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1. Introduction

This interim report regarding the proposed re-use of the school room (vestry) and 
stable at Capel Beilu Du, has been prepared for the Trustees of Addoldai Cymru 
following completion of Tasks 1 - 6 as set out in the proposal document. It is provided 
as a discussion document in order for Trustees to consider the options considered to 
be feasible and enable them to decide which option will be taken forward to be further 
developed in future reports. The preliminary options have already been presented to 
Trustees but are reiterated here for the sake of completeness.

2. Draft Options

Option 1: To provide a workshop and gallery space / cultural hub to support 
and improve the tourism and local interest in Welsh arts and crafts. 

Use of upper area with large window and good light as an artist’s studio / workshop 
for rental. Additionally, one-on-one tutorials or small group workshops in craft and art 
techniques in upper floor area. Ground floor to be used for storage of artist’s materials 
/ gallery space. Ground floor and upper floor space will be open to the public on a basis 
to be agreed between the parties and to include the use of upper space for tutorials / 
workshops. Interpretation panels regarding the history and development of the chapel, 
Calvinistic Methodism and Non-conformism in Wales and the Sennybridge Area will be 
provided within the ground gallery area.   Artist in residence will need to provide own 
water on site. Links to be developed with local artist outlets and other possible outlets / 
partners including Erwood Crafts Station, National Park Visitor Centre, Brecon Cathedral 
shop, Myddfai Community Hall & Visitor Centre, The National Showcaves Centre for 
Wales, Ardent Gallery (Brecon), Beacons Crafts Shop (Brecon), local B&Bs and hotels, 
cafes etc.

Possible works required to building: 
• Only free standing furniture to be used upstairs – no works, retain existing 

seating.
• Portable heating supply or consider insertion of small stove in area of existing 

fireplace.
• Ensure electric supply.
• Floating new ground floor to be made over existing cobbles with an inserted panel 

of strong glass showing the original floor below. Subtle lighting underfloor as 
necessary to highlight cobbled area and provide additional light in gallery.

• Other lighting freestanding. 
• Repair of window/s.
• Door repair / replacement as necessary. Locks to be fitted.

Option 2. Honesty health and fitness centre

To provide a well-equipped local facility which provides access to gym equipment, 
personal trainers and specialist health / fitness sessions. People paying a small annual 
fee will receive a code for the combination door lock on ground floor which will house 
the larger modern gym equipment, such as rowing machine, step walker, air bike, 
treadmill etc. Use of upper floor (again via a combination lock code) for low impact 
workouts to include yoga, Tai Chi, meditation, pilates, etc. Facilities in upper floor will 
include yoga mats, stretch bands, gym balls, foam rollers, pilates equipment such as the 
Reformer, Cadillac, Wunda Chair, Spine Corrector and Ladder Barrel. On the walls will be 
interpretation panels regarding the history and development of the chapel, Calvinistic 
Methodism and Non-conformism in Wales and the Sennybridge Area will be provided 
within the ground gallery area. The seating around the edge of the school room will be 
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retained. The upper area will also be used by specialist health providers to provide 
individual training sessions or personal fitness sessions. 

Possible works required to building: 
• Only free standing furniture to be used upstairs – no works, retain existing 

seating.
• Possible - portable heating supply or upgrading thermal efficiency of building 

through use of appropriate materials such as sheep’s wool insulation and 
wood fibre boards.

• Ensure electric supply.
• Floating new ground floor to be made over existing cobbles with an inserted 

panel of strong glass showing the original floor below. Subtle lighting 
underfloor as necessary to highlight cobbled area and provide additional 
light in gym.

• Other lighting freestanding. 
• Repair of window/s.
• Door repair / replacement as necessary. Locks to be fitted.

Option 3: Community library and computer hub

Ofcom notes that there is no access to standard, superfast or ultrafast broadband 
within this area. The closest libraries are at Llanwrtyd Wells, Brecon and 
Llandovery - all over 8 miles away with limited public transport.  

To provide a subscription service community library and fast internet access via a 
computer lab. To provide access for those with little or no broadband at home or 
in home office, e.g. children doing homework, farmers, local people shopping or 
running their own small businesses, ordering repeat prescriptions etc. The ground 
floor will house a small but up to date library of reference books, children’s books 
and adult fiction as well as providing information and directories about council 
and other public services, such as social care providers, council schemes, support 
and wellbeing initiatives, council consultations etc. The upper floor would provide 
four (?) computer workstations with free standing desks and fast internet access. 
Consider provision of high quality printer with paid for printing option. A small 
subscription will provide a key code and computer user name and password for a 
year. Occasional free training such as the computer driving licence, web design or 
online retail training would be included. Interpretation regarding the history and 
development of the chapel, Calvinistic Methodism and Non-conformism in Wales 
and the Sennybridge Area could be provided in both areas.

Possible works required to building: 
• Only free standing furniture to be used upstairs, retain existing seating.
• Installation of satellite or other suitable broadband scheme. Installation of 

wireless router and possibly some cabling. 
• Portable heating supply or upgrading thermal efficiency of building through 

use of appropriate materials such as sheep’s wool insulation and wood fibre 
boards or consider insertion of small stove in area of existing fireplace.

• Ensure electric supply.
• Floating new ground floor to be made over existing cobbles with an inserted 

panel of strong glass showing the original floor below. Subtle lighting 
underfloor as necessary to highlight cobbled area and provide additional 
light in library.

• Other lighting freestanding. 
• Repair of window/s.
• Door repair / replacement as necessary. Locks to be fitted.
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Option 4: Glamping/ accommodation venue

There are a large number of public footpaths, bridleways and restricted byways around the 
Chapel and beautiful countryside to explore.

To offer a glamping  / champing venue to either stand on its own as a venue or to 
be offered in conjunction with local B&Bs using it as an alternative offer / overspill 
accommodation. 

Depending on market research (to be undertaken) there are several possible options:

Option 4a) Both schoolroom and stable provide ‘rural luxury’ or ‘festival vibe’: well 
decorated king-size futon type accommodation, with floor rugs, soft materials, floor 
cushions and free standing furniture. A wood-burning stove would provide a romantic 
atmosphere and views of the countryside would be a draw.  

Option 4b) Both schoolroom and stable would provide individual sleeping platforms 
(possibly as bunk beds) with an emphasis on ‘going green’ and ‘living wild’, as a type of 
small and basic but comfortable bunkhouse / dormitory accommodation. To appeal to 
walkers, cyclists and nature lovers - information on walks, cycle routes and wildlife in the 
local area would be provided. A small and basic area for washing up and simple cooking (for 
example with an advanced camping stove) would also be provided in the stable.

