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EXECUTIVE SUMMARY 
 
Glendale is a remote and fragile area on the extreme west of the Isle of Skye.  Glendale Trust 
is a community organisation which has been established to help “Glendale to become a 
sustainable community which is capable of growth where the population is healthy and has 
adequate access to important services and facilities into the future.” 
 
Borrodale school is located in a prominent location on the road to Neist Point, one of the 
most popular visitor locations in Skye.  Operational until 2007, the school buildings have 
now become disused and increasingly derelict and Highland Council now wish to dispose of 
this asset. 
 
This business plan sets out a proposal for the Glendale Trust to purchase the buildings and 
develop them to comprise: 

(i) An affordable 3 bedroom house 
(ii)  A bunkhouse 
(iii)  A community hub including 

a. 30 cover bar/restaurant 
b. Exhibition/display area 
c. Community information point 
d. Tourist information point 
e. Free wifi 
f. A community laundrette 
g. Bike Shed 

(iv) Tourist activity weekends to attract additional visitors 
 
A commercial operator will be appointed by Glendale Trust to operate the bunkhouse and 
community hub, including the bar/restaurant under a lease which will oblige the facility to be 
open all year and into the evenings with a target opening date of April 2016. 
 
As well as providing an essential community facility which will be open and manned 
throughout the year, the project is forecast to generate an additional £298k Gross Value 
Added pa and create 5.3 Full Time equivalent jobs, becoming the second largest employer in 
the area.  The facility will provide an annual net income to Glendale Trust of c£5,000 for 
reinvestment in other community projects. 
 
The total project costs are £1.2m and a funding package has been established which 
comprises support from SSE Sustainable Development Fund, Coastal Communities Fund, 
Scottish Land Fund, Highland Council, Highlands and Islands Enterprise and a loan from 
Social investment Scotland. 
 
  



Borrodale School Buildings, Glendale Business Plan 

 

February 2014  Jean Hamilton Limited 
3 

 
 

Contents 

1 INTRODUCTION AND BACKGROUND .................................................................................... 4 

2 VISION, STRATEGY AND OBJECTIVES .................................................................................. 5 

3 THE PROJECT ............................................................................................................................... 7 

4 THE PHYSICAL DEVELOPMENT ............................................................................................ 10 

5 MARKET APPRAISAL ............................................................................................................... 11 

6 MANAGEMENT AND ORGANISATIONAL STRUCTURE ................................................... 18 

7 OPTION APPRAISAL ................................................................................................................. 21 

8 FINANCIAL APPRAISAL .......................................................................................................... 23 

9 BENEFITS APPRAISAL ............................................................................................................. 30 

10 RISK APPRAISAL ................................................................................................................... 34 

11 PROJECT MANAGEMENT TIMETABLE ............................................................................ 37 

12 CONCLUSIONS AND RECOMMENDATIONS ................................................................... 38 

 

 
 

 
  



Borrodale School Buildings, Glendale Business Plan 

 

February 2014  Jean Hamilton Limited 
4 

1 INTRODUCTION AND BACKGROUND 
 
1.1 Glendale Trust (GT), a community organisation is a company limited by guarantee 

with charitable status established to support the development and regeneration of 
Glendale, a remote and fragile area on the extreme West of the Isle of Skye.  With a 
population of 638 in 2011, its profile is older than the Scottish average.  Highlands 
and Islands Enterprise has classed the area as ‘fragile’ with limited local services 
comprising a local post office/shop and highly limited public transport (the school 
bus), Glendale is located about an hour from the main centre of Portree.   

 
1.2 To help counter balance this fragility, Glendale Trust developed a Community 

Growth Plan in October 2012, driven by the views of the community, which sets out a 
vision for Glendale and a series of proposed projects and actions to achieve this 
vision. 

 
1.3 The purchase and development of the disused Borrodale School buildings has been 

highlighted in this Community Growth Plan. 
 
1.4 Borrodale School was a primary school which operated until 2007 after which it 

became disused and increasingly derelict.  The land and school buildings which 
comprise a school house, school buildings, and a portakabin within surrounding land.  
It sits in a highly prominent location on the road to Neist Point, one of the most 
popular visitor location in Skye. 

 
1.5 Since the school’s closure, attempts have been made to make use the school, most 

notably with the establishment of an exhibition on heritage and a community café, run 
by volunteers.  However these attempts were ultimately unsuccessful and the school 
has become disused again. 

 
1.6 The owners Highland Council now wish to dispose of the asset of the school and 

Glendale Trust are considering the purchase and development of the land and 
buildings for community benefit.  This business plan sets out a case for this. 
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2 VISION, STRATEGY AND OBJECTIVES  
 
2.1 On the basis of a community consultation exercise, Glendale Trust has developed a 

vision: “Glendale to become a sustainable community which is capable of growth 
where the population is healthy and has adequate access to important services and 
facilities into the future.” 

 
2.2 To achieve this vision, Glendale has identified three areas for priority action: 

(i) Social 
a. Affordable Housing 
b. Infrastructure 
c. Employment 

(ii)  Tourism and Business Development 
a. Destination Marketing 
b. Business Development 

(iii)  Rural and Agricultural 
a. Agricultural Initiatives 
b. Improved Facilities and Environment 
c. Renewable Energy 

(iv) Across all priorities, cooperation for mutual benefit 
 
2.3 The community purchase and development of Borrodale school has been directly 

driven from this vision and helps to deliver in the identified priority areas: 
(i) Affordable Housing:  a 3 bedroom affordable house 
(ii)  Infrastructure:  Establishing community broadband 
(iii)  Employment:  Generating employment opportunities 3 permanent and a 

further 4 seasonal staff, comprising 5 Full Time Equivalent (FTE) jobs 
(iv) Destination Marketing:  developing a series of tourist activity weekends to 

attract more visitors and provision of tourist information and advice 
(v) Business Development:  establishment of a new tourist business (bunkhouse 

and bar/restaurant) 
(vi) Renewable Energy:  For the purchased buildings with the potential to extend 

to provide energy to other buildings 
(vii)  Cooperation for Mutual Benefit through the Glendale Trust and its members 

 
At the same time the project will generate income to Glendale Trust which can be 
used to reinvest in other projects in the pursuit of their Community Growth Plan. 
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Project Objectives 
2.4 Specific objectives for the purchase and development of Borrodale school buildings 

and land are to: 
(1) establish an all year, high service facility for benefit to the community 
(2) bring an affordable house into the market;  
(3) generate economic benefits for Glendale through attracting more tourists and 

visitor spend; and 
(4) generate income for Glendale Trust 

 
2.5 To achieve this project and generate the community benefits, it will be paramount that 

the project successfully balances community activities and benefits with income 
generating activities which will make the project become sustainable and ensure the 
delivery of these community benefits on an ongoing basis. 
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3 THE PROJECT 
 
3.1 The project contains a number of activities within the site. 
 
 Community Hub 
3.2 Established to complement the meeting facilities already in place at Glendale 

Community Hall, a facility has been designed to provide services to the community 
and visitors.  Borrodale School will provide a venue designed to meet ad hoc and 
irregular needs and for smaller informal groups to meet. This will complement the use 
of the Community Hall, for more formal and ‘pre arranged’ meetings and groups.  
Most importantly it will provide essential local services such as restaurant/bar and 
laundrette facilities. 

 
This facility will include: 

 
Community Information Point.  Glendale does not have an accessible 
location to provide community information.  While a noticeboard is located in 
the community hall, this is open only when individual groups have booked the 
venue.  The Borrodale school will provide a permanent and fully accessible 
location to place and access community information in a venue which is open 
all year, every day.  As the project is established, this is expected to develop as 
the venue is used increasingly as a community hub, while the staff on the 
premises will provide informal information. 
 
Community Broadband.  Available with free access. This will also provide 
coverage in the bunkhouse and affordable house. 
 
Children’s Play Area.  Within the community hub building and outside areas 
using its surrounding land, it is anticipated that this will be a strong attraction 
to encourage community participation and visitor use. 
 
Heritage Display/Exhibition Area.  The display/exhibition area will 
comprise two elements.  An exhibition on the heritage and social history of 
Borrodale School including education in Glendale.  This will be expanded to 
include some wider heritage where possible.  Secondly this will be used to 
highlight local artistic heritage and will showcase traditional arts and crafts as 
well as local artists currently based and active in Glendale.  There will also be 
space throughout the restaurant area which can further display materials. 
 
Community Laundrette.  As identified by the community consultation, there 
is a need for laundrette facilities.  These will be provided in the new building.  
This will comprise industrial sized facilities and will be targeted for use by 
residents, particularly those on low income without access to such facilities.  
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Another group who have identified the need for such a facility are self catering 
providers to undertake regular linen cleaning, who would otherwise need to 
travel to Portree.  A serviced laundry could be provided, but this has been 
excluded from this business plan. 
 
Renewable Energy.  In the first instance to provide a cost effective method to 
provide heating and power to the Borrodale buildings, a BioMass system and 
solar panels will be installed.  On the basis of more detailed and technical 
assessment, consideration will be given to the installation of wind power 
generation and Ground Source Heat Pump (GSHP), however these have not 
been included in this plan and would be regarded as second phase 
developments.   
 
Bar/Restaurant.  This would be open to offer breakfasts through to evening 
meals, all year round.  The offering will be pitched to fill an existing gap in 
local eating/drinking provision with good quality, value for money ‘pub/bistro’ 
like food.  Light lunches, tea/coffee and baking would not be the focus 
recognising the other provision in the area.  This will also provide pub/bar 
service to visitors and locals.  This will be housed in a new custom built 
premises with outstanding views, an outside eating and children’s activity area 
and free WiFi.  This will have 30 covers. 
 
Bike Shed.  For locals and visitors to the facilities. 
 
Community Events.  Using the community hub, a series of informal and ad 
hoc community activities will be established.  This will include music and 
cultural events within the hub.  This structure will allow a ‘drop in’ approach 
to community activities, which will be particularly valuable in the early stages 
of the development of community groups and clubs who would then be able to 
more formally meet in the Community Hall and meet the room charges there.  
There would be no charge for such community events and activities. 

