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2. Executive Summary

This document sets out the Business case for the Community Asset Transfer of the Queen Elizabeth Caravan Park, Stonehaven (QECPS) from Aberdeenshire Council to Stonehaven Town Partnership (STP).
The details are provided to:

· fulfil the requirements of the Community Asset Transfer Policy and Process;

· add to the overall Business Plan of Stonehaven Town Partnership;

· seek the approval in principle of the Kincardine & Mearns Area Committee.
The Business Case for significant improvements in QECPS is set out in Section 4, and a significant potential uplift in the tourist potential for Stonehaven is identified.  It is shown that the status quo is not sustainable.

Section 5 describes the various options that have been considered over the past 8 months, and leads to the conclusion that the bid from the Caravan Club provides by far the best solution to meet the Business Case.

The details of the proposal now being put by STP to Aberdeenshire Council are examined in Section 6.  This also shows how STP intends to manage the development for the benefit of the people of Stonehaven.  In short, the proposal is that Aberdeenshire Council lease the ground of the QECPS to STP, who then enter into a lease and management agreement with the Caravan Club to develop, market, and manage the site on behalf of Stonehaven.
Aberdeenshire Council have set down a number of criteria for the successful implementation of their Community Asset Transfer (CAT) policy, and the ways in which this proposal meets these criteria are described in Section 7.  This is followed by the statements showing how STP has the required qualities to ensure that this proposal is carried out in as robust a fashion as possible.

There are a number of business models that might be proposed under the CAT policy,  Sections 8 and 9 sets out how this proposed model for QECPS will operate, and how STP has the resources to make it successful.

One of the major sources of discussion has been about the best way to manage the transition from the current ownership to the new model.  Section 10 sets out the current state of those discussions.

Finally, Section 11 sets out an analysis of the Strengths, Weaknesses, Opportunities and Threats in this proposal.  It goes on to give clear commitments to ensure that the risks are mitigated, and the opportunities maximised in this proposal.

Footnote:  It will be clear from this document that work continues to develop and then implement this proposal.  Not all of the decisions outlined here are necessarily final.  However, the stage has been reached when it possible to give a clear picture of the way in which Aberdeenshire Council’s CAT policy should be implemented in the case of the Queen Elizabeth Caravan Park, Stonehaven.

David Fleming
Company Secretary
On behalf of the Caravan Park Sub Committee and BOARD of Stonehaven Town Partnership 
3. Purpose of this document

This document sets out the Business case for the Community Asset Transfer of the Queen Elizabeth Caravan Park, Stonehaven from Aberdeenshire Council to Stonehaven Town Partnership.
The details are provided to:
· fulfil the requirements of the Community Asset Transfer Policy and Process as set out by Aberdeenshire Council;
· supply the necessary information about this proposal to add to the overall Business Plan (see Appendix 1) of Stonehaven Town Partnership;
· to show how the obligations that Aberdeenshire Council as landlord of the Park would impose on any tenant are being fulfilled by the arrangements currently being proposed;

· seek the approval of the Kincardine & Mearns Area Committee to the asset transfer and thus allow all the relevant parties to sign the appropriate documentation to allow the transfer to occur.
4. Business Need
Existing issues

Whether or not Aberdeenshire Council had decided to outsource the management of caravan parks, the Queen Elizabeth Caravan Park, Stonehaven (QECPS) today faces three clear reasons for change.
First, as a park of some over 100 pitches, it is singularly under utilised.  The demand for static pitches appears to have levelled off, or is even falling.  The occupancy of tourer spaces on an average night is low, even in the high season.  The reported occupancy (see Appendix 14) is 57%.  However, this assumes that the statics (which are reported at 89% occupancy) have people in them every night throughout the season, and the visual evidence is that this is far from true.  It is believed that an average overall occupancy (i.e. a pitch paying a full occupied overnight rate) is unlikely to exceed 50%.  Our calculations on overnight occupancy can be found in Appendix 3.
Secondly, the site has developed the reputation as a source of problems, primarily from allegedly inappropriate occupation (e.g. by itinerant workers) through to anti-social behaviour.

Third, lack of investment down the years has seen the facilities deteriorate to the point where today they are out-dated and barely fit for purpose.

Without solving these problems, no amount of improved marketing will achieve a viable park, whether in a social enterprise or a commercial venture.
Now that Aberdeenshire Council have decided to outsource the management, any proposal for the future must address these problems.  The status quo is not sustainable.

Demand in the Stonehaven area
4.1.1. Static pitches 

There is some demand for static pitches, but there are facilities in the Recreation Grounds Caravan Park, at Catterline and Inverbervie and elsewhere.  Most of the caravans on static pitches are occupied by their owners and immediate family, but about 6 are placed for rental.  A considerable number of pitches are empty all season.
4.1.2. Tourer pitches

There is considerable demand for tourer pitches.  It is noticeable that a number of tourers choose to park in streets and car parks rather than come into QECPS.  Even so, there have been very few nights when all the pitches are occupied.
It is reported that the advent of national marketing for the Forfar site by the Caravan Club has generated a dramatic increase in occupancy rates.