Option 4c) Bunkhouse type accommodation in the schoolroom with dining, cooking, basic 
washing and storage for bikes, luggage etc in the stable and additional seating space with 
picnic tables in the courtyard.

Links with local camping shops, cafes, local B&Bs, walking groups etc. Possibly develop a 
range of circular walking routes from the chapel. 

Possible works required to building: 
• Dependant on option chosen but will include need for water, electricity, toilet facilities 

and security.

3. Consultation

An open consultation event was held on the 22nd September 2018 at the Shoemaker’s 
Arms to enable local people to view draft options and provide comments as well as meet 
staff from Addoldai Cymru and the Royal Commission. Comments regarding the options 
were provided verbally or via a feedback form. The day saw a steady attendance from the 
local community. 

A facebook event page was also set up with detailed information about each option and 
publicised to local groups and communities. It was open for comments from October to 
December 2018. The activity analysis reports that the facebook consultation reached 511 
people with 49 event views, 35 of whom were from the Brecon area. 

In addition, considering the proximity of the neighbouring farm residents, the consultants 
met individually with Linda Scott and Tim Smith who provided detailed comments on the 
draft options. Other stakeholders were contacted via phone or email but few of them to 
date have provided any response. Details of the consultations can be found in Appendix A to 
this report and a summary is provided below.

Option 1: Artists Studio / gallery: This was a generally well-received option but with 
some doubt as to sustainability because of accessibility and small potential face to face 
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market for sales.

Option 2: Gym / health and fitness centre: This option was generally rejected since 
there is already a small gym operating in Sennybridge. 

Option 3: Community library and computer hub: This option was also generally 
rejected because of the mobile library and a feeling that people who wanted fast internet 
access had already found ways to achieve it.

Option 4: Glamping / champing: This option was also generally well received, although 
with concerns regarding management of the facility. Unfortunately, the neighbours at the 
farm were strongly opposed to this option. Discussion with the landlord of the pub resulted 
in a possible reciprocal management regime and proof of a demand for accommodation in 
the village.  

4. SWOT Analysis of Draft Options

Below is presented an analysis for each of the draft options using a SWOT (Strengths, 
Weaknesses, Opportunities, Threats) system and information gathered through the research 
and consultation. 
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STRENGTHS 
Regular monthly income. 
Small cost of conversion to this use and 
low overheads. 
Little management needed. 
The two rooms are small but would 
work for a single artist to a group sharing. 
Quiet location for creativity. 
Room to run small classes in former vestry. 
Fit with strategic / cultural priorities. 
May not need planning permission for 
change of use. 
May be grants available for works through 
tourism/arts council. 
Generally acceptable to local community. 
 
  

WEAKNESSES 
May take time to get a suitable 
tenant. 
No running water or sanitation. 
Only one parking bay. 
Poor internet connection. 
Need to market it through a 
professional company (cost per 
month). 
Poor physical access to upper room. 
 

OPPORTUNITIES 
Niche target market.  There are few 
studios available for this sort of 
rental. 
Location marketed for quietness but 
within easy distance of main road at 
Sennybridge. 
Marketing through Powys Arts and 
their annual open studios. 
Connections with local artists / 
craftspeople and established arts and 
crafts businesses. 
Parking in village. 
Development of skills and well-being. 
Possibility of online presence. 

THREATS 
Poor economic outlook nationally. 
Low income for Trust. 
Drop in market demand. 
Lack of internet connection. 
Poor relationship between tenant 
and neighbours. 
Parking issues. 
Success dependant on tenant. 
Powys Arts and Brecon Beacons 
Tourism would be a vital partners 
and contacts. 
 

criteria examples 
 

Market developments?  

Competitors' vulnerabilities?  

Industry or lifestyle trends?  

Technology development and 
innovation?  

Global influences?  

New markets, vertical, horizontal?  

Niche target markets?  

Geographical, export, import?  

New USP's?  

Tactics: eg, surprise, major 
contracts?  

Business and product development?  

Information and research?  

Partnerships, agencies, distribution?  

Volumes, production, economies?  

Seasonal, weather, fashion 
influences? 

criteria examples 
 

Disadvantages of proposition?  

Gaps in capabilities?  

Lack of competitive strength?  

Reputation, presence and reach?  

Financials?  

Own known vulnerabilities?  

Timescales, deadlines and 
pressures?  

Cashflow, start-up cash-drain?  

Continuity, supply chain 
robustness?  

Effects on core activities, 
distraction?  

Reliability of data, plan 
predictability?  

Morale, commitment, leadership?  

Accreditations, etc?  

Processes and systems, etc?  

Management cover, succession? 

criteria examples 
 

Political effects?  

Legislative effects?  

Environmental effects?  

IT developments?  

Competitor intentions - various?  

Market demand?  

New technologies, services, 
ideas?  

Vital contracts and partners?  

Sustaining internal capabilities?  

Obstacles faced?  

Insurmountable weaknesses?  

Loss of key staff?  

Sustainable financial backing?  

Economy - home, abroad?  

Seasonality, weather effects? 

criteria examples  
 
Advantages of proposition?  

Capabilities?  

Competitive advantages?  

USP's (unique selling points)?  

Resources, Assets, People?  

Experience, knowledge, data?  

Financial reserves, likely returns?  

Marketing - reach, distribution, 
awareness?  

Innovative aspects?  

Location and geographical?  

Price, value, quality?  

Accreditations, qualifications, 
certifications?  

Processes, systems, IT, 
communications?  

Cultural, attitudinal, behavioural?  

Management cover, succession? 
Philosophy and values? 

SWOT Analysis Beilu Ddu Chapel new use 
 

Option 1: Artist Studio/gallery______________________________________________________________________________________________________ 
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STRENGTHS 
Fits into the ‘Well-being of future 
generations (Wales) Act’. 
Pay as you go. 
Private single use of gym 
equipment. 
With quieter activities less potential 
for disruption to neighbours. 
There may be financial support for  
Gym as it fits in well with the 
present government priorities. 

WEAKNESSES 
Location. 
Cost of equipment and installation costs. 
May require vestry floor strengthening to 
allow for small groups to use it. 
Yoga classes in village hall. 
Existing gym in Sennybridge is financially 
Struggling. 
Maintenance cost. 
Would not necessarily help the local 
community. 
No running water or sanitation. 
Low capacity. 
Only one parking bay. 
Needs management – cleaning etc. 
No local support. 
 

