.

4.6 In addition to the discussions held with the two above businesses, it has also become known to us during the process of preparing this report that there is a possibility of a development in the town of Aberystwyth that could lead to further competition for any development in Talybont. However, there is insufficient information to hand at the time of writing the report (February 2004) to enable us to state clearly whether the development in Aberystwyth is likely to compete for tenants similar to those who will be the object of efforts on behalf of the development in Talybont.

4.7 In accordance with the requirements of the brief, the Egin Partnership considered four sites in the village, but it became clear, following a site visit and discussions with landowners, that it was not possible to develop detailed plans in the case of three of the four sites.

4.8 The sites originally in view were the following:

i) Land belonging to Tan-yr-Allt farm, behind the Maes y Deri council houses at the upper end of the village. The land in question lies to the south of the small road which leads off the A487 to give access to the farm.

ii) A field opposite Maes y Deri estate at the upper end of the village, on the right as one travels towards Machynlleth. This land is owned by Mr Dafydd Jenkins.

iii) Another piece of land near the Church, again owned by Mr Dafydd Jenkins.

iv) Old farm buildings located on the small raod which passes St David’s Church. Once again, these buildings are owned by Mr Dafydd Jenkins.

v) Land opposite Maesnewydd farm, on the right as one travels from Talybont toward Aberystwyth. The land in question already includes a business unit which currently houses ‘Forest Honey Products’.  This land is owned by Mr Richard Morgan.

4.9 Following discussions with Mr Dafydd Jenkins, it became clear that he was not willing to sell or develop the farm buildings in his possession. In the case of the old farm buildings, it is fair to say that access problems would affect any proposed development.

4.10 Even though Mr Jenkins supports the idea of developing business units in the village, he was also unwilling to see development occurring on his land opposite Maes y Deri. This site was one that merited full consideration, but it would be useless to undertake any planning without the owner’s support for any development.

4.11 In the case of Mr Jenkins’ property lying near the Church, there was a suggestion originally that it would be possible to come to an agreement regarding a small development as described in this report. Nonetheless, following further discussion, it became clear that Mr Jenkins did not want to see any part of his land being developed at present.

4.12 It was concluded following a site visit that the Tan yr Allt site that neither the access nor the lie of the land were ideal for a development of the kind being considered. Specifically, informal advice was received from Highways Department officers suggesting that developing a suitable access from the back road to the A487 would cause concern to the Department. It should also be noted that our consultant architect, Maredudd ab Iestyn, is also dubious about the site, specifically because of the uneven lie of the land and its proximity to nearby housing.

4.13 The feedback discussed above means that only the land opposite Maesnewydd continues to be a live option following our discussions and site visits in the village. Although Mr Richard Morgan, the owner, is not willing to sell the land, he is perfectly willing to rent the land, with the security of a long-term agreement if need be, in order to attract funding from public sources to finance any development.

4.14 The land in question is home to ‘Forest Honey Products’ and we understand that the Company will be extending the building in the near future. The lie of the land is more acceptable here, in our architect’s view, while an opening already exists from the back road that goes past the factory to join the A487. Although the land is registered as agricultutal land, the existence of the factory and an acceptable access to the A487 are factors supportive of the possibility of development on this site. No confirmation has been received from the Council that planning permission would be possible, but the Highways Department has suggested that it would be possible to modify the present entrance in accordance with safety requirements.          

4.15 Sections five and six discuss the planning and financing of the development on the assumption that the site opposite Maesnewydd would be the natural home for any development. This, however, undermines the desire to see the development provide a means of ensuring the economic vigour of the village, as the site’s distance from the village suggests that workers in the businesses on the site would have to use cars to visit Talybont. While the distance from the village is a weakness, this should be viewed in the context of the developments that were, or are now, likely in Talybont, developments which have occurred since appointing Egin to develop this report in January 2003.  