 
3.3 Tourist Development.  The greatest need identified by the community has been the 

establishment of employment opportunities and income to the area.  Most importantly 
to provide the mechanism for this fragile community to become stable and 
sustainable.  With tourism the greatest economic activity in Glendale, a series of 
supplementary activities are proposed to enhance and extend the existing tourist 
product. 
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Bunkhouse.  Conversion of the existing school building into a high quality 16 
bed bunkhouse which will attain at least 4 star grading.  This will include two 
en suite rooms and dorms of no more than 4 with a common seating/eating 
area, kitchen and a drying room.  The bunkhouse will provide low price, value 
for money accommodation at the same time providing basic shower and toilet 
facilities for campers and sailors.  WiFi would be available.  This will be open 
all year round. 
 
Tourist Information Point.  Recognising the absence of a tourist information 
point in Glendale, establish a limited tourist information service.  This would 
comprise largely of marketing and notice board information on issues such as 
local accommodation providers, places to eat out, activities to undertake etc 
and would be supported by one to one advice by the operators of the 
bunkhouse and bar/restaurant. 
 
Themed Activity holidays.  A series of activity holidays of varying lengths 
(weekend, long weekend, week) which are built around specific topics where 
Glendale has particular strengths and where there is local expertise to assist in 
their delivery.  In the first instance, these are expected to include walking, 
wildlife, arts and crafts, astronomy, story telling and photography).  These 
holidays will be targeted to the shoulder and off seasons and will draw on local 
expertise to deliver their content.  The packages will include the provision of 
accommodation at the bunkhouse and other local accommodation providers 
depending on the preferences of the visitors.   

 
3.4 Affordable Rented House.  The existing three bedroom school house will be 

extensively renovated and brought up to a habitable state.  This will then be available 
for rent at affordable rates to appropriate tenants.  Managed by an expert house agent 
on behalf of Glendale Trust, the house would be available for consideration as either a 
residence for those who were running the business or for a suitable family, however, 
these will not be formally tied. 

 
3.5 Project Manager.  Recognising the complexity of the project, a project manager will 

be appointed from the point of the purchase of the land for two years to finalise the 
funding package for the project, project manage the refurbishment and building work, 
work with the trust to identify suitable operators.  The intensity of the project 
management requirement will vary throughout the project and will be more intensive 
at key parts of the project such as pulling together the funding package; initial 
contracting with the professionals and building contractors and at the completion of 
the project works and ‘handover’ to the operators. 
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4 THE PHYSICAL DEVELOPMENT 
 
4.1 The project will take the existing buildings and land of Borrodale School and will 

develop them to suit the objectives of the project and proposed activities comprising: 
(i) demolition of the temporary entrance to the school building 
(ii) demolition of the portakabin 
(iii) renovation of the school house into an affordable house 
(v) conversion of the school building into a bunkhouse 
(vi) build a new Community Hub building 
(vii)  establish outside play area 
(viii)  biomass heating system 
(ix) car parking 

 
The current buildings and plans of the overall development are shown in Figures 1. 

 
4.2 For the purpose of this business plan, outline plans for the site have been developed to 

allow an assessment of feasibility and a costing of the project.  These are preliminary 
and are expected to change during the design and planning stage, but are provided for 
illustrative purposes. 
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5 MARKET APPRAISAL 
 
5.1 Substantial market research and appraisal has been undertaken as part of this business 

plan and in previous community consultation activity.  This includes: 
(i) Community consultation undertaken as part of the development of the Glendale 

Growth Plan in May 2011. 
(ii)  Community consultation carried out in June 2013 which identified 27 potential 

uses for the Borrodale School buildings, as well as the Glendale Free Church 
buildings, which at the time of the consultation was potentially available for 
community ownership. 

(iii)  An electronic survey of accommodation and eating out providers in the Glendale 
Area.  11 responses were received, a response rate of 38% 

(iv) A telephone survey of bunkhouses in similar operations in Skye and the rest of 
Scotland 

(v) An internet review of all eating and drinking establishments in the wider area 
including Dunvegan, supplemented with one to one contact with the three main 
establishments (Three Chimneys, Red Roof Café and Ceitag’s) 

(vi) Telephone interviews with a number of experts who could contribute to the 
themed activity holidays. 

(vii)  Interviews with stakeholders, experts and potential funders. 
 
5.2 This market assessment builds on the results of these direct market research activities 

and draws on published information and statistics.  Each of the main activities of the 
project have different markets and each are considered in turn below: 

 
Bunkhouse 
5.3 Target Market.  The market for the bunkhouse is those visitors who are already 

visiting Skye, and who are looking for affordable, good quality accommodation.  
Recognising the absence of such accommodation in Glendale and the West of Skye, 
this will be an entirely additional market.  The bunkhouse will be pitched to be at the 
quality end (4 star), but remain affordable.  This reflects the development of the 
bunkhouse market over recent years towards smaller rooms and higher quality 
provision. 

 
5.4 Marketing of the bunkhouse will be through the business’s own web site, tourist 

accommodation web sites and through referrals from other bunkhouses on Skye. 
 
5.5 Competitors.  There are a number of bunkhouses in Skye, both Scottish Youth Hostel 

Association and independent hostels.  13 were identified in internet research and ten 
hostels on and off Skye were interviewed.  This research identified that there is a very 
strong market for hostels in Skye and other remote areas, particularly in the high 
season where hostels were reporting 100% or close to 100% occupancy and some 
reported problems with capacity meeting demand.   
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5.6 Most hostels closed in the off season, however those that remained open, typically 

those attached to other businesses such as inns and wider accommodation, found that 
demand remained strong.  Bunkhouses worked particularly well when they were close 
to an eating/drinking establishment.  In some circumstances such as the Old Inn at 
Carbost and Lochinver Mission in Assynt these were operated by the same 
organisation, while in others such as The Croft Bunkhouse, Portnalong and Flodigarry 
Hostel the eating establishments were provided by others.   

 
5.7 Most reported that the smaller rooms were more popular with visitors willing to pay 

extra for privacy, ideally no larger than a 4 bed room.  Those hostels which pitched at 
the low end (eg SYHA) and those targeted at school groups continued to see the value 
for traditional large dorms.  Provision of added services such as shower and laundry 
facilities for campers and sailors as well as public toilets were seen as an advantage.   

 
5.8 Block bookings particularly school, university and club groups such as walking and 

photography were an important market particularly in the off season.  One hostel 
provided long term accommodation for an artist in residence which provided a further 
income stream.  Public transport was not seen as an issue with the majority of visitors 
using cars and groups using their own pre arranged transport.  Most visitors stayed a 
day or so and then moved on to another hostel, with a lot of visitors staying more days 
in Skye in different hostels. 

 
5.9 The importance of strong management and commercial operation was emphasised.  

One organisation (Assynt Community Trust) has recently closed their trading 
subsidiary, run by a committee of volunteers employing professional 
management/staff due to commercial mismanagement.  The Trust is however 
convinced of the commercial viability of the business and are now seeking to enter 
into a lease agreement with a commercial company to operate the facilities.  The 
importance of local staff was emphasised by others in part due to their flexibility and 
reliability.  It was also noted that there are advantages of operating the bunkhouse as 
part of a wider business with shared overheads and staff highlighted by those who ran 
café/pubs and other tourist accommodation provision. 

 
5.10 A summary of the market appraisal for bunkhouses in terms of key statistics is 

provided below.  For comparison the average B&B rate in Glendale highlighted in the 
recent internet survey in Glendale was £55 to £140, with an average of £30 to £40 pp 
per night on the basis of local knowledge.   
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Table  1:  Competitor Market Analysis for Bunkhouse 

             Prices   

Bunkhouse 
Quali
ty 

Number 
of Beds Dorm 

Private 
per 
room (2) 

Private 
Family Open 

Old Inn, Waterfront Corbost None 24 15 72   All year 
Sligachan Bunkhouse   20 16       
Portree Independent Hostel 4 star 60 17       
Croft Bunkhouse, Portnalong   14 15 27     
Glen Brittle, Carbost   45 17     Apr to Sept 
Coll Bunkhouse   16 20 24     
Skye Backpackers, Kyleakin   32 15 40     
Broadford Backpackers Hostel   22 15 37.47 60   
Raasay Hostel 4 Star 28 17.5 39   May to Aug 
Uig YHA     17     May to sept 
Dun Flodigarry Hostel 4 star 40 17 38   Mar to Oct 
Broadford YHA 3 star 38 15     Mar to Oct 
Lochinver Mission, Assynt 4 star 14 18       
Morag's Bunkhouse, Fort 
Augustus 4 Star 24 21 50 90   
Am Bothan Bunkhouse, Isle of 
Harris  5 star 18 20       
Bayfield Backpackers, Portree 4 star 24 17       

 
5.11 In the survey of tourist businesses, 60% of respondents felt that the bunkhouse was a 

good or very good idea with only one (10%) feeling that it was a bad idea.  The 
bunkhouse was the most popular proposal from the initial community consultation 
process. 

 
Bar/Restaurant 
5.12 Target Market.  The market for the bar/restaurant will be residents and the existing 

visitors to the area who currently cannot find places to eat/drink for breakfast, dinner 
and evenings out or are looking for a broader range of options.  Key targets will be: 
(i) those that are staying in the bunkhouse 
(ii) those already staying in self catering accommodation locally who are seeking a 

range of places to visit 
(iii) those in local B&Bs who are seeking evening meals 
(iv) day visitors who are seeking breakfast, dinner or evenings out where there is 

no provision 
(v) those who are seeking an alternative, more substantial meal at lunch time. 
 
In addition it is anticipated that local residents will present a substantial market, 
particularly in the off season. 
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5.13 The offering is designed to avoid competition with the existing local provision by 

offering meals in the evening and breakfast and pitching lunches (and all meals) 
which are hot and more substantive than those already offered.  From feedback from 
accommodation providers, there is a substantial unmet demand for eating out from 
existing tourists in the area and so the level of displacement from other establishments 
is expected to be minimal. 