4.1.3. Tenting
Some tenting occurs at QECPS, but it is difficult to gauge the total demand, and the degree to which it is constant throughout the season.

4.1.4. Overall 

It is noticeable that the Caravan Club map of sites shows a considerable paucity in the North East.  Their interest expressed at an early stage suggests that they take the view that there is considerable latent demand, which is not currently being addressed.
Stonehaven as a tourist destination

Stonehaven and its surrounding area have always had a number of tourist attractions.  However, these have perhaps been under the shadow of the developments in the oil industry, and the long term reputation of the West Highlands as representing Scotland’s tourism.

In recent years, much thought and some action has gone into developing the tourist potential of the area.  The rise in popularity of “home-grown” tourism, the technical improvements in motor-homes and touring caravans, and the move to self-organised and/or short break holidays has allowed Stonehaven to realise more of its potential.  There are now a very large number of attractive venues and sights, an increase in specialist tourism (such as golf tourism or genealogy tourism), many interesting events throughout the season and an increasing willingness to travel moderate distances.  All these build up to an optimism that, with the right facilities, there is a large tourist potential in Stonehaven ready to be tapped.
Most of these views are corroborated by evidence produced by such bodies as Visit Scotland and the Aberdeen City and Shire Economic Form (ACSEF).
Realising the tourist potential
STP’s Caravan Park Sub-Committee have discussed these aspects and have come to the conclusion that there are three quantum leaps that need to be taken to realise the acknowledged potential.  Furthermore, they conclude that, without them, the situation will not change.
First, a site of the size and location of QECPS has to have professional management.  If one is aiming for high occupancy levels, and therefore high traffic levels, the whole operation requires local leadership, high quality communications, and a body of experience that can only be gained from running many sites.
Secondly, the marketing of the site and its facilities, as well as the local tourism potential, must be done on a large scale, at least to the whole of the British Isles, and even to the near Continent.  That is the whole market, and it needs information and response capabilities to match.

Thirdly, the QECP has suffered from a severe and prolonged lack of investment, resulting in a Caravan Park which is not adequate for the needs and demands of the modern caravanner/camper.  A substantial investment is required to bring the QECPS into the 21st Century.
5. Options Appraisal
From the period from February 2011 until now, there has been a continuous process of decision-making and development.  Those decisions are set out below.

Can the community run QECPS?
When Aberdeenshire Council asked STP to express any interest in running QECPS, there was no obvious local organisation to which the question could be directed.  It was therefore a question of creating a new organisation, or building a cooperative with a number of existing organisations (such as the Friends of the Open Air Pool).  It rapidly became clear that, despite being a very vibrant community, Stonehaven is in danger of running out of volunteers to undertake all the community would like to do.

Having established the need for professional marketing and professional caravan site management, it was also clear that it would be unlikely that such expertise was available in sufficient quantity from within the community.
Therefore, the option was taken to seek the help of any organisation that was currently involved in professional caravan site management.
Should it be STP or another Voluntary Community Organisation?
The request from the Landscape Services Manager in February 2011 was directed to STP.  STP decided in April to set up a Caravan Park sub-committee to progress this request.  This pre-dated the adoption by Aberdeenshire Council of the Community Asset Transfer (CAT) policy.  The CAT policy requires, as a first stage, that any interested Voluntary Community Organisation (VCO) should apply to be assessed as suitable.
As far as is known, no other VCO has expressed an interest in QECPS.  Since STP has developed its own proposal, it would seem inappropriate for STP to sponsor any other VCO.  STP recognises that it is feasible for another group of local people to create a group and make a “rival” submission.  Equally, if an approach is made, STP would consider adding to its experience and expertise by input from others in the community.
Therefore, STP decided in July, when the CAT policy was first available, to express its interest in acquiring QECPS, and to build on the work already undertaken by the Caravan Park sub-committee.  This now constitutes STP’s formal submission under the CAT policy.
Could Aberdeenshire Council lease directly?
One option that was considered was whether Aberdeenshire Council could sub-contract directly with an outside operator.  It should be noted that this has been tried in the recent past, but no progress has been achieved.  The exact reasons for this are not known, but most operators desire commercial freedom, and any solution is hardly likely to derive direct involvement and benefit to the community, which is one of the thrusts of the current Aberdeenshire Council policy.  The fact that the land has been thought to be Common Good land only serves to complicate any such arrangement.  

Which professional operator?

Having decided a professional caravan park operator was required, STP set about searching for one.  The Sub-committee wrote a Request for Information (RFI) and identified 5 organisations who might be interested.  They were all sent the same RFI (copy in separate document labelled Appendix 6).  Amongst other requirements, this document stated Aberdeenshire Council’s policy that, in the first instance, assets should be transferred to organisations that will benefit the community.  Two declined to submit a bid, replying that they wished to operate the site on a commercial basis only.  A third felt that it did not have sufficient management time to devote to such a proposal.  A fourth was a new organisation, who therefore could not bring sufficient experience to the proposal.
The result of this process is that only the Caravan Club has put in a bid with which STP can proceed.