4.16 One of the developments in question is the Tabernacl, which, on the basis of the owners’ comments, is likely to fulfil the requirements of those who wanted to see the provision of art units and/or a café in the village. Similarly, Y Lolfa’s intention of redeveloping the old Emporium is also likely to fulfil the need for office locations in the village. Therefore, notwithstanding the fact that development on land opposite Maesnewydd does not fulfil the requirement to establish a development within the village, many of the Steering Committee’s original wishes that led to the study have been or are likely to be fulfilled in the near future.

5. What kind of Units ?

5.1 This question raises several possibilities. Offices or industrial units? Is there a market that could bring about a repeat of the Corris success? Following the process of researching the possibilities, there appears to be evidence supporting all the possible options discussed above.

5.2 The situation as regards offices is interesting, as the majority of those businesses that were willing to respond to the questionnaire, or discuss the reserach work over the phone or face to face, indicated a definite interest in offices within the village catchment. Naturally, the discussions held with public bodies such as the Development Agency and Ceredigion Council also suggest strongly that the demand for such provision is consistently high. It should be noted that it is the demand in Aberystwyth that is the subject of all the statistics.

5.3 However, all the evidence gathered suggests that detailed consideration should be given to the possibility of developing quality office space within the village catchment. The feedback received at the Public Meeting has suggested a couple of sites that originally appeared impossible to consider for development. Specifically, a quite contructive discussion took place with the owner of the mill behind the garage in the centre of the village. A light industrial use of this site would be a possibility, and it should be given further consideration if we move on to develop more detailed plans for developing units in the village. 

5.4 Considering the proposed developments at Y Lolfa, it is fair to ask whether developing office units is a priority.

5.5 The situation is also positive regarding possible demand for light industrial units. Two of the companies we met were willing to state categorically that they would have a definite interest in relocating to new industrial units within the village catchment.  

5.6 The statistics gathered concrning the demand for such units in Aberystwyth (Glanyrafon), and also in Machynlleth, suggest the possibility that there would be businesses which have failed to obtain a building of the necessary standard in either of those towns that would possibly show interest in a development in Talybont.

5.7 Similarly, it should be noted that the majority of enquiries received by the Development Agency in Aberystwyth are enquiries about industrial units (see 3.2 above).  

5.8 The need, according to some we talked with, is for a development in the vicinity of the village that would entice motorists to stop and spend money in craft workshops or a café. With this in view, we set about discussing the situation of the centre in Corris. As discussed in detail in section three of this report, this centre has proved a considerable success, and there is now an intention to broaden the provision.

5.9 Considering the nature of Talybont village, it is evident that there is natural and architectural beauty in the centre of the village that could be an attraction to visitors and motorists. The problem, however, is the lack of an obvious location for developing such a craft/visitor centre, together with the obvious problems of parking along the A487. Indeed, Tabernacl is one of the few buildings of any size in the centre of the village that it would be possible to develop for such provision, but Tabernacl would not fulfil the requirements for easy and safe parking, as there is room for only eight vehicles at the rear of the building.

5.10 Given the substantial developments that have alrady occurred at Tabernacl, and the Company’s intention of developing a café and display space in the near future, it can be argued that some of the services considered to be desirable developments for the village have already occurred or are likely to occur in the near future. Tabernacl may not be a development that corresponds to the Corris workshops in terms of scale, but the possibility that was aired of locating a café inside Tabernacl, as part of the ‘More than Soap’ Company’s offer to prospective customers, suggests the possibility of visitors choosing to remain in the village rather than hurrying on towards Aberystwyth or Machynlleth.

5.11 Because of the development of Tabernacl, and also the intention to adapt the old Emporium, it may be argued that neither tourism facilities nor units suitable for offices should be developed on the site under consideration. Nevertheless, following detailed discussion with Maredudd ab Iestyn, we came to the conclusion that it would be reasonable to try and plan a flexible development in order to strengthen the possibility of commercial success for any community Company that was responsible for managing and letting the proposed units.