 
5.14 Competitors.  There are three eating and drinking establishments in the immediate 

surrounding area: 
(i) Red Roof Café, open 6 days a week from Easter to October.  It offers lunches 

during the day of cold food and soup and teas/coffees with baking during the 
day.  It also runs a music night once a week in the season. 

(ii) Ceitags Café Restaurant, which provides café style meals up till 6pm, in the 
season.  This is currently up for sale. 

(iii) Three Chimney’s Restaurant.  A high quality restaurant cited as the one of the 
World’s Top 50 restaurants by Restaurant Magazine.  Open from February to 
November, the restaurant offers lunches at £37 per head for 3 courses (£28.50 
for 2) and dinners at £60 for 3 courses with a size course tasting meal of £90 
pp.  The Three Chimneys, with attached rooms, is a destination restaurant and 
a major employer in the area, providing very high quality food.   

 
5.15 In addition, further afield involving a c30 minutes drive there are other establishments 

in Dunvegan: 
(i) Old School Restaurant, Dunvegan which is open all year, but with more 

limited weekend only openings in the winter.  Offering evening meals at 
around c£25 for two courses. 

(ii) Dunvegan Hotel, offering meals including evening meals in the season.  
Closed in the off season. 

(iii) Waterside Café Bistro and Gallery.  Open during the day, Tues to Sunday in 
the season; and 

(iv) Misty Isle Hotel, offering limited and regarded as poor quality food in what is 
predominantly a pub. 

 
In addition Dunvegan Castle has a café in its grounds/castle.  The castle is open April 
to mid October every day. 

 
5.16 It was confirmed by all that the Three Chimney’s restaurant operate in a different 

market and this is not considered a competitor for the proposed bar/restaurant.  The 
discussions with the local establishments identified that there was a gap in the market 
to provide eating and drinking in the evening and through the winter.  However, the 
sustainability of the business in the winter was questioned unless initiatives could be 
established to attract more visitors to the area during that time.  
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5.17 The offering will be positioned to be complementary to the other local cafés both to 

ensure commercial viability and reduce local displacement.  The expected closure of 
Ceitags from the 2014 season would further reduce local provision and reduce any 
local displacement. 

 
5.18 In the electronic survey of local tourism businesses, 50% felt it was a good or very 

good idea but 30% (3) felt it was bad.  A family friendly pub was the third most 
popular suggestion from the initial community consultation exercise (behind 
bunkhouse and affordable housing). 

 
Affordable House 
5.19 Target Market:  An existing local or new family to Glendale who would otherwise be 

unable to stay in the area due to the lack of affordable housing.  Affordable housing 
has been identified in the Glendale Community Growth Plan as a priority and at the 
time of writing is the subject of a housing assessment.  The purchase of the Borrodale 
school land and buildings provides an opportunity to introduce a new affordable 
house, for rent, into the housing market of Glendale.   

 
5.20 In the original community consultation, affordable housing was cited as the second 

most popular suggested use for the buildings. 
 
Activity Holidays 
5.21 Target Market.  Additional visitors who are attracted to Glendale to participate in 

activity holidays.  These will be in the shoulder and off season to lengthen the season 
and provide additional business for accommodation providers. 

 
5.22 Many of the visitors to Skye are already coming for a specific ‘activity’ such as 

wildlife, arts and crafts, walking, photography and heritage either in a structured or 
unstructured basis.  There are a number of individuals and businesses who already 
provide structured sessions on a daily or longer basis to enhance the visitor’s 
appreciation and experience.   

 
5.23 A survey of ‘experts’ in the fields of story telling, wildlife, photography, arts/crafts, 

dark sky/astronomy and the outdoors has been undertaken.  This found universal 
support for the organisation and promotion of such activity holidays.  The scheduling 
of these holidays will be important as for many, in the peak season, they are already 
fully occupied with clients so would not be available to deliver these holidays.  For 
some activities, most notably photography and wildlife watching the shoulder autumn 
season is the most valuable and in dark skies the off season is most appropriate. 
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5.24 The greatest economic impact will be secured through the attraction of additional 
visitors to the area, through development and marketing packages which also nclude 
accommodation and perhaps transport.  The experts are happy and willing to deliver 
the events. 

 
5.25 In the survey of local tourism businesses, 9 respondents (90%) thought this a very 

good or a good idea with none regarding it as a bad idea.  At the time of the 
community consultation, this suggestion was not put forward. 

 
Exhibition/Display Space 
5.26 Target Market:  Visitors to Glendale with an interest in the local history and 

arts/crafts of the area.  There is no visitor display space in Glendale with the closest 
visitor attraction in Dunvegan Castle.   

 
Community Hub 
5.27 Target Market:  The community and local population of Glendale.  The community 

consultation undertaken in May 2011 and the recent consultation on the potential use 
of the school house, has identified the need for a community hub.  There are a number 
of services that the community have identified which require a manned, permanently 
open facility to provide.  These include a community information point; children’s 
play areas including indoor areas, informal and ad hoc meeting place and community 
laundrette.   A key element of this hub is the provision of free WiFi. 

 
5.28 The Community Hub will be designed to cater for small, ad hoc meetings and 

activities which will complement and extend other activities already in place at the 
Glendale Hall.  An example is the play group which runs once a week in the Glendale 
Hall where more informal but more limited children’s play activities will be possible 
at the Community Hub.  These facilities will be provided free of charge. 

 
Community Information 
5.29 Target Market:  Those in the community of Glendale.  There is no community 

information point in Glendale which is open through the day throughout the year.  
This restricts the communication with the wider community and the encouragement of 
them to participate in other community activities. 

 
Tourist Information 
5.30 There is no tourist information point within Glendale, however individual tourist 

businesses and in particular accommodation providers provide information to their 
residents.  With a number of day visitors to Glendale, particularly visitors to Neist 
Point, the interviewees from Glendale highlighted the value of tourist information 
provision.  This was however seen as an add on to a wider project and impractical 
without an existing building, open to visitors. 
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Community Laundrette 
5.31 Target Market:  Those residents to Glendale, particularly lower paid seasonal staff 

without access to laundry facilities; the visitors to the Bunkhouse; and local self 
catering providers. 

 
5.32 Highlighted in the community consultation, this fits well with the wider bunkhouse 

and bar/restaurant proposal particularly providing an additional service for bunkhouse 
residents and is included as physically possible.  It is estimated that there are over 60 
self catering houses within Glendale who struggle to get access to appropriately sized 
laundry facilities who would use the facility.  A serviced laundry facility could also be 
made available, but is not included in this business plan 

 
Overall Marketing 
5.33 It is recognised as paramount to the success of the project that there is professional 

and extensive marketing.  This will comprise: 
(i) a web site for the community hub including all activities 
(ii)  specific advertising of the bunkhouse on specialist accommodation web sites 
(iii)  clear signage on the building to highlight the facilities 
(iv) specialist advertising and promotion of activity holidays through specialist 

publications. 
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6 MANAGEMENT AND ORGANISATIONAL STRUCTURE 
 
6.1 There are a number of options for the organisational and management structure for the 

project, assuming community ownership.  The main ones are outlined below: 
A Glendale Trust Purchases and Operates.  The land and buildings are bought 

by the Trust and are refurbished/built.  They are then operated directly through 
the employment of staff by the Trust.  All income, costs and profits will be 
directly met by the Trust. 

B Glendale Trust Purchases and Set up a Wholly owned Trading 
Subsidiary.  The land and buildings are bought by the Trust and are 
refurbished/built.  A new wholly owned trading subsidiary of the Trust is 
established, managed by voluntary Board members drawn from the 
community.  The trading subsidiary employs staff to run the operation and any 
profits generated are ‘deeded’ up to the Trust. 

C Glendale Trust Purchases and Leases Operation to a Commercial Third 
Party.  The land and buildings are bought by the Trust and are 
refurbished/built.  The Trust enters into a commercial lease with a private 
company to operate the business for an annual lease payment.  This could 
include some profit share arrangement.  Certain lease terms would be applied 
such as the need to provide a bunkhouse and bar/restaurant  with these being 
open all year and in evenings. 

 
Through each of these options, the affordable house would be the subject of a separate 
lease directly to the Glendale Trust. 

 
6.2 The strengths and weaknesses of each option are outlined below with the appraisal 

based on experience of other community projects operating commercial enterprises 
and in part on discussions with Assynt Community Trust who have recently decided 
to move to Option C from Option B due to financial unsustainability. 
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A  Glendale Trust Operates Directly 

Strengths Weaknesses 
Retains 100% control by the Trust Requires extensive commitment from the 

Board/committee members 
High risk to asset.  If loss making, leading to 
a need to liquidate asset 
Likely unacceptable to funders 

B  Wholly Owned Subsidiary of Glendale Trust 
Strengths Weaknesses 
Removes the risk to the assets through loss 
making by the business 
More likely to ensure that all aspects of the 
business, including the less profitable aspects 
are delivered. 

Needs dedicated commitment from Board 
members of trading subsidiaries with strong 
commercial acumen.  Unclear if available in 
Glendale. 
No profit incentive to staff, so poorer 
commercial performance and higher costs 
 

C  Leased to Third Party to Operate 
Strengths Weaknesses 
Highest commercial performance, as 
incentivised to make success 
No risk to trust from loss making 
No risk to Glendale Trust or its assets 
Likely lower costs of operation compared to 
staffing due to commitment of lease holders 

Uncertainty of securing an operator 
Limited incentive to undertake less profitable 
activities such as the activity holidays and 
opening all year.  

 
6.3 It is therefore recommended that Glendale Trust purchases and develops the asset, on 

the basis of funding received and offers a commercial lease to a private sector 
operator of the business (Option C).  Although subject to further consideration and 
legal advice, the conditions of such a lease are expected to include requirements to: 
(i) operate a bunkhouse and bar/restaurant 
(ii)  be open all year 
(iii)  be open in evenings, offering meals and breakfasts 
(iv) organisation of activity holidays 

 
6.4 Income from the commercial lease and a potential profit share agreement would be 

received by the Glendale Trust and would be used to repay capital and interest 
repayments to the loan funders.  Other income would be reinvested in other 
community projects to benefit Glendale. 