What style of park?
QECPS currently is a mixture of static pitches, tourer pitches and some tenting space.  Some of the pitches are multi-use.  Some of the static pitches are filled by static caravans available for general rental (i.e. by people other than family and friends).   
It might be considered desirable that the current balance was maintained.  It was soon realised that:
· Static sites have far less potential for increasing overall revenue;
· Rented statics are believed to be the source of many of the management problems at QECPS;
· The increase in demand is much more likely to come from the use of tourer pitches;
· Some operators of other static-pitched sites elsewhere require the static caravans to be purchased from them, and make restrictive demands on potential users;
· A large static occupancy reduces the flexibility of the site to accommodate other styles of holiday use;
· Many static caravans are only used intermittently (e.g. at weekends) thus significantly reducing the multiplier effect (i.e. the level of expenditure in shops and restaurants in the town from the occupiers of static caravans).

In the end, the choice of style of Park was predetermined by the bids submitted to the RFI.  Meeting the goal of professional marketing (amongst other criteria) implied that the Caravan Club became the preferred bidder.  They initially proposed no static caravans.

Development or not
Aberdeenshire Council’s CAT policy starts on the basis that its assets will be transferred to VCOs.  This arises to fulfil the desire that any benefit from the change shall be reinvested in the local community in the first instance. 
There is no presumption in this that any site needs to be developed.  In Stonehaven’s case, QECPS has missed out in recent years on significant improvement work.  This was planned, and was carried out at other Aberdeenshire Council sites, but the capital budget was removed as part of the overall budget review.  Stonehaven is left currently with a site that badly needs investment.  Even if the minimum was done to make the facilities acceptable, and to meet the current standards demanded, a significant amount of money is required.

For an overall package to be acceptable, it would have to include capital investment.  STP could not accept, or be party, to, any proposal which did not include such capital investment.  Since the current overall economics of the site do not allow the repayment of capital, a significant increase in the viablility of the site (or a large grant-funding source) must therefore be proposed.
Preliminary evaluation of Caravan Club bid
Not surprisingly, the detailed bid by the Caravan Club had a number of features that fitted closely to the objectives set by STP.  In particular:
· They propose an immediate capital investment of £1.74 million to completely re-vamp the site, with a completely new service block in the centre of the park, and a fully landscaped site;
· They propose a management structure and climate that would almost certainly remove the problems that have been occurring in previous years;
· They estimate that their clients would provide a trading income into the town’s businesses of several million pounds, much more than at present.
Equally not surprisingly, there are some features which could be seen as disadvantages:
· Their re-vamp would reduce the number of pitches from over 100 to about 80, as they want to make sure there is enough room for the bigger motor homes and trailers now in use, and to allow more space between pitches to ensure peaceful, quiet surroundings for everyone;
· They initially proposed that no statics would be allowed.  This provoked a considerable reaction from existing users.  The Caravan Club have now agreed to allow 8 pitches for statics in the first instance;
· The Caravan Club felt unable to take on the site until the Autumn of 2012.  This was partly because of the Club’s own logistics, and partly because planning permission will be needed.  The timescale for that would preclude any start on site during the winter of 2011/12. 

This last circumstance means that new arrangements are required for the 2012 season.  These are discussed separately in Section 8 below.
6. STP’s Long Term Proposal
Overall proposition

The conclusion of these planning decisions is a proposal that:

· At the end of the 2012 season (i.e. approximately 30th October 2012), there will be in place a lease from Aberdeenshire Council to STP for the whole site, for 60 years.  If that lease is not fulfilled, the site will revert to Aberdeenshire Council.  Vacant possession of the site will be required on that date.
· From the same point in time, STP will lease the site to the Caravan Club and have a management arrangement with the Club to operate the site.  That lease will last 60 years, with a tenant’s break clause every 10 years.  If that lease is not fulfilled, the site will revert to STP.
· During the winter of 2012/13, the Caravan Club will invest £1.74 million in upgrading the site.

· The sub-lease to the Caravan Club will contain such clauses as a necessary to ensure that the STP covenant (as tenant) to Aberdeenshire Council is fulfilled by either STP or the Caravan Club.

· The Caravan Club will employ the staff involved, and will deal with all accounting matters.

· STP will receive a payment of 3% of the gross income of the site, subject to a minimum of £6,500 per annum, which would be reviewed in line with the cost of living index at 5-yearly intervals.  The expectation is that, after 3 years, the gross income will exceed the £216,000 threshold (i.e. 3% of £216,000 = £6,500) and the STP payment will start to increase.
· This sum will be reinvested by STP in the local community, either as grants for specific projects, or to assist in creating support arrangements for community facilities that are unlikely to generate their own surplus (e.g. The Open Air Pool, The Tolbooth Museum).  The Caravan Club’s surplus has, by the very nature of its Articles as a company limited by guarantee, will be used to defray the £1.74 million investment and amortise this sum. 
It can be seen therefore that this proposition works to benefit the community in two ways.  First, STP will receive a steady income stream, which will allow it to plan continuous and sustainable community improvements.  Secondly, the trading members of the Stonehaven community will receive a very considerable uplift in gross income, and will, it is expected, need to create further activities and generate further employment.