OPPORTUNITIES 
Exploit the potential market for use 
of up to date gym equipment for 
subscriber’s personal use ‘a home 
gym at a tiny portion of the cost’. 
Partnerships with accommodation 
providers to supply gym services to 
their visitors. 
Rent out vestry to individual 
trainers/ teachers for small groups 
/ personal training. 

THREATS 
Need to keep equipment up to date. 
Change in legislation controlling the 
provision of such a service. 
Lack of demand as the one in 
Sennybridge is failing. 
Lack of interest from 
accommodation providers. 
Security / theft of equipment. 
Use is likely to be impacted by 
weather effects due to location. 
Will require LBC for some works to 
enable this use. 

criteria examples 
 

Market developments?  

Competitors' vulnerabilities?  

Industry or lifestyle trends?  

Technology development and 
innovation?  

Global influences?  

New markets, vertical, horizontal?  

Niche target markets?  

Geographical, export, import?  

New USP's?  

Tactics: eg, surprise, major 
contracts?  

Business and product development?  

Information and research?  

Partnerships, agencies, distribution?  

Volumes, production, economies?  

Seasonal, weather, fashion 
influences? 

criteria examples 
 

Disadvantages of proposition?  

Gaps in capabilities?  

Lack of competitive strength?  

Reputation, presence and reach?  

Financials?  

Own known vulnerabilities?  

Timescales, deadlines and 
pressures?  

Cashflow, start-up cash-drain?  

Continuity, supply chain 
robustness?  

Effects on core activities, 
distraction?  

Reliability of data, plan 
predictability?  

Morale, commitment, leadership?  

Accreditations, etc?  

Processes and systems, etc?  

Management cover, succession? 

criteria examples 
 

Political effects?  

Legislative effects?  

Environmental effects?  

IT developments?  

Competitor intentions - various?  

Market demand?  

New technologies, services, ideas?  

Vital contracts and partners?  

Sustaining internal capabilities?  

Obstacles faced?  

Insurmountable weaknesses?  

Loss of key staff?  

Sustainable financial backing?  

Economy - home, abroad?  

Seasonality, weather effects? 

criteria examples  
 
Advantages of proposition?  

Capabilities?  

Competitive advantages?  

USP's (unique selling points)?  

Resources, Assets, People?  

Experience, knowledge, data?  

Financial reserves, likely returns?  

Marketing - reach, distribution, 
awareness?  

Innovative aspects?  

Location and geographical?  

Price, value, quality?  

Accreditations, qualifications, 
certifications?  

Processes, systems, IT, 
communications?  

Cultural, attitudinal, behavioural?  

Management cover, succession? 
Philosophy and values? 

SWOT Analysis Beilu Ddu Chapel new uses 
 

Option 2: Gym / yoga space etc ____________________________________________________________________________________________________________ 
 

 

 

 

STRENGTHS 
Only vestry would need work to 
fabric for this to be offered. 
Fit with funding priorities. 
Fit with strategic priorities. 
Provision of community facilities. 
 
  
 

WEAKNESSES 
Little support from locals. 
No running water or sanitation. 
Only one parking bay. 
Poor internet connection. 
Cost of supplying reliable internet 
connection and IT support. 
Cost of equipment and need to 
regularly upgrade. 
May need floor strengthening to use 
upper area for equipment. 
Management cover needed. 
Payment model? / Reliance on 
funding. 
 

OPPORTUNITIES 
Market to local farmers/ schools 
offering reliable internet access for 
submitting DEFRA forms and 
homework. 
Training / skills development. 
Current mobile library may face 
cuts in service. 
Possibility of funding. 
Internet café. 

THREATS 
No demand as internet improves. 
Lack of internet connection. 
Poor relationship between users 
and neighbours. 
Particularly parking issues and may 
be noise from children. 
Security. 
 

criteria examples 
 

Market developments?  

Competitors' vulnerabilities?  

Industry or lifestyle trends?  

Technology development and 
innovation?  

Global influences?  

New markets, vertical, horizontal?  

Niche target markets?  

Geographical, export, import?  

New USP's?  

Tactics: eg, surprise, major 
contracts?  

Business and product development?  

Information and research?  

Partnerships, agencies, distribution?  

Volumes, production, economies?  

Seasonal, weather, fashion 
influences? 

criteria examples 
 

Disadvantages of proposition?  

Gaps in capabilities?  

Lack of competitive strength?  

Reputation, presence and reach?  

Financials?  

Own known vulnerabilities?  

Timescales, deadlines and 
pressures?  

Cashflow, start-up cash-drain?  

Continuity, supply chain 
robustness?  

Effects on core activities, 
distraction?  

Reliability of data, plan 
predictability?  

Morale, commitment, leadership?  

Accreditations, etc?  

Processes and systems, etc?  

Management cover, succession? 

criteria examples 
 

Political effects?  

Legislative effects?  

Environmental effects?  

IT developments?  

Competitor intentions - various?  

Market demand?  

New technologies, services, ideas?  

Vital contracts and partners?  

Sustaining internal capabilities?  

Obstacles faced?  

Insurmountable weaknesses?  

Loss of key staff?  

Sustainable financial backing?  

Economy - home, abroad?  

Seasonality, weather effects? 

criteria examples  
 
Advantages of proposition?  

Capabilities?  

Competitive advantages?  

USP's (unique selling points)?  

Resources, Assets, People?  

Experience, knowledge, data?  

Financial reserves, likely returns?  

Marketing - reach, distribution, 
awareness?  

Innovative aspects?  

Location and geographical?  

Price, value, quality?  

Accreditations, qualifications, 
certifications?  

Processes, systems, IT, 
communications?  

Cultural, attitudinal, behavioural?  

Management cover, succession? 
Philosophy and values? 

SWOT Analysis Beilu Ddu Chapel new use 
 

Option 3: Community Library / Internet hub ______________________________________________________________________________________________________ 
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STRENGTHS 
Less expensive to equip than the luxury 
version. 
Other suppliers already providing similar 
accommodation successfully. 
The location is idyllic but not completely 
remote. 
Location very good for cyclists and 
walkers. 
Relatively little impact on heritage 
significance – reversibility. 
Good response from consultation on this 
option except for neighbours. 
Year round demand. 
‘Knock on’ effect for local economy. 
 