 
6.5 The final consideration of the best organisation structure will be influenced by any 

other substantial projects that the Trust is implementing such as the development of 
Mearnish Pier. 
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6.6 In terms of the management and operational structure, this is the responsibility and 
remit of the commercial operator, and will be designed to ensure that the business is 
viable and able to meet its lease requirements. However for the purpose of the 
financial appraisal, to assess the viability of the business, an outline staffing structure 
has been proposed.   

 
6.7 A third party housing management organisation will be appointed to manage the lease 

of the affordable house and therefore remove all day to day management requirements 
from the Trust Board. 
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7 OPTION APPRAISAL 
 
7.1 In the consideration of the project, a series of options have been considered 

(separately from the management structure appraisal above).  In the first instance, 
each of the 27 suggestions which had been identified by the community were 
considered on the basis of their viability and benefits.  A summary of this appraisal is 
provided in Annex A.  It has been possible to include 5 of the top 6 suggestions from 
the community: 
 Backpackers hostel/bunkhouse (8 ‘nominations’) 
 Affordable Housing (5) 

 Family friendly pub (4) 
 Office space for Glendale Trust and others (4).  This was dismissed due to lack of 

space 
 Heritage museum/display (3) with other exhibition based nominations. 
 Laundrette (2) 

 
7.2 On the basis of the developed project, three options considered are: 
 

I Do Nothing.  Glendale Trust declines the offer from Highland Council to 
purchase the Borrodale land and buildings.   

II  Project As Set Out.  Community Purchase and development of Bunkhouse, 
affordable house and restaurant with bar.  This is the project as set out in this 
business plan. 

III  Bunkhouse and affordable house only.  The refurbishment of the house and 
the conversion of the school building to a bunkhouse and the demolition of the 
portakabin. 

 
I  DO NOTHING vs II PROJECT AS SET OUT 

Strengths Weaknesses 
No risk No benefits 

No contribution to the Glendale Growth Plan 
Uncertainty of the development of the site, either 
remain derelict or could be developed into an 
inappropriate use 

III BUNKHOUSE AND AFFORDABLE HOUSE ONLY vs II PROJECT AS SET OUT 
Strengths Weaknesses 
More limited risk Reduced viability with a requirement for dedicated 

staffing for the Bunkhouse and its less attractive to 
visitors without the eating facility 
Harder to identify a commercial operator 
Limited additional spend in the area (£72,000 
compared to £273,000) 
Limited community benefits (affordable house only) 
Potential greater difficulties in raising funds. 
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7.3 It is therefore recommended that as long as the funding can be secured, that the full 
project is established. 

 
7.4 Consideration was also given to a new build on the land rather than the proposed 

refurbishment of the school buildings. It was confirmed that the costs would be 
slightly more expensive at £950k to £1m excluding fees, compared to £887k as set out 
in this plan.  At the same time, a new build approach would lose the character and 
heritage of the buildings, so was dismissed.   

 
7.5 Alternative buildings for the project were briefly considered but none were available 

for development in Glendale. 
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8 FINANCIAL APPRAISAL 
 
8.1 A financial appraisal has been undertaken for Glendale Trust, the recipient of 

investment and grant funding and the organisation responsible for the refurbishment 
of the Borrodale School buildings and the new building.  In addition, as part of a due 
diligence process, a full financial appraisal has been undertaken on the viability of the 
business operating the bunkhouse and bar/restaurant..  This has been undertaken to 
allow Glendale Trust to make a judgement on the likelihood of identifying a 
commercial operator for the business. 

 
Capital Costs 
8.2 An outline estimate of the capital costs for establishing the project is set out below.  

This has been developed using only very rough designs with no detailed site 
investigations.  These have then provided rough cost estimates.  Due to the unknowns 
and uncertainties of the project these are greater than the final capital costs are 
expected to be including a substantial contingency. 

 

Table 2:  Project Costs 
    

Capital Purchase 
Works non 

House 
Refurb 
House Total 

Purchase Price 135,000  
  

135,000  
Renovate School House 

  
92,250  92,250  

Upgrade School 
 

257,125  
 

257,125  
New Building 

 
330,000  

 
330,000  

Sites and services incl Biomass 
 

61,779  8,826  70,605  
Demolition and site clearance  10,000  

 
10,000  

Additional works for asbestos removal or 
the like  7,500  

 
7,500  

Preliminaries  49,980  7,581  57,561  
Contingencies  53,729  8,149  61,878  
Legal Fees 5,000    5,000  
Furniture and Furnishings - Bunkhouse 20,000    20,000  
Furniture and Furnishings - New Building 
incl signage 15,000    15,000  
Engineer, Architect, QS 

 
  85,966  13,039  99,005  

Project Development/Implementation 
 

30,000  
 

30,000  
Working Capital Requirement  10,000  10,000 
SIS Arrangement Fee 2,500    2,500  
Total capital 177,500   896,080  129,844  1,203,424  
Non reclaimable VAT 8,500  

 
6,492  14,992  

Total Incl VAT 186,000  896,080  136,336  1,218,416  
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8.3 Funding is sought for the full project, in a two stage process:  Firstly the purchase of 

the land and buildings and for early design, planning and engineering fees with 
support from the Scottish Land Fund; and secondly a multi-sourced funding package 
to fund the refurbishment and new build proposals.  The proposed funding package 
for the project is set out below. 

 
Table 3:  Funding Structure 

 
Total 

Phase 1 Land 
Purchase and 
Development 

Phase 2:  
Refurbishment 
and new Build 

Scottish Land Fund 185,000  185,000  
 SSE Sustainable 200,000   200,000  

Coastal Communities 400,000   400,000  
HIE 110,000   110,000  
HC (re housing) 30,000   30,000  
CARES (re renewable energy)    
SIS Loan 250,000   250,000  
Vacant and Derelict Land Fund 40,000   40,000  
Other    
Total Funding 1,215,000  185,000  1,030,000  
Funding Gap (3,416)    

 
 
8.4 It is assumed that the project is supported by: 
(i) A grant of £185,000 from Scottish Land Fund to meet the cost of the land and 

building purchase and development costs 
(ii)  A grant of £400,000 from Coastal Communities Fund 
(iii)  A grant of £30,000 from Highland Council towards the refurbishment of the 

affordable house 
(iv) Grant of £200,000 from SSE Development Fund 
(v) A Grant of £110,000 from HIE 
(vi) A grant of £40,000 from the Vacant and Derelict Land Fund to contribute to the cost 

of site clearance and remediation 
(vii)  A loan of £250,000 from Social Investment Scotland 
 
8.5 It is hoped that other grant funding can be secured from charitable trusts such as the 

Tudor Trust and Garfield Trust however given their uncertainty and the relatively 
small scale of their potential contributions, they have been excluded at this time.  If 
secured, such grants will be used to reduce the required loan funding and subsequent 
debt servicing costs.  As an indication for every £50,000 grant funding raised, £7,000 
of annual loan servicing costs will be saved. 
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Glendale Trust Ongoing Operations 
8.6 Although the project will operate within the context of Glendale Trust’s overall 

finances, a forecast of the financial position for Glendale Trust derived from this 
project is shown in Table 4.  This shows that Glendale Trust will generate a £5,559 pa 
income from the project.  This will be used to fund other community projects. 

 

Table 4:  Glendale Trust Project Financial Appraisal 

  Income Per Annum 
Lease payments for Bunkhouse and 
Restaurant/Bar 37,500  
House Rental 5,616  
Profit Share   
Total Income 43,116  
    
Costs   
Capital and Interest Repayments 37,257  
House Management Fee 300  
Total Costs 37,557  
    
Net Profit/Loss 5,559  

 
 
8.7 A financial forecast for Glendale Trust is provided for the whole organisation.  The 

nature of Glendale Trust is that its future financial operation will depend almost 
entirely on the projects and activities it is undertaking.  It is assumed that the Trust 
will continue to raise sufficient grant resources to meet the costs of a Development 
Officer.  In addition it is anticipated that the Trust will take forward other projects 
such as the development of Mearnish Pier and a Community Transport project.  Due 
to the current uncertainty of these projects and their funding, they have been excluded 
from these forecasts. 
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Table 5:  Summary Financial Appraisal for Glendale Trust 
 
  
 

To Oct 
2012 2013 2014 2015 2016 2017 2018 2019 2020 

Income                   
Fund Raising 7,311                  
Development Officer Grant 22,260 4,000 23,000 23,000 23,000 23,000 23,000 23,000 23,000 
Project Specific Grants 20,000                  
Borrodale Project Funding:     215,000  502,500  502,500          
Lease of House         4,680  5,616  5,616  5,616  5,616  
Lease of Borrodale Facilities         21,875  37,500  37,500  37,500  37,500  
Total Income 49,571  4,000  238,000  525,500  552,055  66,116  66,116  66,116  66,116  
          
Expenditure                   
Costs of Fundraising 8,557                  
Development Officer 21,245 22,000 22,000 22,000 22,000 22,000 22,000 22,000 22,000  
Project Specific activities 4,614                  
Misc Administration 1,975 1,000 1,000  1,000  1,000   1,000  1,000 1,000 1,000 
Borrodale Pre Development Fees     25,000              
Borrodale Land Purchase/Development     190,000              
Borrodale School Project Implementation       504,208  504,208          
Housing Management     300 300 300 300 300 
Loan Repayments     18,629 37,257 37,257 37,257 37,257 

Total Expenditure 36,391  23,000  238,000  526,808  546,137  60,557  
60,557  60,557  60,557  

          

Net Income 13,180  -19,000  
 

-1,308  5,918  5,559  
5,559  5,559  5,559  

Cumulative Income 20,341  1,341  1,341  33  5,951  11,510  17,068  22,627  28,186  
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Commercial Operator 
8.8 As part of a financial due diligence exercise, financial forecasts have been developed 

for the operation of the bunkhouse and restaurant with bar business.  This has been 
undertaken to ensure that there is a viable business and as such has the potential to 
attract a commercial operator.  The table below sets out these financial forecasts in 
summary for the first five years.   

 
8.9 This shows that the operation of the business becomes profitable in year 2, with a 

recoup of previous losses by year 3.  It is estimated using a monthly cashflow that an 
overdraft or operator investment of £32,000 is required to provide working capital.   