In order to achieve a modest benefit to the community, but to recompense Aberdeenshire Council for its minimal management overhead in this proposal, a lease rental of £1,000 is proposed.

It should be noted that this proposal follows very similar lines to that being implemented by the Caravan Club at Forfar, on behalf of Angus Council.  The level of investment is similar.  The conditions are similar.  The only significant difference is Stonehaven’s involvement of the community through STP.  Therefore, STP will be responsible for the contract management and part of the management agreement for QECPS will include a set of milestones covering the level of investment in the park.

STP considers this bid to be a very reasonable offer from the Caravan Club.  Although the £6,500 is less that the £12,000 quoted as the commercial rental value of the site, STP believes that the benefits to the community justify the acceptance of this proposal.  These benefits are:

· £1.74 million investment in the Park itself

· the projected £810,000 increase in business revenue within in the Town 
(details of our calculations can be found Appendix 3 and are summarised below)
 

	Option
	Overnight Stays
	Local Spend 
	GVA 

(Spend x 1.5)
	Jobs outside park

	Current situation
	4,500
	£180k
	£270k
	5

	Caravan Club
	12,000
	£540k
	£810k
	16

	Statics only
	4,300
	£110k
	£165k
	3


Financial information

6.1.1. The Caravan Club of Great Britain

The Caravan Club of Great Britain was formed in 1907 and is a company limited by guarantee, having over 388,000 registered and subscription paying members.  They represent the interest of over 1,000,000 caravanners.  It is governed by its membership.  Full governance details, including the Bye Laws are shown in the Site Directory and Handbook.
In its accounts for 2010, it showed an income of £97.4 million, generating a surplus of £3.99 million.  It currently has fixed assets of £105 million.  A copy of the accounts is a separate document, labelled Appendix 11.
It operates over 200 sites throughout the UK, and makes supervisory arrangements with another 2,500 certified sites.  It has some 800 staff, 250 of which work at their Headquarters at East Grinstead.
All the details quoted here are taken either from their web site, http://www.caravanclub.co.uk/ or from very full versions of the relevant information printed in the Site Directory and Handbook 2011/2012.  This is not available electronically, but a printed version is available if requested and it is referred to as Appendix 12.
6.1.2. Capital Budget for improving the asset

The whole of the capital investment proposed by the Caravan Club will be sourced from the Caravan Club’s existing capital reserves.  The Caravan Club has a membership of over 380,000 people, and their annual membership fees go partly to fund the running costs of the central organisation, and partly to invest in new and existing caravan parks.  Each park is expected to generate a small surplus.

The proposed £1.74 million is a very significant capital investment for Stonehaven, and a major upgrade of facilities.  The current plans (which are likely to be revised in detail, following a full site survey and discussions with STP) show:
· A redesign and re-levelling of the site to achieve appropriate pitch sizes and separations;
· A considerable amount of landscaping to provide attractiveness and privacy;
· The installation of electrical, water, grey water disposal and other services to the pitches;
· An area specifically set out for tented campers;
· The construction of a brand new central service facility (well away from residents’ houses) including showers and toilets, offices, laundry, boilers, dishwashing and vegetable preparation areas and contain many environmentally friendly features, such as solar panels;
· A reception building at the entrance, with security arrangements and space for late arrivals;
· Two other service buildings;
· The demolition of the existing service buildings.
6.1.3. Revenue budget
The revenue budget (for both income and expenditure) will be held and managed by the Caravan Club.  Apart from the pitch fees, there will be some limited supplies available for sale, but these will restricted to those relating to caravanning activity and immediate provisions.  There will no café, restaurant or licensed premises on the site.
6.1.4. Insurances

All the relevant insurances (public liability, employer’s liability, property, etc.) will be covered by the Caravan Club and such a commitment will be written into the lease and management agreement. 

Operating policies
The operating policies (e.g. opening times and dates, restrictions on entry, etc) will be agreed between STP and the Caravan Club and be well publicised.  Agreement will be reached with Aberdeenshire Council on the degree of supervision required by Aberdeenshire Council and separately required by STP, but that is expected to be minimal.
It is expected that the Caravan Club will run the Park to a very high standard, as it already does with its existing sites.  Therefore little detailed supervision is expected to be required.  If there was a need for a vouching of the quality, then a reference to an outside body (e.g. Visit Scotland) for inspection and approval would be sought.
Any changes or improvements would of course be subject to the appropriate planning permissions, building inspections, environmental health oversight and other reassurances.
7. CAT Policy Objectives

The CAT policy set out by Aberdeenshire Council in June 2011 contains a number of policy objectives.  The alignment of this proposal to these objectives is shown below.
Assets owned and managed by the people who regularly use them