WEAKNESSES 
No running water or sanitation. 
Only one parking bay. 
Cost of equipment being more than 
the artist studio. 
Needing management and staff to 
clean accommodation, to empty 
toilet, laundry and fill water supply. 
Neighbours are very disturbed by 
this concept and will need to be 
convinced. 
Need to market it through a 
professional company (cost per 
month). 

OPPORTUNITIES 
Working with The Churches Conservation 
Trust to market and book visitors. 
Potential to develop other suitable 
chapels in this way providing a 
sustainable business. 
Could develop a walking or cycling tour 
from one to another or link with existing. 
Possibility of working with other 
accommodation suppliers to provide over 
spill or different accommodation options 
(I.E local pub, into chapel itself, 
campsites etc). 
Good potential impact on local economy. 
 

THREATS 
May require ‘Change of use’ 
planning permission. 
May require LBC for certain works. 
Poor relationship between users 
and neighbours. 
Parking issues. 
Change in demand for this type of 
accommodation. 
 
 

criteria examples 
 

Market developments?  

Competitors' vulnerabilities?  

Industry or lifestyle trends?  

Technology development and 
innovation?  

Global influences?  

New markets, vertical, horizontal?  

Niche target markets?  

Geographical, export, import?  

New USP's?  

Tactics: eg, surprise, major 
contracts?  

Business and product development?  

Information and research?  

Partnerships, agencies, distribution?  

Volumes, production, economies?  

Seasonal, weather, fashion 
influences? 

criteria examples 
 

Disadvantages of proposition?  

Gaps in capabilities?  

Lack of competitive strength?  

Reputation, presence and reach?  

Financials?  

Own known vulnerabilities?  

Timescales, deadlines and 
pressures?  

Cashflow, start-up cash-drain?  

Continuity, supply chain 
robustness?  

Effects on core activities, 
distraction?  

Reliability of data, plan 
predictability?  

Morale, commitment, leadership?  

Accreditations, etc?  

Processes and systems, etc?  

Management cover, succession? 

criteria examples 
 

Political effects?  

Legislative effects?  

Environmental effects?  

IT developments?  

Competitor intentions - various?  

Market demand?  

New technologies, services, 
ideas?  

Vital contracts and partners?  

Sustaining internal capabilities?  

Obstacles faced?  

Insurmountable weaknesses?  

Loss of key staff?  

Sustainable financial backing?  

Economy - home, abroad?  

Seasonality, weather effects? 

criteria examples  
 
Advantages of proposition?  

Capabilities?  

Competitive advantages?  

USP's (unique selling points)?  

Resources, Assets, People?  

Experience, knowledge, data?  

Financial reserves, likely returns?  

Marketing - reach, distribution, 
awareness?  

Innovative aspects?  

Location and geographical?  

Price, value, quality?  

Accreditations, qualifications, 
certifications?  

Processes, systems, IT, 
communications?  

Cultural, attitudinal, behavioural?  

Management cover, succession? 
Philosophy and values? 

SWOT Analysis Beilu Ddu Chapel new use 
 

Option 4 b & c: Champing accommodation - basic __________________________________________________________________________________________________ 
 

 

 

 

STRENGTHS 
Other suppliers already providing 
similar accommodation successfully 
The location is idyllic but not 
completely remote. 
Location very good for cyclists and 
walkers. 
Potential for good all year round 
income. 
Good demand at present for this type 
of accommodation. 
General support for this concept in 
consultation responses. 
Fit with strategic planning and policy. 

WEAKNESSES 
No running water or sanitation. 
Cost of equipment being more than the 
basic Champing or artist studio. 
Needing management and staff to clean 
accommodation, to empty toilet, laundry 
and fill water supply. 
High standards of fixtures and fittings 
expected. 
Neighbours are very disturbed by this 
concept and will need to be convinced. 
Need to market it through a professional 
company (cost per month). 
May require more work to fabric than 
other options – heritage impact. 
 

OPPORTUNITIES 
Working with The Churches Conservation 
Trust to market and book visitors. 
Potential to develop other suitable 
chapels in this way providing a 
sustainable business. 
Could develop a walking or cycling tour 
from one to another or link with existing. 
Possibility of working with other 
accommodation suppliers to provide over 
spill or different accommodation options 
(I.E local pub, into chapel itself, 
campsites etc). 
Good potential impact on local economy. 
 

THREATS 
May require ‘Change of use’ 
planning permission. 
May require LBC for certain works. 
Poor relationship between users 
and neighbours. 
Parking issues. 
Change in demand for this type of 
accommodation. 
 

criteria examples 
 

Market developments?  

Competitors' vulnerabilities?  

Industry or lifestyle trends?  

Technology development and 
innovation?  

Global influences?  

New markets, vertical, horizontal?  

Niche target markets?  

Geographical, export, import?  

New USP's?  

Tactics: eg, surprise, major 
contracts?  

Business and product development?  

Information and research?  

Partnerships, agencies, distribution?  

Volumes, production, economies?  

Seasonal, weather, fashion 
influences? 

criteria examples 
 

Disadvantages of proposition?  

Gaps in capabilities?  

Lack of competitive strength?  

Reputation, presence and reach?  

Financials?  

Own known vulnerabilities?  

Timescales, deadlines and 
pressures?  

Cashflow, start-up cash-drain?  

Continuity, supply chain 
robustness?  

Effects on core activities, 
distraction?  

Reliability of data, plan 
predictability?  

Morale, commitment, leadership?  

Accreditations, etc?  

Processes and systems, etc?  

Management cover, succession? 

criteria examples 
 

Political effects?  

Legislative effects?  

Environmental effects?  

IT developments?  

Competitor intentions - various?  

Market demand?  

New technologies, services, ideas?  

Vital contracts and partners?  

Sustaining internal capabilities?  

Obstacles faced?  

Insurmountable weaknesses?  

Loss of key staff?  

Sustainable financial backing?  

Economy - home, abroad?  

Seasonality, weather effects? 

criteria examples  
 
Advantages of proposition?  

Capabilities?  

Competitive advantages?  

USP's (unique selling points)?  

Resources, Assets, People?  

Experience, knowledge, data?  

Financial reserves, likely returns?  

Marketing - reach, distribution, 
awareness?  

Innovative aspects?  

Location and geographical?  

Price, value, quality?  

Accreditations, qualifications, 
certifications?  

Processes, systems, IT, 
communications?  