 

Table 6:  Ongoing Operational Financial Analysis for Operator (£) 
  

        Year 1 Year 2 Year 3 Year 4 Year 5 
Income           
Bunkhouse 34,893  54,223  59,645  65,068  70,490  
Restaurant with Bar 118,800  168,716  185,588  202,460  219,331  
Sale of Art Work 1,125  1,500  1,650  1,800  1,950  
Total Income 154,818  224,439  246,883  269,327  291,771  
            
Cost           
Staffing 78,799  96,408  96,408  96,408  96,408  
Food Supplies 39,204  55,676  61,244  66,812  72,379  
Marketing 7,500  10,000  10,000  10,000  10,000  
Rates - - - - - 
Insurance (Buildings and contents) 3,750  5,000  5,000  5,000  5,000  
WiFi 750 1,000 1,000 1,000 1,000 
VS Accreditation 750 1,000 1,000 1,000 1,000 
Utilities 7,500  10,000  10,000  10,000  10,000  
Cleaning and Other Supplies 1,125  2,000  2,200  2,400  2,600  
Depreciation/replacement 
Bunkhouse 

  
3,000  3,000  3,000  

Depreciation/replacement new 
Building   3,000  3,000  3,000  
Lease to Glendale Trust 28,125  37,500  37,500  37,500  37,500  
Total Costs 167,503  218,584  230,352  236,119  241,887  
            
Net Income -12,685  5,855  16,531  33,208  49,884  
Cumulative Income -12,685  -6,830  9,702  42,909  92,793  
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Financial Lease Terms 
8.10 The financial terms of the lease, to be negotiated with the operator will be: 

 For the bunkhouse and the operation of the community hub including 
bar/restaurant 

 An annual lease payment of at least £37,500 

 A performance share structure: 50% of any income over an agreed annual target, 
to be agreed, but at least £400,000.  This is designed to ensure that Glendale Trust 
can benefit from exceptionally good performance of the business, but retaining a 
strong incentive for the operators. 

 
8.11 This approach is structured to reflect the conservative financial forecasts which have 

been made.  £37,500 has been used in these financial forecasts as the lowest rent 
required to meet the capital and interest loan repayments, however it is hoped that a 
greater level of rental would be secured.  With a lower lease term coupled with a 
performance share, there is the potential with the right commercial operator in place to 
generate substantially more income, so providing a income and risk sharing structure 
for both partners. 

 
8.12 The impact of this potential income share agreement is excluded from these financial 

appraisals and would represent an additional return to Glendale Trust and the 
operator. 

 
8.13 A series of assumptions have been made and are set out in Annex B.   A more detailed 

5 year appraisal is available in Annex C which shows the impact of seasonal 
variations.  The key income assumptions are: 

 The occupancy level of the bunkhouse which has been set to the average for 
Hostels in Highland in 2011, with a slight uplift for the private ensuite bedrooms 

 30 number of covers to the bar/restaurant 

 Prices for the bunkhouse: 
 Average spend and number of customers in the restaurant with bar and bunkhouse 

are set out in Table 7 
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Table 7:  Key assumptions for Bar/Restaurant and Bunkhouse 

         Number of covers/beds per day  

  
Average 
Price Jan April August 

Breakfast:  Continental 5 1.36 3.72 5.58 
Breakfast:  Cooked 7 1.36 3.72 5.58 
Coffee/Tea 2.5 3 9 15 
Lunch 10 3 18 24 
Dinner 15 3 15 24 
Bar 5 3 30 30 
Total Restaurant with Bar   14.72 79.44 104.16 
Bunkhouse: 2 Bed Room 55 0.4 1.2 1.8 
Bunkhouse:  Bed in dorm 24 1.92 5.04 7.56 

 
 

8.14 Key cost assumptions are largely staffing, which comprise 52% of all costs.   
 Staffing structure across bunkhouse, and community hub 
 A manager and one other member of staff are on site at all times, comprising 

three staff in the off season to meet opening hours 
 There is an increase in staff of one FTE during the shoulder seasons 
 A further additional FTE member of staff during the peak season 

 Cost of sales, comprising food and drink supplies at 30% of gross income 
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9 BENEFITS APPRAISAL 
 
9.1 The project is expected to generate extensive community, economic and 

environmental benefits. 
 
Community Benefits 
9.2 The project is driven by the needs of the community and particularly in this remote, 

rural and highly fragile community its contribution to supporting a sustainable and 
stable community.  In the consideration of the community needs and benefits, two 
extensive community consultations have been completed.  As part of the development 
of Glendale Community Growth Plan, a consultation was undertaken in May 2011.  
This reported the extent to which the community agreed/disagreed with the following 
statements: 

 

 
 
9.3 The influence of these factors on the stability of the community was reinforced by the 

main reasons for people moving away cited as lack of affordable property and lack of 
employment opportunities.  Groups which have been identified as being poorly served 
by the community services were teenagers, minority groups and young children.   
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9.4 This has framed the work of the Glendale Trust.  While separately undertaking an 
initiative around public transport, the Borrodale School project seeks to address issues 
on appropriate job opportunities for all and young people and provision of social 
housing while providing wider and enhanced community services for all. 

 
9.5 A further community consultation exercise was undertaken in June 2013 when the 

possibility of the community purchase of the Borrodale school buildings was 
highlighted.  This included a range of ideas that the community would like to see 
happen with the buildings, the most popular of which, which were  3 or more 
suggestions for each were: 
 Backpackers hostel/bunkhouse (8) 

 Affordable Housing (5) 
 Family friendly pub (4) 

 Office space for Glendale Trust and Others (4) 
 Heritage Centre/Museum (3) 

 
A community laundrette received 2 ‘votes’. 

 
9.6 The project will provide direct community benefits through: 

(i) The creation of a community hub with year round access, available on an ad 
hoc, unplanned basis.  This is designed to complement the existing Glendale 
Community Hall which provides community space for organised and pre 
planned events 

(ii)  Community information point, highlighted and encouraging community 
participation in a range of events, activities and services 

(iii)  Community Laundry.  To meet the unmet needs for community members 
without easy access to such facilities and local microbusinesses 

(iv) Affordable house 
(v) Training opportunities, although dependent on the approach of the commercial 

operator, the provision of training opportunities for young people would be 
encouraged 

(vi) Generation of income to Glendale Trust for reinvestment in community project 
of c£5,000 per annum. 

 
9.7 Generating job opportunities and affordable housing is paramount to the sustainability 

of Glendale as a community.  As such these benefits can be regarded as community 
benefit and subsequently have been identified by the Glendale Community as their 
greatest need. 

 
9.8 The successful operation of the commercial aspects of the project will ensure that the 

community hub can remain open every day throughout the year to meet the needs of 
the community. 
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Economic Benefits 
9.9 Economic impact is generated through: 

(i) Visitors to the bunkhouse and their associated spend in Glendale.  It is 
assumed that all these visitors and spend are additional to the area, as there is 
no comparable accommodation 

(ii)  Visitors and spend at the bar/restaurant.  This will comprise: 
a. spend from local residents 
b. additional spend by existing visitors to the area who would not otherwise 

spend.  Key groups will be: 
1. those staying at B&Bs who have an evening meal (where there 

is no other provision in Glendale); 
2. those in self catering who have an evening or lunch meal out, 

typically those who would otherwise cook for themselves; and 
3. day visitors to Neist point and other areas who would not 

otherwise stop and spend in the area.   
The substantial latent demand from existing tourists and the presentation of a 
different eating offering means that it is anticipated that there will minimal 
displacement from other local businesses.  

(iii)  Additional visitors to the area attracted by the activity holidays.  This is 100% 
additional 

(iv) Spend by local residents at the Bar/restaurant, particularly in the off season. It 
is recognised that a proportion of this spend would be spent elsewhere in 
Glendale, at the local shop and elsewhere.  

(v) Supplies to the Bar/Restaurant.  The additional business will increase the 
spend on local supplies, particularly food and local crafts.  This is assumed to 
be 25% of all supplies. 

(vi) Multiplier Effects.  The additional tourists attracted to the area by the 
bunkhouse and activity holidays will in turn spend further in other 
establishments in the area providing spin off benefits.  

 
9.10 The income from the bar/restaurant and bunkhouse will in turn generate direct 

employment.  The table below sets out an estimate of the economic benefits generated 
by the project, comprising additional £298k GVA and 5.3 FTE 

  



Borrodale School Buildings, Glendale Business Plan 

 

February 2014  Jean Hamilton Limited 
33 

 
Table 8:  Economic Benefit Appraisal per annum 

  Number Direct Spend 
Additional 
Spend 

Visitors to Bunkhouse 2,586   £54,223   £54,223  
Visitors to Community Hub (covers) 25,494   £170,216   £153,195  
Activity Holiday visitors 75   £5,250   £5,250  
Total 28,155   £229,689   £212,668  
        
Indirect Expenditure (Local Supplies)    £13,919   £12,527  
        
Total Direct and Indirect Spend    £243,608   £225,195  
Total Spend including multiplier 
benefits    £322,423   £298,052  
        
Direct Employment       
Staff 7.10     
Full Time Equivalents 5.31     

 
9.11 Overall it is conservatively assumed that the spend at the  bar/restaurant from visitors 

and residents will be 90% additional, with the remainder potential displacement from 
elsewhere in Glendale.   

 

Environmental Benefits 
9.12 The introduction of a biomass heating system and solar panels will provide renewable 

energy for the buildings.  It may be possible to extent this energy provision to nearby 
buildings.  The design of the new build and the refurbishment of the house and school 
buildings will use energy efficient technology where possible. 

 
9.13 Currently the buildings are disused and increasingly derelict with asbestos and the like 

thought to be present on site.  The removal of this derelict land will make a substantial 
improvement to the quality of the land and its appearance in an area of outstanding 
beauty. 