5.12 The plans therefore reflect our intention of providing flexible units that will be a combination of studio units of about 95 square metres, office units of about 120 square metres over two floors, or light manufatcuring units of about 140 square metres. These plans, which are available on an A4 sheet in Appendix 1 or from Andy Rowland in A3 format, show how it would be possible to develop multi-purpose units of this kind.

5.13 The only option that is rejected in this report is the possibility of developing craft units and visitor services similar to those at Corris.  This reflects the fact that such developments have already occurred in the village under the uspices of the ‘More than Soap’ Company.

6. Plans and Costs

6.1 If offices were developed, it appears from the research carried out that some or all of the following services would be beneficial:

i) A Broadband link

ii) A convenient car-park

iii) Shared office resources such as a photocopier

iv) Shared reception staff

v) A three-phase electricity supply

vi) Structures of high quality

Even though not every individual or business that was so kind as to respond demanded all of the above, the above six suggestions were common. Naturally, the above is a list of what would be ideal in a perfect world, but the broadband link and a car-park would be necessary for many.

6.2 A similar list was drawn up of ideal resources in any industrial units. As the number who wanted such units was smaller than the number who wanted to see offices developed, perhaps some of the ideas are more unique. Broadly, some of the most common responses were:

i) A three-phase electricity supply

ii) A car-park

iii) A wood-drying yard at the rear of the building

iv) Room for a substantial lorry to turn

v) Safety systems such as a burglar alarm

vi) Administrative services 

vii) Office services

As noted in the context of the offices, the above represents the ideal of a perfect site in several ways. It is interesting to note that the idea of common office services is raised in the context of those who wish to see offices being developed, and also those who want to establish themselves in industrial units. It should be noted, however, that every response received indicated that the relevant costs would influence the decision whether to use such a resource or not.

6.3 The plans which have been prepared by Maredudd ab Iestyn (see Appendix 1) are for the multi-purpose units discussed in section 5. The intention would be to develop a number of units of various sizes, ranging from 140 square metres for semi-industrial units to 120 square metre units for offices and studio units of 95 square metres.

6.4 As may be seen from the designs, the intention is to offer units that are striking in appearance while being environmentally modern and making good use of natural heat and light. The costs of the units would vary in accordance with their precise intended use. However, an estimate can be offered on the basis of the architect’s work, reflecting the options that have already been the subject of discussion.

	
	£

	Light Industrial Unit (140 square metres)
	68,600

	
	

	Office Unit (120 square metres)
	96,000

	
	

	Studio Unit (95 square metres x 2 = 190)
	129,200

	
	


6.5 There would need to be a detailed costing before completing a Business Plan for any development, but the above estimates are fairly accurate and are sufficient for discussing possible methods of financing the development. In addition to the building-costs, about 15% of the total development budget should finance access, landscaping work and key structures. If it were decided to develop two industrial units, two office units and four studios (in 2 buildings), the required budget would be as follows:

	
	£

	2 x Industrial Units @ £68,600 
	137,200

	
	

	2 x Office Units @ £96,000
	192,000

	
	

	4 x Studio Units (2 buildings) @ £129,200 
	258,400

	
	587,600

	Infrastructure, access and landscaping @ 15% 
	88,140

	Architect and other costs @ 11%
	64,636

	
	

	Estimated Development Costs
	£740,376

	
	


6.6 These costs, which suggest expenditure of three-quarters of a million Pounds, are likely to lead to substantial funding problems. Unfortunately, the obvious starting-point for financing a development of this kind, namely Priority One, Measure 5 of the Euroepan Union’s structural funds, creates a specific problem in Ceredigion, as the money that was available under this particular measure has already been earmarked for other projects. Without the ability to attract European money, the financial position appears gloomy.  

6.7 Other options under Priority One are very doubtful, considering the situation of the other European funds in Ceredigion. The money available under Priority 5, Measure 6 has also been spent or earmarked for projects in the County.    