Cultural, attitudinal, behavioural?  

Management cover, succession? 
Philosophy and values? 

SWOT Analysis Beilu Ddu Chapel new use 
 

Option 4a: Accommodation / Champing luxury 
______________________________________________________________________________________________________ 
 

 

 



5. Initial Cost Estimates

Indicative capital costs are thought to be as follows. Revenue costs would be dependent on 
the option chosen, some initial trials are set out over the page for preferred options.

General Refurbishm
ent / Repair Building Costs

Clean stone 
w

ork and 
repoint 

Electrical 
installation

install heating

w
indow

 &
 door 

repairs and 
upgrade for fire 
escape inc. 
external 
staircase

Security/fire 
system

 
installed

Repair / structural 
w

orks to ceiling
M

ains w
ater 

supply
Clean and record 
floor

Sand floor 
and seal

Satellite 
internet 
connection

decoration
Interpretation

Planning fees
TOTAL

TOTAL FOR 
EACH OPTION

Stable
700

1350
35

900
250

2000
1000

700
3000

250
£10,185.00

Vestry
250

1350
750

3250
250

assum
es w

orks 
started to ceiling 
w

ill be com
pleted 

outside this 
project

250
600

500
3000

£10,200.00

Specific Option costs: Option 1: Artists studio /  gallery

Plaster and 
lim

e w
ash 

w
alls

Lighting

Display Fittings 
/ free standing 
furniture

Install chem
ical 

toilet and 
enclosure

insulation of 
habitable 
space

Upgrade door for 
fire risk

Stable
2000

600
2000

300
£4,900.00

Vestry
3000

600
£300.00

Specific Option costs: Option 2: Gym
 / Yoga space

electrical 
system

 
upgraded 

sports 
floating floor 
to take 
w

eight
Ventilation

Sm
art fitness 

equipm
ent

Annual 
subscription 
to sm

art 
fitness apps

Install chem
ical 

toilet and 
enclosure

Insulation of 
habitable space

Upgrade door for 
fire risk

Stable
1700

9000
150

4000
400

300
3000

£18,550.00
Vestry

150
1000

3000
600

£4,750.00

Specific Option costs: Option 3: Com
m

unity Library / internet hub
electrical 
system

 
upgraded 

Freestanding 
Furniture

IT equipm
ent

Install chem
ical 

toilet and 
enclosure

Insulation of 
habitable 
space

Upgrade door for 
fire risk

Flooring
Stable

3000
300

3000
600

3000
£9,900.00

Vestry
1700

3000
4000

3000
600

£12,300.00

Specific Option costs: Option 4a: Accom
m

odation / cham
ping - luxury

Install high 
quality 
chem

ical toilet 
and enclosure

Freestanding 
furniture for 
dining / 
lounge / 
kitchen area

Self Catering 
Equipm

ent / 
appliances

Bed / soft 
furnishings / 
rugs

Outdoor 
table / 
parasol

Insulation of 
habitable space

Upgrade door for 
fire risk

Flooring
Stable

600
3000

1000
400

3000
600

3000
£11,600.00

Vestry
2500

3000
600

£6,100.00

Specific Option costs: Option 4b &
 c: Accom

m
odation / cham

ping - basic
Install chem

ical 
toilet and 
enclosure

Freestanding 
bunk beds 

Self Catering 
Equipm

ent / 
appliances

Dining area

cushion 
seats / bean 
bags

Insulation of 
habitable space

Upgrade door for 
fire risk

Flooring
Stable

300
700

3000
600

3000
£4,600.00

Vestry
500

200
200

3000
600

£4,500.00

Recom
m

end contingency of c.20%
: £2400 - £4200

£29,485.00

£25,585.00

£43,685.00

£42,585.00

£38,085.00
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A basic calculation of Option 1 shows that to generate a break even running cost a rental 
of £75 per month would need to be charged plus a 10% cut of any products sold. This is 
relatively expensive for an art studio / gallery, especially in a rural area. A small studio only 
in Llandudno costs £85 per month and small studio only spaces in Swansea are available 
from £45 per month.

Options 2 and 3 have not been explored because of existing facilities in the area, 
the results of the SWOT analysis and the lack of public support, although initial 
calculations indicate that Option 2 could generate most profit of all of the options.

At a 33% occupancy rate Option 4a: could generate a profit of approx. £700 per year. 
There is evidence that a niche market offer or luxury accommodation in Powys can create 
an occupancy rate of over 70%, which would generate approximately £6730 per year. It is 
also possible that if the build quality and facilities were right then a profit of over £14,000 a 
year could be feasible.

At a 33% occupancy rate Options 4b and c: basic champing / accommodation would 
likely result in a loss of £2330 per year. An occupancy rate of approx. 70% (or 37 weeks 
a year) would be required to break even. Realistically a lower occupancy rate would be 
expected for a lower or basic standard of accommodation.

6. Risk Analysis

Risk Analysis: Option 1: Artists studio / gallery

Type of threat Possible risks
Probability of 
occurance Level of risk Mitigation

Level of risk after 
mitigation

Human
Lack of tenant or problems 
with tenant 50 High

Market testing, tenancy agreement, clear pricing 
and responsibilities, marketing, design unit in 
conjunction with artists, realistic pricing, good 
management, assisstance with artists business / 
skills, training, etc. Low

Issues with neighbours 50 Medium
Manage parking issue, tenancy agreement, 
regular contact by AC staff Low

Operational
Loss of or merger of Addoldau 
Cymru 30 Low / Medium

Tenacy agreement, ensure assets are included in 
any negotiations, resilient organisational 
planning Low

Failure of tenant's business 65 Medium

Marketing, skills development for tenant, careful 
choice of tenant, market rent, find another 
tenant Low / Medium

Reputational Tenant actions 50 Medium
Tenancy agreement, regular visits by AC staff, 
community involvement Low

AC supporters dislike 
commercial model 30 Low / Medium

Good communications, contact with supporters 
throughout project development, trustee 
involvement Low

Procedural Fraud by tenant 20 Low
Tenancy agreement, regukar visits by AC staff, 
community involvement Low

Project Over budget 70 High
Good project planning, costs analysis, project 
management Low / Medium

Over time 70 High
Good project planning, costs analysis, project 
management Low / Medium

Financial Late rent / cashflow issues 70 High

Tenancy agreement, good relationship with 
tenant, subsidise running costs from AC 
resources Low

Costs increase 80 High

Tenacy / rent agreement, realistic pricing, good 
relationship with tenant, fair division / 
responsibility for bills, consider alternative use Low

Technical
Broadband failure / price 
increase 50 Medium

Research provider and technology, ensure 
tenancy agreement reflects issues possible due 
to weather and possible increase in costs Low

Natural Lack of access due to weather 50 Medium

Provide alternative marketing opportunities 
such as online, at local venues, links with other 
retail outlets etc. Schedule classes and training 
seasonally Low

Political Funders will not support option 20 Low

Find new funding options, ensure spread of 
benefits to as wide a section of the community 
as possible Low

Structural Failure of building materials 80 High
Regular repair and maintenance and visits by AC 
staff / surveyor or built heritage specialists Low Page 9



The risks with Option 1 are initially high and will require robust management and resources 
to mitigate. The most essential piece of mitigation would be a tenancy agreement and good 
relationship with the tenant. 