 
Monitoring and Evaluation 

9.14 A monitoring and evaluation framework will be established to measure the 
performance of the operation in economic terms.  Although to be finalised, these will 
include reports on bed nights, covers, community events, number of activity holidays 
and visitors to these and total income.  These will be embedded in the lease agreement 
with the commercial operator as a requirement to report on at least an annual basis to 
Glendale Trust.   
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10 RISK APPRAISAL 
 
10.1 A risk appraisal has been undertaken from the perspective of Glendale Trust as the 

project developer:  
 

 Operator Under Performance.  Glendale Trust will enter into a lease with a 
commercial operator.  A competitive tendering process will be undertaken, through 
advertising to identify potential operators.  Consideration will be given to a negative 
tendering process to identify the highest offer for the lease.  Detailed due diligence 
will be undertaken into the commercial operator to assess their competence in the 
operation of such a business including their previous experience and financial 
stability. 
 
If the operator fails to deliver the project or financial payments, a series of contract 
terms will be placed within the lease agreements.  Although to be further developed 
and detailed legal advice to be secured, these are expected to include: 

o A two yearly review with termination clauses on both sides 
o A termination with limited notice, say 6 months, on failure to pay lease, 

allowing time for the commercial operator to amend business practices to meet 
future payments and back payments. 

o A termination with limited notice, say 6 months, on failure to keep to other 
contract terms such as opening hours and provision of evening meals to allow 
time for the commercial operator to amend business practices. 

o Immediate termination on the basis of the operator ceasing trading/bankruptcy. 
o Immediate termination if the buildings are not available for the purposes 

intended. 
 
On the termination of the lease, Glendale Trust would seek an alternative operator. 
 

 Low Commercial/Market Performance.  The financial forecasts included in this 
business plan are seen as realistic, however there is always a risk that the market will 
not be realised.  Under the operating terms of the lease, this risk will be borne entirely 
by the commercial operator.  This will however negatively affect the community of 
Glendale if the business fails through reduced economic income and reduced income 
to Glendale Trust.  In this instance Glendale Trust will undertake a detailed review of 
the project to consider whether the failure in the business is due to the performance of 
the commercial operator or the market in general.  If the former, Glendale Trust will 
seek another operator. 
 
If this is due to poor market performance, an alternative, lower cost method of 
operations such as changing the offering, opening hours etc will be put in place. 
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 Physical and Technical Issues.  As with all building projects there will be risks in 
relation to the property development.  Successfully securing planning permission will 
be a crucial stage.  The two stage project will mean that this is a condition before 
further in the project is undertaken.  A substantial provision for professional fees, 
preliminaries (7.5%) and contingency (7.5%) have been included to allow for any 
such issues. 

 
 Project Management Capacity.  Glendale Trust recognises that it has limited 

committee and staff capacity and skills to establish the business and so will enter into 
a lease agreement with a commercial operator.  In addition their executive resources 
are restricted for the scale of work required to finalise the funding package and project 
manage the refurbishment and build of the project.    
 
An application to Scottish Land Fund will be made for funding to secure appropriate 
professional support, which will be directed by the Trust’s Local Development 
Officer.  In the short term to assist in compiling the funding package and undertaking 
initial tendering and contracting a project manager will be appointed. 

 

 Inability to Raise Full Funding package.  This business plan sets out a detailed 
proposal for funding the project.  In presenting this funding package, initial 
discussions have been held with each identified funder to confirm eligibility of the 
project for their funding, although no commitment has been secured prior to formal 
applications.  It is recognised however that the funding package will require securing 
approvals from multiple funders to secure the full package.  It is anticipated however 
that if one source of funding is not available, then negotiations can be held with the 
other funders to increase their contributions or to introduce new funders to the project 
to allow this to go ahead.  If there continues to be a funding gap, a detailed review of 
costs will be undertaken to reduce the scope and therefore capital costs of the project.  
 
If the funding package cannot be secured, an alternative “fundable” use of the house 
and school buildings will be identified. 
 

 Inability to secure a commercial operator 
The consultation exercise and informal discussions with local businesses has led to 
the conclusion that it will be possible to secure a commercial operator, either for a 
person/people already living locally or an “incomer”.  In the provision of a newly 
refurbished and equipment premises alongside an affordable house, this is seen as an 
attractive new start option. 
 
It is anticipated that advertising the business opportunity should be sufficient to attract 
an operator but if not a more proactive approach using local business networks will be 
used. 
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A high level comparison with other businesses for sale/lease has been made and the 
level of lease is seen as achievable. 

 

10.2 Each of these risks is seen as low with a prepared strategy to address each if 
necessary. 
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11 PROJECT MANAGEMENT TIMETABLE 
 
11.1 The detailed project management timetable will depend on the timing of securing the 

funding for the project and planning permission, however at this time, the following is 
proposed as a broad timetable.  The project will be delivered in a multi phased 
implementation.   

 
11.2 It is seen as unrealistic for the facility to be open for the 2015 season and so a 

timescale leading to its launch in April 2016 is proposed.  The lease of the affordable 
house can be considered as soon as the refurbishment is complete, say Sept 2015. 

 
 
Business Planning and Land Purchase: Jan 2014 to April 2014 
Finalise Business Plan 
Secure Scottish Land Funding 
Negotiate and finalise sale of land from Highland Council 
 
Finalise and Secure Funding Package  Jan 2014 to Sept 2014 
Applications will be made for support to each funder 
 
Finalise Project funding package Sept 2014. 
Design, Planning  Oct 2014 to Jan 2015 
Detailed design of the buildings 
Secure planning permission 
 
Renovate and Build  Jan 2015 to Sept 2015 
Build/Renovation 
Furnish 
 
Tender and Identify Operator and Tenant Sept to Dec 2015 
 
Launch April 2016 
Community Hub 
Bunkhouse 
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12 CONCLUSIONS AND RECOMMENDATIONS 
 
12.1 The community purchase and development of the Borrodale School buildings in 

Glendale on the Isle of Skye is a major project for the community, but one which will 
provide extensive community and economic benefits. 

 
12.2 This has been designed to complement the existing community facilities of the 

Glendale Community Hall and local businesses and will provide essential, all year, 
high service facilities for the community. 

 
12.3 The main challenges facing remote and sparsely populated communities such as 

Glendale have been identified by Highlands and Islands Enterprise, the agency 
responsible for the community and economic development of the Highlands.  These 
are declining population, scarcity of economic opportunities, proportionately fewer 
young people, geographical transport challenges and below average income levels.  
The application of an integrated approach using social, community and economic 
interventions is paramount to addressing these. 

 
12.4 The Borrodale School project has been designed, recognising the paramount 

importance of coupling community and economic activities in any successful, 
sustainable project which will generate an additional 7 jobs, bring £322,000 to the 
local area; introduce an affordable house and provide a much sought community 
facility which is open all year.  This will directly contribute to the vision of the 
Glendale Trust. 

 
 
 
 
Jean Hamilton 
13th February 2014 
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C Five Year Financial Appraisal of Commercial Operations 
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ANNEX A 
APPRAISAL OF COMMUNITY IDEAS 
 
During the community consultation exercise, 27 initial ideas were raised as potential use for 
the buildings.  An appraisal of these options are set out below in order of their frequency of 
suggestion.  As can be seen in the appraisal the project has been designed to include as many 
of the most popular community suggestions, which are viable, as possible. 
 

(i) Backpackers hostel/bunkhouse (8) 
This is considered viable and has been included in the proposals for the project 
through the conversion of the existing school buildings.  Details are included in 
the full business plan, 
 

(ii) Affordable Housing (5). 
This is considered viable and has been included in the proposals for the project.  
Details are included in the full business plan, through the refurbishment of the 
school house. 
 

(iii) Family friendly pub (4) 
A bar/restaurant has been included in the proposals for the Borrodale school 
project.  This will be included within the proposed new Community Hub building. 
 

(iv) Office space for Glendale Trust and Others (4) 
This was considered, however the demand for office space failed to be identified 
in the local area.  While Glendale Trust would be a potential tenant, they could 
continue to operate without the office space.  Coupled with the preference to 
allocate more space for community benefit and commercial operations, this was 
not seen as a priority. 
 

(v) Heritage Centre/Museum (3); Toy Museum (1); Woollen technology and 
History Centre (1); Wildlife and Information Centre (2). 
The school building had previously been used to house a heritage exhibition.  A 
dedicated exhibition area will be established in the new community hub building 
which can be used to display such information as well as other materials.  It is also 
anticipated that some of these themes will be covered in the activity holidays, 
particularly heritage and wildlife. 
 

(vi) Laundrette (2) 
This has been considered and included within the proposals. 
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(vii) Place of Worship (2) 

This proposal was presented for the use of the old Glendale Free Church buildings 
which are no longer under consideration and therefore this has been excluded 
from the appraisal. 
 

(viii) Outdoor Activity Centre (outward bounds) (2) 
It is anticipated that the bunkhouse will be used by visitors with a strong interest 
in the outdoors.  The activity holidays will be promoted and, if there is sufficient 
demand, outdoor activity holidays could be considered.  However the additional 
costs of employing suitably qualified trainers/supervisors and health and safety 
clearance for all activities means that this was seen as unviable at this time.  This 
could however be considered as an extension or complimentary project in the 
future. 
 

(ix) Butterfly House with Garden (2) 
This would require a substantial investment to establish and to successfully 
maintain.  While having limited potential to generate income in order to meet 
these ongoing costs.  This was therefore not considered in detail as a realistic 
option. 
 

(x) Arts Studios with Equipment and Storage (2) 
Discussions were held with representatives of Skye and Lochalsh Arts and Crafts 
Association (SLACA) which included local artists and they confirmed that while 
they were interested in using the community hub as a location for display and 
promotion of their work, that they did not feel that artists would be interested in 
arts studios or places to store their materials.  This was therefore dismissed. 
 

(xi) Farmers Market (2) and Venison Larder/Butcher (1) 
Both the farmers market and Venison larder/butcher were seen as having 
substantial potential to add value to locals, visitors and local food suppliers.  In 
consideration however the Community Hall was seen as a more appropriate venue 
and was therefore not considered as part of this project. 
 