In the case of caravan parks, the “users” are mainly visitors to the area.  However, in this objective, users could be construed as the local population who want to welcome tourists and make their town as attractive as possible.  STP represents the town (being elected by an electoral college made up of the organisations in the town).  STP intend to have a continuing dialogue with the Caravan Club in managing the asset, determining the overall policies, and working together to maintain and improve the facility in the long term.
Devolve power to neighbourhoods

This proposal will devolve power from Aberdeenshire Council down through the Kincardine & Mearns Area Committee through to STP representing the community.  The management policy about the QECPS and the maximisation of the benefits from this proposal will rest with the local Stonehaven community.
Catalyst for social, environmental and economic regeneration

Whilst Stonehaven is not in a designated regeneration area, it does suffer in a number of respects from lack of long term investment.  The QECPS is one area where a significant amount of investment could radically improve the area.  This is demonstrated by the fact that Aberdeenshire Council had allocated capital for its improvement, even if that capital allocation was subsequently withdrawn.  The facilities while usable are clearly dated.  The problems in running the site have knock-on effects in the surrounding community.  This proposal will deal with both these issues.
More effective use of local resources

In the current economic climate, Stonehaven has to maximise its capabilities of attracting tourists.  Whilst there are plenty of events and many fine tourist attractions, restaurants and shops, Stonehaven suffers from a lack of “footfall”.  This proposal will radically improve the number of people who not only will stay at the QECPS, but will walk into the town and make much use of the existing shops, businesses and tourist facilities.
Local learning and capacity building, creation of community leaders

In the process of compiling this bid, many people associated with STP have had to expand their capabilities, research areas as diverse as Common Good land use and Tourism economics.  This proposal has helped to establish STP as a major force for the improvement of Stonehaven – as set down in its objectives.
In addition this proposal will provide STP and the community of Stonehaven with a small but continuous source of income to carry on this process.

Heightened sense of civic pride

It would fair to comment that the current state of the QECPS does not add very much to the civic pride of Stonehaven.  Its position alongside the Open Air Pool, in which there is massive civic pride, is invidious.  
This proposal will give Stonehaven a caravan park that will truly be proud of.  It will become one more feature that can add to the accolade that Stonehaven is the jewel of the North East. 
Generate long term revenue streams and access to new finance and resources

As previously stated, this proposal will attract in some £1.74 million of investment to replace the monies withdrawn by Aberdeenshire Council.  This is, of course, at a much higher level than was planned, and subsequently cancelled, by Aberdeenshire Council.  It will generate a modest but guaranteed revenue stream for the community.
More importantly, it is likely that the increased tourist spend will attract significant further investment in other tourist facilities.  In particular, it is expected that one or more new restaurants or cafes will become a sensible economic proposition.  It will increase the revenue generated at the many tourist events held in Stonehaven, and make them each more viable and sustainable.
Bring back into full use properties deemed under performing 

It could be argued that the land at the QECPS falls into the category of being under-utilised and under-performing.  In the management report (Appendix 14) the existing occupancy of the site (based on 117 pitches) is shown as 57% over the whole year.  This figure is boosted by assuming that the statics are occupied every night throughout season.
The Caravan Club expect that the occupancy of the whole site will reach more than 75% on average throughout the season, which is about as high as one could expect, and would be well above the national average for all caravan parks.  This estimate is based on:
· The income figure of £220,000 which the Caravan Club expect to reach within 3 years (as quoted in their bid document , Appendix 2) using 76 pitches and their current average fee of £20/night.
· The response to their investment at Lochside Park at Forfar, (see Appendix 9) where they achieved a running average of 70% in the first half of their first year, and with only part of the investment completed

What is more, each “occupancy per pitch” will involve a number of people.  So the overall number of people that use the site will dramatically increase, and the Caravan Club expect that QECPS will be one of the best performing in the country. 
There is a second, very large benefit to the community of Stonehaven.  Based on existing data, it is calculated that the proposal will provide an annual financial stimulus to Stonehaven of £800,000, which equates to 10-14 jobs.  These calculations are summarised in Appendix 3.
Evidence of local consultation and support

At a recent public meeting of the Stonehaven & District Community Council, attended by about 70 people, a vote was taken both of everyone at the meeting, and separately of the Community Councillors themselves.  These votes followed an up-to-date presentation and explanation of the current proposal by a member of the STP sub-committee.  Both votes were overwhelming in favour of the proposal.
Conclusion

The conclusion is that the STP proposal to have the Caravan Club of Great Britain operating the site fully meets Aberdeenshire Council’s objectives regarding CAT. 
Maximising the community benefit

One area not covered by the CAT policy is whether a given scheme maximises the community benefit that can be derived from the CAT.

In the case of this QECPS proposal:
· The commercial valuation – which can be assumed as the maximum income that can be derived directly from the asset - is £12,000 p.a.  This proposal achieves 46% of that hypothetical commercial income directly for the community.