Risk Analysis: Option 4a: Luxury champing / accommodation

Type of threat Possible risks
Probability of 
occurrance Level of risk Mitigation

Level of risk after 
mitigation

Human
Issues with management of 
unit 40 Medium 

Contract with local accommodation provider 
(e.g. pub), consider hostel management 
company, consider directly employing local 
cleaner etc, efficient staff management by AC Low

Issues with neighbours 65 High

Restrict numbers, manage parking issue, regular 
contact by AC staff, conditions on occupancy 
(noise, parking etc) Medium

Operational
Loss of or merger of Addoldau 
Cymru 30 Low / Medium

Ensure assets are included in any negotiations, 
resilient organisational planning Low

Lack of guests 40 Medium

Marketing, charge market rates, consider 
holiday management company, ensure high end 
product is niche, link with local accommodation 
providors, review offer / pricing regularly Low / Medium

Reputational Visitor actions 30 Low / Medium
Conditions of occupancy, local community 
involvement / management Low

AC supporters dislike 
commercial model 30 Low / Medium

Good communications, contact with supporters 
throughout project development, trustee 
involvement Low

Procedural ?

Project Over budget 70 High
Good project planning, costs analysis, project 
management Low / Medium

Over time 70 High
Good project planning, costs analysis, project 
management Low / Medium

Financial
Not enough income / cashflow 
issues 50 Medium

Ensure high end product with niche offer, good 
marketing strategy, competitive offer, links with 
local / national groups or similar 
accommodation providers (e.g. Landmark Trust), 
added value for guests, subsidise running costs 
from AC resources Low

Costs increase 80 High
Realistic pricing, change offer / consider 
alternative use Low

Technical
Broadband failure / price 
increase 50 Medium

Research provider and technology, ensure 
advertising reflects issues possible due to 
weather Low

Natural Lack of access due to weather 80 High

Highly likely in first quarter. Market for seasonal 
visitors, encourage walkers, consider arrange for 
transport via 4x4 or tractor, insulation 
efficiently, market as an attraction! Low

Political Funders will not support option 30 Low / Medium

Find new funding options, ensure spread of 
benefits to as wide a section of the community 
as possible, local employment, local service 
providers, use of local products (e.g. furnishings, 
art, welcome hamper etc) Low

Structural Failure of building materials 80 High
Regular repair and maintenance and visits by AC 
staff / surveyor or built heritage specialists Low

Damage by visitors 60 Medium / High

Insurance, rental agreement, restrict dog 
numbers, quality but robust fittings, configure 
into business plan, regular inspections, local key 
holder Low

The risks from Option 4a are essentially those which would occur for any accommodation 
provider. Additional risk comes from the lack of support for this option by the neighbours. 
The market potential of this option needs to be carefully researched. 
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Risk Analysis: Option 4b & c: Basic champing / accommodation

Type of threat Possible risks
Probability of 
occurrance Level of risk Mitigation

Level of risk after 
mitigation

Human
Issues with management of 
unit 40 Medium 

Contract with local accommodation provider 
(e.g. pub), consider hostel management 
company, consider directly employing local 
cleaner etc, efficient staff management by AC Low

Issues with neighbours 80 High

Restrict numbers, manage parking issue, regular 
contact by AC staff, conditions on occupancy 
(noise, parking etc) Medium

Operational
Loss of or merger of Addoldau 
Cymru 30 Low / Medium

Ensure assets are included in any negotiations, 
resilient organisational planning Low

Lack of guests 50 Medium

Marketing, charge market rates, consider 
holiday management company, link with local 
accommodation providors, review offer / pricing 
regularly Low / Medium

Reputational Visitor actions 50 Medium
Conditions of occupancy, local community 
involvement / management Low / Medium

AC supporters dislike 
commercial model 30 Low / Medium

Good communications, contact with supporters 
throughout project development, trustee 
involvement Low

Procedural ?

Project Over budget 70 High
Good project planning, costs analysis, project 
management Low / Medium

Over time 70 High
Good project planning, costs analysis, project 
management Low / Medium

Financial
Not enough income / cashflow 
issues 70 High

Good marketing strategy, competitive offer, 
links with local / national groups, added value 
for guests, subsidise running costs from AC 
resources Medium

Costs increase 80 High
Realistic pricing, change offer / consider 
alternative use Low

Technical
Broadband failure / price 
increase 50 Medium

Research provider and technology, ensure 
advertising reflects issues possible due to 
weather Low

Natural Lack of access due to weather 80 High

Highly likely in first quarter. Market for seasonal 
visitors, encourage walkers, consider arrange for 
transport via 4x4 or tractor, market as an 
attraction! Low

Political Funders will not support option 40 Low / Medium

Find new funding options, ensure spread of 
benefits to as wide a section of the community 
as possible, local employment, local service 
providers Low

Structural Failure of building materials 80 High
Regular repair and maintenance and visits by AC 
staff / surveyor or built heritage specialists Low

Damage by visitors 75 HIgh

Insurance, rental agreement, restrict dog 
numbers, quality but robust fittings, configure 
into business plan, regular inspections, local key 
holder Low / Medium

The risks for Options 4b and c are essentially the same as for Option 4a but the risk 
increases due to the type of audience. It is considered that Option 4b would be likely to be 
slightly less risky than 4c who may be less careful. Psychologically, a ‘lower’ quality offer 
or basic fittings / lower price encourages less consideration of care, although one cannot 
predict the action of the individual. Larger numbers of guests in one session would naturally 
increase risk for damage and for impact on neighbours.