(xii) Therapy Rooms (2) 
No immediate interest from deliverers of therapies have been identified and 
because of the absence of suitable space within the project (or the additional space 
would be cost prohibitive), this were not considered further. 
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(xiii) Swimming Pool (1) 

The capital costs of establishing a swimming pool are substantial.  In addition its 
public operation requires a qualified guard to be on hand at all times.  Coupled 
with substantial ongoing heating and maintenance costs and no realistic potential 
to generate sufficient income to meet these costs, this was not considered further. 
 

(xiv) Gym (1) 
Because of the absence of suitable space within the project (or the additional 
space would be cost prohibitive), this was not considered further. 
 

(xv) Music Recording Studio (1) 
There was no immediate interest from the local community for the idea so was not 
taken further forward. 
 

(xvi) Observatory (1) 
In discussions with experts, it has been concluded that there is no value in 
investing in specific equipment or facilities, rather the naked eye in places of ‘dark 
sky’ is the most appropriate method.  Separately Glendale Trust is pursuing the 
designation of some locations as ‘Dark Sky Sites’ 
 

(xvii) Holiday Accommodation with Workshop Facility (1) 
A bunkhouse has been included in the project, however consideration of self 
catering or other holiday accommodation has not been considered due to the 
existence of many facilities already in the area. 
 

(xviii) Fee Paying Primary School (1)/ Place of Education (1) 
These were dismissed as infeasible to a large extent due to the decision of 
Highland Council to close the primary school and in part the ‘economics’ of 
private education where these are based closer to large areas of population. 
 

(xix) Community Kitchen (1) 
While there may be potential for a community kitchen, the use of the Glendale 
Community Hall was considered as a more appropriate location. 
 

(xx) Charity Shop/Recycling Centre (1) 
Because of the absence of suitable space (or the additional space would be cost 
prohibitive) and the absence of someone interested in establishing and taking 
forward the shop, this was not considered further. 
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(xxi) Hands on Local History Facility specifically for Children (1) 

There will be dedicated exhibition space within the community hub which has the 
potential to be customised and focused on exhibits of specific interest to children. 
 

(xxii) Care Home (1) 
The design of the existing buildings and the absence of an interested care home 
operator meant that this was not considered further. 
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ANNEX B 

 

 

 

 

Assumptions Used 

 

  



ANNEX B:  Assumptions Used (not elsewhere shown in Report)

Bunkhouse

j f m a m j j a s o n d

Occupancy (%)

Dorm 0.16 0.26 0.29 0.42 0.47 0.55 0.56 0.63 0.5 0.4 0.24 0.24 0.39

Bed in 4 bed room 0.16 0.26 0.29 0.42 0.47 0.55 0.56 0.63 0.5 0.4 0.24 0.24 0.39

2 bed ensuite room 0.2 0.35 0.4 0.6 0.8 0.9 0.9 0.9 0.7 0.6 0.35 0.35 0.59

Capacity

Bed in 4 bed room 372 336 372 360 372 360 372 372 360 372 360 372 4380

2 bed room 62 56 62 60 62 60 62 62 60 62 60 62 730

People in 2 bed room 124 112 124 120 124 120 124 124 120 124 120 124 1460

Beds Used/Occupancy (Number)

Bed in 4 bed room 59.52 87.36 107.88 151.2 174.84 198 208.32 234.36 180 148.8 86.4 89.28 1725.96

2 bed room 12.4 19.6 24.8 36 49.6 54 55.8 55.8 42 37.2 21 21.7 429.9

People in 2 bed room 24.8 39.2 49.6 72 99.2 108 111.6 111.6 84 74.4 42 43.4 859.8

BED NIGHTS 84.32 126.56 157.48 223.2 274.04 306 319.92 345.96 264 223.2 128.4 132.68 2585.76

Income

Bed in 4 bed room 1190.4 1747.2 2157.6 3024 3496.8 3960 4166.4 4687.2 3600 2976 1728 1785.6 34519.2

2 bed room 568.33333 898.33333 1136.6667 1650 2273.3333 2475 2557.5 2557.5 1925 1705 962.5 994.58333 19703.75

Total Income 1758.7333 2645.5333 3294.2667 4674 5770.1333 6435 6723.9 7244.7 5525 4681 2690.5 2780.1833 54222.95

Bar/Restaurant

Number of Covers 30

j f m a m j j a s o n d Total

Number of Covers per month

Breakfast Continental 42.16 63.28 78.74 111.6 137.02 153 159.96 172.98 132 111.6 64.2 66.34 1292.88

Breakfast Cooked 42.16 63.28 78.74 111.6 137.02 153 159.96 172.98 132 111.6 64.2 66.34 1292.88

Coffee/Tea 93 84 93 270 279 900 930 465 270 93 90 93 3660

Lunch 93 84 186 540 558 720 930 744 720 558 180 186 5499

Dinner 93 84 93 450 744 720 744 744 720 465 270 279 5406

Bar 93 84 186 900 930 1350 1395 930 900 465 180 930 8343

Total Covers in Month 456.32 462.56 715.48 2383.2 2785.04 3996 4318.92 3228.96 2874 1804.2 848.4 1620.68 25493.76

Number of covers per day

Breakfast Continental 3.40 3.23 3.18 3.10 2.76 2.83 2.87 3.10 3.14 3.00 3.06 3.06

Breakfast Cooked 3.40 3.23 3.18 3.10 2.76 2.83 2.87 3.10 3.14 3.00 3.06 3.06

Coffee/Tea 7.50 4.29 3.75 7.50 5.63 16.67 16.67 8.33 6.43 2.50 4.29 4.29

Lunch 7.50 4.29 7.50 15.00 11.25 13.33 16.67 13.33 17.14 15.00 8.57 8.57

Dinner 7.50 4.29 3.75 12.50 15.00 13.33 13.33 13.33 17.14 12.50 12.86 12.86

Bar 7.50 4.29 7.50 25.00 18.75 25.00 25.00 16.67 21.43 12.50 8.57 42.86

Covers per day in Month 36.80 23.60 28.85 66.20 56.15 74.00 77.40 57.87 68.43 48.50 40.40 74.69
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INCOME

Breakfast Continental 175.66667 263.66667 328.08333 465 570.91667 637.5 666.5 720.75 550 465 267.5 276.41667 5387

Breakfast Cooked 245.93333 369.13333 459.31667 651 799.28333 892.5 933.1 1009.05 770 651 374.5 386.98333 7541.8

Coffee/Tea 193.75 175 193.75 562.5 581.25 1875 1937.5 968.75 562.5 193.75 187.5 193.75 7625

Lunch 775 700 1550 4500 4650 6000 7750 6200 6000 4650 1500 1550 45825

Dinner 1162.5 1050 1162.5 5625 9300 9000 9300 9300 9000 5812.5 3375 3487.5 67575

Bar 387.5 350 775 3750 3875 5625 5812.5 3875 3750 1937.5 750 3875 34762.5

Total Income 2940.35 2907.8 4468.65 15553.5 19776.45 24030 26399.6 22073.55 20632.5 13709.75 6454.5 9769.65 168716.3

Cost of Sales 0.33

STAFFING Needed

Hrs per day Open Hrs per week

Needed 7-12 midnight 17 119

People on at all times 2

Hours Worked Per Week Pday Salary pa

Manager 60 8.5714286 25,000        

Other 35 5 14,000        

Employer NI 0.13

Hours Needed j f m a m j j a s o n d Total

Opening Hours 1054 952 1054 1020 1054 1020 1054 1054 1020 1054 1020 1054 12410

Manager 265.71 240.00 265.71 257.14 265.71 257.14 265.71 265.71 257.14 265.71 257.14 265.71 3128.57

Other 155 140 155 150 155 150 155 155 150 155 150 155 1825

Number staff needed

Manager 1 1 1 1 1 1 1 1 1 1 1 1

Others 2 2 2 5.1 5.1 5.1 6.1 6.1 6.1 5.1 2 2

Holiday Cover for permanent staff 1 1 0 0 0 0 0 0 0 0 1 0

Total 4 4 3 6.1 6.1 6.1 7.1 7.1 7.1 6.1 4 3

Salary costs incl Employer NI

Manager 2,354.17  2,354.17  2,354.17  2,354.17     2,354.17  2,354.17  2,354.17     2,354.17     2,354.17     2,354.17  2,354.17  2,354.17  28,250.00  

Other 2,636.67  2,636.67  2,636.67  6,723.50     6,723.50  6,723.50  8,041.83     8,041.83     8,041.83     6,723.50  2,636.67  2,636.67  64,202.83  

Holiday Cover for perm staff 1,318.33  1,318.33  -            -               -            -            -              -              -              -            1,318.33  -            3,955.00     

Total Staffing costs 6,309.17  6,309.17  4,990.83  9,077.67     9,077.67  9,077.67  10,396.00  10,396.00  10,396.00  9,077.67  6,309.17  4,990.83  96,407.83  

pa

Sale of Art Work 5000

% commission 0.3

Net income 1500

Management of Affordable house pa 300

Scale Up/Growth of Business Year 1 Year 2 Year 3 Year 4 Year 5

Compared to steady state (Year 2) 0.75 1 1.1 1.2 1.3
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ANNEX C 

 

 

 

Five Year Financial Appraisal of Commercial 
Operations 

 



ANNEX C:  Five Year Financial Appraisal of Commercial Operator

YEAR 1

INCOME j f m a m j j a s o n d Total Year 1

Bunkhouse 0 0 0 3505.50 4327.60 4826.25 5042.93 5433.53 4143.75 3510.75 2017.88 2085.14 34893.31

Restaurant with Bar 0 0 0 11665.13 14832.34 18022.50 19799.70 16555.16 15474.38 10282.31 4840.88 7327.24 118799.63

Sale of Art Work 0 0 0 187.50 187.50 187.50 187.50 187.50 187.50 0.00 0.00 0.00 1125.00

TOTAL INCOME 0 0 0 15358.13 19347.44 23036.25 25030.13 22176.19 19805.63 13793.06 6858.75 9412.38 154817.94

0 0 0 0 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

COST 0 0 0 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Staffing 0 0 0 9077.67 9077.67 9077.67 10396.00 10396.00 10396.00 9077.67 6309.17 4990.83 78798.67

Food Supplies 0 0 0 3849.49 4894.67 5947.43 6533.90 5463.20 5106.54 3393.16 1597.49 2417.99 39203.88