· Any further income from the site directly would have to come from operating a business venture of the site.  Given the strong local desire to retain the holiday and tourism focus of the site, it cannot be seen that there is any way of achieving a higher income for the community.
· The main, and by far the largest, benefit derives from the spending of the site’s visitors.  The best estimate is shown in Appendix 3 is £810,000.  This is achieved by attracting tourists with spending power, and the research shows that these are the owners of touring caravans and motor-homes.

· Any chance of any further increase in community benefit will rest with the community itself, through STP.  This means increasing the attractiveness of spending opportunities within the Stonehaven area, encouraging visitors to stay longer, and working with the Caravan Club to maximise the occupancy.
This proposal will maximise the community benefit of this CAT.

8. Capacity of STP to acquire and manage the asset. 

Details of stakeholders

The stakeholders of STP are a substantial majority of population of Stonehaven.  These are recognised through

· The clubs, societies and organisations in Stonehaven, of whom some 48 (out of a known 120 approx.) are currently members of STP;
· Those members elect up to 12 Directors of STP;
· The population who take part in the various activities done under the STP banner, or participate in surveys and other community engagement activities to influence the policies and projects that STP supports;
· The Kincardine & Mearns Area Committee, who vote on the Service Level Agreement, and the funding supplied by Aberdeenshire Council;
· Various partner organisations with whom STP works, and through whom projects are delivered;
· In the case of the Caravan Park proposal, tourists and other who use the caravan Park are stakeholders, and they contribute individually and through their membership of the Caravan Club.
Core activities

The core activities of STP are governed by a) the Company Articles and b) the Service Level Agreement (SLA) that it currently has with Aberdeenshire Council.

In summary the Company articles state that STP’s objectives are:

· To create, develop and promote an overall strategy for the town and work … to coordinate, develop, initiate, support and prioritise key projects in the town;
· To be a central point of contact for all people and organisations in relation to all matters affecting the town’s growth, inhabitants’ well-being, economic development and promotion of the towns’ attractions;
· To contribute to the improvement of the quality of life in the town ... .

The SLA requires STP to:  
· Help groups in their area with information, implementation and community engagement to build inclusive and sustainable projects;
· To provide a local advice service to groups seeking to develop community assets and facilities;
· Provide business and administrative advice to community and social enterprises seeking to develop economic opportunities.
Organisational management structure

Currently STP has 8 Directors, although it is seeking further appointments.  They form the Board, which has elected a Chairman, Company Secretary and Treasurer.  It is looking to appoint a Director of Strategy and a Director of Communications.
It has no employees, but uses the services of a number of individuals (all on part-time hours) either on fee basis, voluntarily or using KMAP as an employment agency.
Robustness of governance

STP is a company limited by guarantee, formed in 2007.  In 2 out of its 4 AGM’s, there was an election for Directors, there being more nominees than places.  Nominees for Directorship are made by the member organisations, whose representatives effectively form an electoral college.  Only one Director is allowed per member organisation.
The various returns required by Companies House and HMRC are up to date and available for inspection.

The minutes of its monthly Board Meetings are published and available to all via its web site.
Evidence of partnership working

A number of organisations, including KMAP and Aberdeenshire Council, work in collaboration with STP.

Most of STP’s projects involve one or more organisations in the Town, drawn from STP’s membership.  Ultimately, a project should be owned and managed by one or more community organisations.
Evidence of community involvement

In effect, STP can only initiate a project when it has found sufficient community involvement to set up a sub-committee or working group to progress the idea.  For example, during the build up to the creation of the Stonehaven Town Hall Trust, STP undertook a number of surveys to clarify what the population of the Town wanted from the Town Hall building.  The success of this can be measured by the Inaugural meeting of the Town Hall Trust, which saw a contested election with 15 nominations for Director.  
STP has also drawn on the information created by other community involvement work, such as the Future of Stonehaven project (run by the Community Council).
9. Type of asset transfer sought and why

Effective management of the asset and statutory compliance

The proposed business model is that a lease for the QECPS site will be granted by Aberdeenshire Council with the assets in their current state.  The second lease will be made from STP to the Caravan Club, and that lease will include a number of provisions about the appropriate management of the site and assets.  The intention is to include, at least,
· A condition that the Caravan Club will invest approximately £1.74 million to radically upgrade the facilities, and bring them to modern standards;
· A condition that payment of a lease rental will be based (subject to a minimum) on audited gross receipts – thus motivating the Caravan Club to maximise occupancy, and guaranteeing STP an income;
· Clauses containing the necessary provisions that the Caravan Club has to seek appropriate approvals and certificates for all its activities;
· Clauses that state that the Caravan Club will maintain the assets;
· Clauses detailing how such enforcement action as may be required will be transacted.
The lease with the Caravan club will be for 60 years, and with a 10 year tenant’s break clause.  This will ensure the long term stability of the management of the site.