7. Recommendation

From the work carried out so far and depending on the risk averseness of the Trustees, 
we would recommend proceeding with further work on either Option 1 or Option 4a. 
Option 1 has the potential to provide a steady income to cover costs but it’s success is 
highly dependent on the individual tenant. The tenant may need much support to ensure 
a reasonable income and success of the business. Rates for studio rental are very low and 
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there are many units available, many in potentially more desirable locations. This option, 
however, does have the advantage of requiring least works to the fabric of the building and 
therefore is more likely to receive the support of the Council’s Conservation Officer. It also 
has the advantage that a wider number of people could become engaged with the building 
and site.

Option 4a has the potential to earn a reasonable income which could help support the 
maintenance of the chapel. This will be dependent on the success of the design and 
marketing. There is currently a good market for this type of offer but this may change over 
time and it should be recognised that the accommodation provider business is more risky 
than having a long term tenant. This option also has the potential to benefit a number of 
local service and produce suppliers and so have a better economic impact on the local area 
than Option 1. It is considered that the works required to the building are not unreasonable 
and could be acceptable to the Council’s Conservation Officer providing correct materials 
and detailing were used.

The next stage of the project will look at more detail at the option preferred by the 
Trustees and will build on the work carried out to date by producing a Business 
Plan with more detailed costings and projections for that option. 
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Appendix A: Consultation Results

Eryl Lewis, 22/9/18: New Use champing.

Jenny Gosman: 22/9/2018: 
Option 1: Artists Studio: Too grandiose and elaborate for location. Don’t want to 
compete with other struggling initiatives in the area, which are located better on the 
main road in Sennybrdge.
Option 2: Gym / health and fitness centre: We have a community gym / fitness 
centre in Sennybridge School, which is struggling – don’t want to compete.
Option 3: Community library and computer hub: Again, we have a mobile library 
here run from the main library in Brecon, which we want to continue to support to 
keep the services going. Another alternative would detract from this.
Option 4: Glamping / champing: Basic bunkhouse in conjunction with commercial 
activity owners / pub / café etc is the ONLY possible viable option but still questions, 
Who will fund the electric and on-going maintenance? The best arrangement for 
managing is for keys to be kept at other communal tourist hotspots, eg café, pub, 
which are always open and can meet and greet/ provide key.

Sue James, 22/9/2018
Option 1: Artists Studio: Sounds a good option, though not probably too good an 
outlet for sales, except for visitors here already.
Option 2: Gym / health and fitness centre: Doubtful about the use people would 
make of this. Maybe if ‘hi-tech’ machines.
Option 3: Community library and computer hub: About 5 people use the mobile 
library once a month. Most people who need it use a satellite system
Option 4: Glamping / champing: If sewage / parking issues could be resolved, 
might be viable. Concern over impact on local farming community.

Roger James, 22/9/2018
Option 1: Artists Studio: This seems the most viable of the options. It offers a low 
impact use which may generate some income.
Option 2: Gym / health and fitness centre: Existing facility in Sennybrdge is not 
well used. As with option 1, it may be that they would generate some clients.
Option 3: Community library and computer hub: The provision of a computer 
and internet hub in the village hall in the upper village has not been much used. Most 
facilities and businesses have made their own arrangements.
Option 4: Glamping / champing: I have no experience of what demand there 
might be, but wonder how it would work given the constraints of the site.

Valerie Lewis, 22/9/2018
These options are not feasible – we are all working hard as a community to keep the 
village hall and church going. It seems that they’ve got money to waste. There is a 
farm beyond the chapel so parking for events wouldn’t be possible.

Cheryl Williams, 22/9/2018
Option 1: Artists Studio: 
Option 2: Gym / health and fitness centre: 
Option 3: Community library and computer hub: 
Option 4: Glamping / champing:  Champing is the only option that does not work 
against all the other activities that are already working within the community.

Un-named, 22/9/2018
Champing is the only option given the capacity of the community which is working 
hard to keep the church open, school gym and schoolhouse going. It is hard to see 
who would have the time to set up another committee. What does Linda think? Could 
any walks please link with the Epynt Way – we have a website. Geocache up by the 
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Rhiw = put another at the chapel?

Perry Johnson 31/09/2018  
Option 1: Artists Studio: A good idea may be a craft workshop or gallery with 
maybe different items on display alongside a history of the chapel. In the summer 
would probably be a better time for this. With the direction, off the road at 
Sennybridge, to the Shoemaker’s Arms where people could park and have a short 
walk to the chapel. With no toilets on site it becomes difficult for any other use, 
although people could use the toilet at the pub upon arriving or leaving to view the 
chapel. Perhaps different people involved with the craft workshop could police the 
displays during opening times. A sign on the main road and some sort of information 
sign outside the pub might be useful. Monthly displays of different types of crafts 
might keep the interest going.
Option 2: Gym / health and fitness centre: Issues: security and policing; toilets; 
water; access; no local requirement
Option 3: Community library and computer hub: Issues: security and policing; 
toilets; water; local mobile library; local usage
Option 4: Glamping / champing Issues: security and policing; toilets; water; noise 
for locals; guest issues

CAPEL BEILI DU CHAPEL: 
Ymgynghoriad | Consultation
Medi 25ain|  25th September 2018

Teitl
Title

Enw / 
Name

Cyfeiriad (gan gynnwys Côd 
Post) | Address (including 
Post Code)
 E-bost \ E-mail neu/or Rhif 
ffôn/Telephone

Sylwadau / Comments

Mrs Sue 
Powell

Maescar Community Council
Llwynfedwen Farm  
Penderyn 
Aberdare 
CF44 9JB

01685 813201
clerktomaescar@gmail.com

Emailed: no response

Helen 
Roderick

Sustainable Development Officer. 
Please telephone  01874 620417 
or email helen.roderick@
beacons-npa.gov.uk 

Emailed: no response

Ceri 
Bevan

Sustainable Communities Officer. 
Please telephone 01874 620471 
or email ceri.bevan@beacons-
npa.gov.uk
Community Development Officer. 
Please telephone 07854997530 
or email francesca.bell@
beacons-npa.gov.uk