6.8 Another Eurpoean finance option was Priority 6, Measure 3.  The intention of this Priority and Measure is to develop strategic sites in the Objective 1 area. Following discussions with David Thomas of WEFO (the Welsh European Funding Office), it was understood that the money originally earmarked for Ceredigion through this Priority and Measure had already been spent. Nevertheless, it appears that there is a possibility that more money will be earmarked for Priority 6, Measure 3 when the Objective 1 Programme Monitoring Committee meets at the end of March 2004.  

6.9 If we fail to attract a substantial proportion of the development budget from European funds, the likelihood of being able to make a strong case to the Welsh Development Agency is diminished. This is all the more true when it is remembered that the Development Agency’s funding is aimed at renewal and adaptation rhather than new build. In the case of this report, it is clear that there are no buildings available for adaptation. In the case of the plans for new buildings, it is difficult to see how the Development Agency can contribute much more than a proportion of the landscaping and planning costs.

6.10 Another possible source of finance for the development in Talybont would be Ceredigion Council. However, the response to discussions with Economic Development Officers of the Authority was negative. They did not foresee that the Authority would have enough funding to enable investment in a development of the kind that is under consideration. The lack of match funding would also be a factor, in the Authority’s view, as the Council asks to see ‘leverage’ when distributing capital grants — that is, proof that awarding a grant would attract further money into the county.

6.11 Two less attractive options would be Finance Wales or the Triodos Community Bank. These two bodies have experience of financing community ventures, and some aspects of the scheme in Talybont would be likely to be attractive to them. Nevertheless, from a business standpoint, this option would create substantial problems for any community venture, as loans and not grants are what are in view. The problem arising would be that the income of any community Company that was developed in order to manage the venture would need to be sufficient to finance borrowing-costs and pay the venture’s day-to-day costs such as maintenance.

6.12 One other option that is worth raising is the possibility of attracting investment by individuals in the local community. However, the substantial costs presented in this report are likely to be a substantial challenge to any community. If the size of the venture were to be reduced, it would be possible to set a more realistic target — but would the impact on the local economy be sufficient to justify the work associated with the venture?

6.13 Unfortunately, the picture as regards the possibilities of attracting capital funding for the venture is a very gloomy one at present. Without substantial finance from the European funds, the Welsh Development Agency or Ceredigion Council, it is hard to see how a funding scheme could be developed for the venture without having to borrow money wither commercially or through a semi-public body such as Finance Wales. If such funding is used, the need to repay the debt and pay interest is obvious. This in turn would create a need to develop a very strong cash-flow. These financial implications are discussed below in section seven of the report.

7. The Long-Term Financial Position

7.1 The first challenge for the proposed venture would be to attract capital funding for developing business workshops in accordance with detailed plans that would receive Ceredigion Council’s approval. Unfortunately, the discussion in section six above does not suggest that attracting the necessary funding will be an easy process. Without attracting such money, the possibility of developing a viable community Company would be much harder to realise.
7.2 With development costs of £740,000, annual interest (even without any capital repayments) would be £48,100 per annum, assuming a borrowing-rate of 6.5%.  This is equivalent to over £4,000 per month. If the units were developed in line with the costs indicated in section six above, any community Company set up to manage the venture would have approximately 710 square metres of available to let. A rental of £67 per square metre per year would be needed in order to repay the interest alone, i.e. a rental of £9,380 for an industrial unit, £8,040 for an office, or £6,365 for a studio.

7.3 Naturally, if the venture were set up, substantial costs additional to the repayment of bank interest would have to be financed. The repayment of the capital loans of £740,000 over a period of fifteen years would entail an annual repayment of £490,333. Maintenance of the site would require an annual budget of about £12,000 in the early years, a sum which would increase as the units began to age.

7.4 Other costs that the venture would face would be the costs of financial services such as those of an auditor or accountant, a part-time management service (such a service may easily be sub-contracted), insurance, and other minor costs.