In the event of a termination of lease, the site (with all improvements) will revert to STP.
Type of contract sought with Council if proposing to take over an existing service

As stated above, it is proposed that Aberdeenshire Council will grant STP a lease.  A draft lease has been produced.  A period of 60 years has been tabled, to coincide with the proposed lease to the Caravan Club.
In the event of a termination of lease, the site (with all improvements) will revert to Aberdeenshire Council.
Capacity building plan and how this will be delivered

It became obvious at an early stage that:

· The community would not have the capacity to run and manage on a daily basis a “touring” site which the market demands is required in Stonehaven;
· Furthermore, the community would not be able to call on any great depth of experience in running such a site;
· Lastly, to maximise the benefit to the community arising from the occupancy of the site, it is vital that it is marketed effectively.  Again, there is little capacity within the community to develop such expertise.

As a direct consequence of these observations, it was decided that the preferred bidder need to have such capacities, and be able to demonstrate them.
Other community capacities can by increased by this proposal.  They include:

· Understanding the legal and governance implications of leasing and using assets;
· Building coordination between various organisations of different types (e.g. limited companies, voluntary bodies, small commercial enterprises) to maximise the economic development that will arise from this proposal;
· Experience in setting policies and making agreements that include a significant measure of benefit to the whole community.
To this end, and as a direct need created by this proposal, STP has joined the Development Trusts Association Scotland to gain from their insights into similar situations in other parts of Scotland and elsewhere.
Proposed use of the asset and monitoring of activities 

The Caravan Club, upon signing the lease, will invest £1.74 million in the Queen Elizabeth Caravan Park, Stonehaven, upgrading all its facilities, and making it predominately a touring caravan park.  They will market this “new“ site throughout their 300,000 membership, and they aim to increase the occupancy from its current low levels to about 75%.  

STP will monitor their activity by being involved in their project management and review processes, and will expect the Caravan Club to provide regular management statistics on the progress of the building and the subsequent running of the Park.  The Caravan Club are committed to providing regular information to STP.

STP will also be in regular touch with a number of “indicator” individuals who will be able to tell whether events are happening as reported.  These indicator people include:

· Local residents surrounding the site

· Local restaurateurs and other providers of tourist services

· The local police and other regulatory authorities

· The Community Council and other representative bodies

Experience and/or track record
9.1.1.  Expertise held by STP board members

	Name and appointment
	Other posts held
	Experience

	Cllr. Peter Bellarby

Chairman of STP
Member of Caravan sub-Committee
Nominee of K&M Area Committee of Aberdeenshire Council 

	Councillor for Stonehaven & North Deeside Ward
Chair of Aberdeenshire Council's Scrutiny and Audit Committee
Trustee of the Stonehaven Recreation Grounds

	Experience as treasurer and independent examiner of accounts. Much experience of databases, websites and many other aspects of ICT. 
Considerable experience of scrutiny and audit work when employed at the University of Aberdeen
MA, PhD, CEng, CPhys, MIT, MInstP.



	David Fleming
Company Secretary of STP
Nominee of Stonehaven & District Community Council

	Chairman of Stonehaven & District Community Council
Director of Stonehaven Town Hall Trust

	Career in IT Management in many sectors.  Final appointment as Lead IT Audit with the Audit Commission
Instrumental in achieving improvements in Stonehaven Town Hall and setting up the Stonehaven Town Hall Trust

	Frank Budd 
Director of the STP, and representing the Rotary Club of Stonehaven
Member of Caravan sub-Committee

	Vice-Chairman of the Stonehaven Business Association (SBA)
Chairman of the Stonehaven Tourism Group part of the SBA.

	Resident of Stonehaven for 34 years
Worked in the hospitality and Tourism industry for the last 32 years as owner proprietor with his wife in 3 different, successful, businesses in the Stonehaven area.
Currently assists his wife in running a 4 Star B&B establishment in Stonehaven.


	Mike Robins

Director of the STP, and representing the Friends of the Open Air Pool
Member of Caravan sub-Committee

	Chairman for last 3 years of The Friends of Stonehaven Open Air Swimming Pool
	Retired hotelier/licensee with over 40 years experience, last 9 years of which was spent owning and running own hotel business.
Have been involved with Tourist Boards and organisations throughout my career.
Experience of the running of local attractions


	Michael Innes

Director of the STP, and representing the Stonehaven Town Hall Trust

	Vice Chairman of Stonehaven & District Community Council
Director of Stonehaven Town Hall Trust

	Ran own business which involved customer relations and dealing with money. 

	Dennis Collie
Director and Treasurer of the STP, and representing the Stonehaven Folk Club
Treasurer for Tolbooth Museum Management Group.
	Current:

Stonehaven Folk Club - chairman 8 years

Grassic Gibbon Songwriting group - Treasurer 3 years

Past:

Stonehaven Swimming Club - chairman 4 years

Stonehaven Juvenile Football - coach and assistant manager 4 years

Stonehaven Folk Festival - committee 6 years

Friends of Stonehaven Folk Festival - Treasurer 3 years


	Approximately 40 years in the IT industry, in positions ranging up to Technical Director on a $40m overseas project; and working all over UK, Africa, Middle East and USA.  For 12 of these years, had my own successful Computer Consultancy Company.  Outside of IT, owned a small hotel for 3 years during which time we trebled the turnover.