Emailed: no response

Powys Regeneration@powys.gov.uk Emailed: no response
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Powys 
tourism

tourism.trade@powys.gov.uk Emailed: no response

Julia 
Blazer

Treasurer -
Upper Usk Valley Rural 
Alliance  hello@gooddayout.
co.uk

Emailed: no response

Rose 
Geraedts

The Welsh Rarebit Centre
Rose Geraedts
 
01874 636843

Tel: not open

Joanne 
Williams

Joanne.williams@powys.powys.
gov.uk
07721238103
01597 827378

Emailed: no response

Cllr Edwin 
Roderick

Glanyrafon Farm  
Crai 
Brecon 
Powys 
LD3 8PU

Phone:  01874-636495

Bus. mobile:  07976927452

Bus. email:  cllr.edwin.
roderick@powys.gov.uk

Emailed: no response

Mrs A Phillips Option 1:
Sounds a good idea.  There is already 
an artists gallery upstairs in the Welsh 
Rarebit, Defynnog but it is just a gallery.
Option 2
There is already a fitness centre in 
Sennybridge. People would not travel up 
from Sennybridge
Option 3
The mobile library comes to Pentrebach 
once a month and there is the library 
in Brecon which is also used.  In our 
community hall we have books which are 
given by members of our book club for 
anybody to read.
There is an established resource centre in 
Maescar Community Hall, Sennybridge.
Option 4
No comment
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Linda Scott 
and Tim 
Smith 

Beilu Du Option One – Artist Studio/Gallery

We feel that this is the best of the options presented for a 
number of reasons.  It would seem to be the least disruptive 
option and would allow us to build a good “neighbourly” 
relationship with any artist(s) based here.  By limiting the 
number of vehicles, and having someone semi-permanently 
using the facility, it would reduce the chances of any issues 
arising around access to the main farmyard, and greatly reduces 
the biosecurity risks of people coming/going from the farm.  It 
is worth noting that the front yard is part of a working farmyard, 
where animals are regularly moved through the yard on their 
way to and from adjacent fields, and that the outbuildings at 
the end of the yard are used for sheep handling, lambing, and 
sleeping quarters for goats.  We also like the idea of some 
space in the chapel being used for display of work and feel 
that this would be an ideal opportunity to display some form 
of interpretation panels about the chapel and its rich history.  
The only concern that we raised about the use of the stable 
was around the flooring – the cobbled flooring is particularly 
attractive and is part of the character of the building, and we 
are keen that this should be preserved.

 Option Two – “Honesty” Health and Fitness Centre

As you are already aware, there is a gym facility available in 
Sennybridge, which is currently struggling to survive.  Many 
local residents also make good use of the facilities at Brecon 
Leisure Centre.  A number of yoga and other exercise classes 
take place in the village halls of nearby villages – all of which 
are well attended and use the bigger spaces provided by these 
halls.  We would be reluctant to endorse any facility that would 
take valuable patronage and financial support away from any 
of these existing groups.  We also have serious concerns about 
the potential safety risks of unattended gym equipment – for 
example, first aid provision, supervision and maintenance of 
the equipment.  We feel that there is also a risk to our property, 
where the chapel publicises the provision of potentially valuable 
equipment with little/no supervision, which may present a target 
for thieves, and increases the risks to our own property and 
farm equipment.  There is significant local traffic including many 
trade vans, couriers and farm vehicles, as well as a number of 
leisure vehicles (4x4 etc), which makes it easier for people to 
approach unchallenged.

 Option Three – Community Library and Computer Hub

The village already benefits from a monthly mobile library 
provided by Powys CC, as well as a well-used “community 
bookshelf” in the local village hall.  A computer with internet 
access was previously provided by the community in the local 
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village hall.  A computer with internet access was previously 
provided by the community in the local hall but was 
subsequently withdrawn due to the increase in broadband 
provision and computers/tablets/phones in homes.  Community 
computer access and classes were provided for a period in 
Sennybridge, but struggled to survive.  It should be noted that 
many farming activities now require the use of the internet 
(stock movement, funding applications etc), and so locals are 
generally well provided for.  It is unlikely that a community 
hub in the chapel would benefit from a significantly better 
connection than is already available in individual homes/
farms, which makes the proposition pretty unattractive.  In the 
same way as option two would be detrimental to local groups/
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Linda 
Scott and 
Tim Smith 
(Cont.)

Beilu Du services, we feel that this option is also detrimental to the 
library services – it should be noted that the mobile library 
makes several stops in convenient locations, reducing the need 
for travel vs having to travel to a remote facility with no public/
shared transport provision.

 Option Four – Glamping / Champing

We are absolutely against this option and are seriously 
concerned about the disruption that this would cause both to 
our domestic lives, and to the working life of the farm.  There is 
a significant increase in the biosecurity risks to livestock from an 
increase in people coming from diverse areas, including people 
who may have been walking across other farmland/in contact 
with other livestock without properly taking any precautions to 
limit the potential spread of biohazards and disease.  As many 
people travel with pets, especially dogs, these also present a 
hazard to our livestock, e.g. where people take animals out 
without a lead and animals chase livestock causing distress/
injury.  We are also concerned about the potential impact of 
evening/morning traffic to/from the yard on the use of the 
handling/lambing/stock sleeping areas in the outbuildings 
around the yard.  There are a number of other “glamping” sites, 
as well as numerous B&Bs and holiday lets within a few mile 
radius of the chapel, all of which provide far superior facilities, 
including toilets and washing facilities.  We feel that there is a 
significant risk that where people travel by vehicle and bring e.g. 
bikes or plan to go walking, that they may (inadvertently) leave 
their vehicle in an awkward location – e.g. preventing access 
for tractors/causing issues when moving livestock.  Whilst this 
may also apply to visitors for any of the other options, we feel 
that the risk here is more disruptive, as there is a potential for 
visitors to leave their vehicles here for extended periods/no 
opportunity for them to be moved in a timely manner.

The issue of water supply and drainage is a serious concern – 
we will not grant any permissions for connections/drainage to 
be made in, on or under our land.  We also feel that there is a 
significant risk of inappropriate behaviour, such as trespass in 
to the adjoining fields.  We note that this has already been an 
issue, where visitors have been taken in to the fields without 
permission.  We are concerned that an increase in vehicles using 
the front yard may result in a significant increase in wear/tear 
and cause damage to the existing surface.

 

For options two, three, and four we have general concerns over 
the planned level of supervision and maintenance that these 
would require.  Whilst we currently hold keys to the chapel for 
use in the event of an emergency, we are unable and unwilling 
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to provide any additional support for these projects.  We are 
concerned that there are significant safety risks associated with 
the options, both in terms of security, and in terms of physical 
health/safety around maintenance of equipment/fixtures.