7.5 What is wholly obvious from the above points is that commercial success for the venture is highly unlikely if all the capital funding had to be attracted in the form of loans. The budgets discussed above suggest that the costs of the venture in the first year, if all the funding had been attracted from commercial sources, would be as follows:

	
	£

	Bank Interest
	48,100

	Capital Repayments
	49,333

	Site Maintenance
	12,000

	Other Costs
	6,000

	Total Costs
	115,433

	
	

	Cost per square metre (710)
	£162.58

	
	


The above are substantially higher than the corresponding costs in Aberystwyth, considering the levels of rental on Glanyrafon Industrial Estate or the Science Park. The above level of rental represents a rent of 315 per square foot, a level which is £6 per square foot more expensive than the costs at Glanyrafon, and £11 higher than the corresponding costs on Parc Eco Dyfi, Machynlleth. What is most striking, perhaps, is the difference between these costs and the sums that were discussed as levels of rental that local businesses would be willing to pay.

7.6 Assuming that levels of rental corresponding to the rent-levels at Parc Eco Dyfi are ideal for any development in Talybont, it can be argued that the maximum commercial income of any community Company that develops business units in Talybont is likely to be around £29,000 a year. This figure reflects a rental-rate of about £41 per square metre, and an assumption that the venture succeeds in letting all the units and thereby creates income from the whole of the 710 square metres of space available.

7.7 If the above analysis is accepted, we face a situation which suggests that any development in Talybont that intends to maintain a level of rental corresponding to that of the Parc Eco Dyfi units would have to attract substantial capital funding/grant money, as only £11,000 of the rental of £29,000 would be available to finance and repay loans. This would be sufficient to pay the interest and also to repay, over fifteen years, a loan of £80,000.  This suggests that any venture would need to attract capital funding/grant money of £660,000 if it were to maintain a rental-level of £3.80 per square foot.

7.8 It is worth noting that the situation would alter substantially if a rental of £9 per square foot were received. Letting the entire space (710 square metres) would generate income of £68,800 a year for the proposed Company. When annual costs had been paid, there would be a total surplus of £50,800 for paying borrowing and repayment costs. This would suggest an ability on the Company’s part to borrow £380,000 commercially over fifteen years, leaving a need to attract capital funding of £360,000 through various grants.

7.9 It is therefore evident that substantial capital funding must be attracted, through various grants, whether the Company is to set a very competitive level of rental (£3.80 per square metre) or the Aberystwyth level (£9 per square metre). It is clear that the Company could be viable even if money had to be borrowed to complete the development, but it is very hard to envisage that the development could be viable if it needed to attract more than about 50% of the costs from commercial sources. The above discussion shows that between 50% and 90% of the costs would need to be attracted from grant sources, sums that are dependent on the level of rental that will be acceptable considering the original intention of developing units for small businesses indigenous to the area.

8. Conclusions and Recommendations

8.1 We are of the opinion that there is a demnd for the provision of offices and industrial units in north Ceredigion. We are also of the opinion that it would be possible to attract businesses looking for office space in north Ceredigion to Talybont, if a development of high-quality units were secured which persuaded businesses that Talybont was as good an option as Aberystwyth.

8.2 Attracting businesses to industrial or studio units might be easier, as location is not as important. The main need would be for units of good quality, and easy access to the A487. This would entail a development on the edge of the village, as access to the main road in Talybont itself is very difficult.

8.3 Having considered the information gathered, it appears that the most convenient site for a development of this kind would be the field opposite Maesnewydd farm, on the road out of Talybont towards Bow Street.

8.4 There would be advantages to developing this site, but also obvious disadvantages. The principal disadvantage would be the fact that the development is a mile and a half from the village, and therefore contrary to the original intention, which was to see business development within the boundaries of Talybont village.

8.5 Considering the financial position discussed in sections six and seven above, it is fair to note that the ability of any community Company to maintain ‘reasonable’ levels of rental has substantially diminished, as borrowing costs etc have to be met. For as long as the possibility of attracting substantial public patronage remains limited, it is difficult to recommend such a development. Nevertheless, this may change, and this report shows how a community Company could finance a proportion of the development commercially.

Appendix 1

Plans and designs