Marketing 0 0 0 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 7500.00

Rates 0 0 0 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Insurance (Buildings and contents) 0 0 0 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 3750.00

Wifi 0 0 0 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 750.00

VS Accreditation 0 0 0 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 750.00

Utilities 0 0 0 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 7500.00

Cleaning and Other Supplies 0 0 0 125.00 125.00 125.00 125.00 125.00 125.00 125.00 125.00 125.00 1125.00

Depreciation/replacement Bunkhouse 0 0 0 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Depreciation/replacement new Building 0 0 0 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Lease to Glendale Trust 0 0 0 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 28125.00

TOTAL COSTS 0 0 0 18427.16 19472.34 20525.09 22429.90 21359.20 21002.54 17970.83 13406.66 12908.82 167502.54

NET INCOME 0 0 0 -3069.03 -124.90 2511.16 2600.22 816.98 -1196.92 -4177.77 -6547.91 -3496.45 -12684.61 

CUMULATIVE INCOME 0 0 0 -3069.03 -3193.93 -682.78 1917.45 2734.43 1537.51 -2640.25 -9188.16 -12684.61 0.00
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STEADY STATE YEAR:  Year 2

INCOME j f m a m j j a s o n d Total

Bunkhouse 1758.73 2645.53 3294.27 4674.00 5770.13 6435.00 6723.90 7244.70 5525.00 4681.00 2690.50 2780.18 54222.95

Restaurant with Bar 2940.35 2907.80 4468.65 15553.50 19776.45 24030.00 26399.60 22073.55 20632.50 13709.75 6454.50 9769.65 168716.30

Sale of Art Work 0.00 0.00 0.00 250.00 250.00 250.00 250.00 250.00 250.00 0.00 0.00 0.00 1500.00

TOTAL INCOME 4699.08 5553.33 7762.92 20477.50 25796.58 30715.00 33373.50 29568.25 26407.50 18390.75 9145.00 12549.83 224439.25

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

COST 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Staffing 6309.17 6309.17 4990.83 9077.67 9077.67 9077.67 10396.00 10396.00 10396.00 9077.67 6309.17 4990.83 96407.83

Food Supplies 970.32 959.57 1474.65 5132.66 6526.23 7929.90 8711.87 7284.27 6808.73 4524.22 2129.99 3223.98 55676.38

Marketing 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 10000.00

Rates 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Insurance (Buildings and contents) 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 5000.00

Wifi 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 1000.00

VS Accreditation 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 1000.00

Utilities 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 10000.00

Cleaning and Other Supplies 166.67 166.67 166.67 166.67 166.67 166.67 166.67 166.67 166.67 166.67 166.67 166.67 2000.00

Depreciation/replacement Bunkhouse 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Depreciation/replacement new Building 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Lease to Glendale Trust 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 37500.00

TOTAL COSTS 12821.15 12810.41 12007.15 19751.99 21145.56 22549.23 24649.53 23221.94 22746.39 19143.55 13980.82 13756.48 218584.21

NET INCOME -8122.07 -7257.07 -4244.24 725.51 4651.02 8165.77 8723.97 6346.31 3661.11 -752.80 -4835.82 -1206.65 5855.04

CUMULATIVE INCOME -20806.67 -28063.74 -32307.98 -31582.47 -26931.45 -18765.68 -10041.72 -3695.41 -34.30 -787.10 -5622.92 -6829.57 0.00
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YEAR 3

INCOME j f m a m j j a s o n d Total Year 3

Bunkhouse 1934.61 2910.09 3623.69 5141.40 6347.15 7078.50 7396.29 7969.17 6077.50 5149.10 2959.55 3058.20 59645.25

Restaurant with Bar 3234.39 3198.58 4915.52 17108.85 21754.10 26433.00 29039.56 24280.91 22695.75 15080.73 7099.95 10746.62 185587.93

Sale of Art Work 0.00 0.00 0.00 275.00 275.00 275.00 275.00 275.00 275.00 0.00 0.00 0.00 1650.00

TOTAL INCOME 5168.99 6108.67 8539.21 22525.25 28376.24 33786.50 36710.85 32525.08 29048.25 20229.83 10059.50 13804.82 246883.18

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

COST 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Staffing 6309.17 6309.17 4990.83 9077.67 9077.67 9077.67 10396.00 10396.00 10396.00 9077.67 6309.17 4990.83 96407.83

Food Supplies 1067.35 1055.53 1622.12 5645.92 7178.85 8722.89 9583.05 8012.70 7489.60 4976.64 2342.98 3546.38 61244.02

Marketing 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 10000.00

Rates 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Insurance (Buildings and contents) 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 5000.00

Wifi 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 1000.00

VS Accreditation 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 1000.00

Utilities 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 10000.00

Cleaning and Other Supplies 183.33 183.33 183.33 183.33 183.33 183.33 183.33 183.33 183.33 183.33 183.33 183.33 2200.00

Depreciation/replacement Bunkhous 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 3000.00

Depreciation/replacement new Buildin 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 3000.00

Lease to Glendale Trust 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 37500.00

TOTAL COSTS 13434.85 13423.03 12671.29 20781.92 22314.85 23858.89 26037.39 24467.03 23943.93 20112.64 14710.48 14595.55 230351.85

NET INCOME -8265.86 -7314.36 -4132.08 1743.33 6061.39 9927.61 10673.46 8058.04 5104.32 117.19 -4650.98 -790.73 16531.32

CUMULATIVE INCOME -15095.42 -22409.79 -26541.87 -24798.54 -18737.15 -8809.54 1863.93 9921.97 15026.29 15143.47 10492.49 9701.76 0.00
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YEAR 4

INCOME j f m a m j j a s o n d Total Year 4

Bunkhouse 2110.48 3174.64 3953.12 5608.80 6924.16 7722.00 8068.68 8693.64 6630.00 5617.20 3228.60 3336.22 65067.54

Restaurant with Bar 3528.42 3489.36 5362.38 18664.20 23731.74 28836.00 31679.52 26488.26 24759.00 16451.70 7745.40 11723.58 202459.56

Sale of Art Work 0.00 0.00 0.00 300.00 300.00 300.00 300.00 300.00 300.00 0.00 0.00 0.00 1800.00

TOTAL INCOME 5638.90 6664.00 9315.50 24573.00 30955.90 36858.00 40048.20 35481.90 31689.00 22068.90 10974.00 15059.80 269327.10

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

COST 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Staffing 6309.17 6309.17 4990.83 9077.67 9077.67 9077.67 10396.00 10396.00 10396.00 9077.67 6309.17 4990.83 96407.83

Food Supplies 1164.38 1151.49 1769.59 6159.19 7831.47 9515.88 10454.24 8741.13 8170.47 5429.06 2555.98 3868.78 66811.65

Marketing 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 10000.00

Rates 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Insurance (Buildings and contents 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 5000.00

Wifi 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 1000.00

VS Accreditation 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 1000.00

Utilities 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 10000.00

Cleaning and Other Supplies 200.00 200.00 200.00 200.00 200.00 200.00 200.00 200.00 200.00 200.00 200.00 200.00 2400.00

Depreciation/replacement Bunkho 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 3000.00

Depreciation/replacement new B 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 3000.00

Lease to Glendale Trust 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 37500.00

TOTAL COSTS 13548.55 13535.66 12835.42 21311.85 22984.14 24668.55 26925.24 25212.13 24641.47 20581.73 14940.15 14934.61 236119.49

NET INCOME -7909.65 -6871.66 -3519.92 3261.15 7971.76 12189.45 13122.96 10269.77 7047.53 1487.17 -3966.15 125.19 33207.61

CUMULATIVE INCOME 1792.11 -5079.54 -8599.46 -5338.32 2633.44 14822.90 27945.86 38215.63 45263.16 46750.33 42784.18 42909.37 0.00
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YEAR 5

INCOME j f m a m j j a s o n d Total Year 5

Bunkhouse 2286.35 3439.19 4282.55 6076.20 7501.17 8365.50 8741.07 9418.11 7182.50 6085.30 3497.65 3614.24 70489.84

Restaurant with Bar 3822.46 3780.14 5809.25 20219.55 25709.39 31239.00 34319.48 28695.62 26822.25 17822.68 8390.85 12700.55 219331.19

Sale of Art Work 0.00 0.00 0.00 325.00 325.00 325.00 325.00 325.00 325.00 0.00 0.00 0.00 1950.00

TOTAL INCOME 6108.81 7219.33 10091.79 26620.75 33535.56 39929.50 43385.55 38438.73 34329.75 23907.98 11888.50 16314.78 291771.03

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

COST 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Staffing 6309.17 6309.17 4990.83 9077.67 9077.67 9077.67 10396.00 10396.00 10396.00 9077.67 6309.17 4990.83 96407.83

Food Supplies 1261.41 1247.45 1917.05 6672.45 8484.10 10308.87 11325.43 9469.55 8851.34 5881.48 2768.98 4191.18 72379.29

Marketing 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 10000.00

Rates 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Insurance (Buildings and contents) 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 416.67 5000.00

Wifi 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 1000.00

VS Accreditation 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 83.33 1000.00

Utilities 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 833.33 10000.00

Cleaning and Other Supplies 216.67 216.67 216.67 216.67 216.67 216.67 216.67 216.67 216.67 216.67 216.67 216.67 2600.00

Depreciation/replacement Bunkhouse 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 3000.00

Depreciation/replacement new Buildin 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 250.00 3000.00

Lease to Glendale Trust 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 3125.00 37500.00

TOTAL COSTS 13662.24 13648.28 12999.55 21841.78 23653.43 25478.20 27813.10 25957.22 25339.01 21050.82 15169.81 15273.68 241887.13

NET INCOME -7553.44 -6428.95 -2907.76 4778.97 9882.13 14451.30 15572.45 12481.51 8990.74 2857.16 -3281.31 1041.10 49883.90

CUMULATIVE INCOME 35355.93 28926.99 26019.23 30798.19 40680.32 55131.62 70704.07 83185.58 92176.32 95033.48 91752.16 92793.27 0.00
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