Have been a caravanner for approx 4 years, using campsites around Scotland and North England.



	Niall Menzies
Director of STP and representing the Stonehaven Business Association
	Secretary of the Stonehaven Business Association
	Has 20 years retail experience; runs long established shoe shop in Aboyne, Royal Deeside (Footprint) and currently running shoe repair/key cutting/engraving business in Stonehaven (Castle Trophies) 

	Douglas Samways
Director of the STP, and representing the Stonehaven (Fatherland) Burns Club

	Founder member of Friends of Stonehaven Open Air Swimming Pool as well as holding the posts of chairman and vice chairman in that organisation between 1995 and 2004. 


	Lived in Stonehaven for a total of 43 years.  Recently retired after 33 years in teaching, the last 12 years as deputy head of a senior secondary school


9.1.2. Expertise held by other members of
Caravan Park Sub-Committee

	Name and appointment
	Other posts held
	Experience

	Cllr. Graeme Clark

Member of Caravan sub-Committee


	Councillor for Stonehaven & North Deeside Ward

	Under-manager in a large site in Kintyre, Argyll and managers for some years at Silver Ladies near Banchory. 
User of caravan parks for most of life, whether camping in large family tents or small hiker/biker tents, in Scotland, England, Ireland and France.  Has towed a touring caravan for the past 3 years and know why sites become popular and well-used. 


	George McGillivray

Member of the Caravan Park sub-committee.

Involved in the Steering Group formed prior to the Stonehaven Town Partnership being established and served 3 years as a Director of STP


	Chairman of Stonehaven Its Special Tourism Group for 4 years
Took part in the SusSET project headed by Aberdeenshire Council which involved three towns from Scotland, Sweden, Poland and Greece and visited Stromstad in Sweden and Messalongi in Greece to learn how these towns were run.

In 4th year as Chairman of Stonehaven Business Association which has over 100 members.


	Lived in Stonehaven since 1977 and was Managing Director of two companies involved in kitchen design and then spent 7 years as a Financial Adviser

Has been self employed as an Internet Marketing Consultant for the past 10 years.  Heavily involved in promoting Stonehaven through my website www.stonehavenguide.net .


	Cllr. Wendy Agnew
Member of Caravan sub-Committee


	Councillor for Stonehaven & North Deeside Ward
Trustee of the Stonehaven Recreation Grounds
	

	Allan Sutherland

Member of Caravan sub-Committee


	Member of Stonehaven & District Community Council

Founder member of “Save our Stoney” campaign

Fundraiser  Stonehaven Pool Committee 

Created Caravan Park liaison group in 2007
	34 years public/private sector IT sales/marketing with US manufacturers in UK and abroad

BCom (Economics & Marketing, Edinburgh Uni)

25 years in Aberdeenshire. Involved in many successful local campaigns 


Financial stability of STP
STP started in 2007 with a small grant of £5,000 per annum from Aberdeenshire Council.  In addition, during the build up to starting the Town Hall Trust, it organised some fund-raising events of its own.  The grant increased this year to £8,500.  STP has kept within its budget during the 4½ years, and now has a modest bank balance.
The future STP Business Plan looks to gaining a number of sources of trading income (including the proposed QE Caravan Park deal), although much of the detail in 2012/13 and 2013/14 has still to be worked out.
Because of its planned significant increase in activity, it has started the process of obtaining funds from other sources.
STP has no significant liabilities.  The proposed arrangements for the Caravan Park will not involve STP in any increase in liability.  It will however, mean that STP will acquire an asset and a steady, long-term source of income, which will be guaranteed through the legal agreement with the Caravan Club.
As a result of this long term plan for QECPS STP will have very minimal risk of liabilities arising from the ongoing operation.

The latest Accounts for STP are shown in Appendix 8.
10. Transitional Arrangements

The joint plan for 2012
Following detailed discussion with Aberdeenshire Council, STP has accepted an offer from Aberdeenshire Council to run the Queen Elizabeth Caravan Park, Stonehaven in partnership for the 2012 season.  Heads of Agreement are currently (as at 16th Nov 2011) in detailed draft, primarily awaiting confirmation from a number of bodies (STP, various departments within Aberdeenshire Council, some suppliers, etc) about specific requirements.  The current version of the Heads of Agreement is shown in Appendix 13. 

This agreement is based on STP and Aberdeenshire Council dividing the risk and surplus or loss on 40%/60% basis.  For this STP would undertake
· The employment of staff

· Dealing with bookings during the season

· Managing the supplies of bottled gas

· Arranging for the Visit Scotland accreditation

· Employers’ liabilityInsurance

· Allocating the static stances

Aberdeenshire Council would undertake

The minimum necessary repairs and maintenance

· Supply of IT facilities

· Managing the utility services

· Insurances (except Employers’ liability)

· Granting an park operator’s licence

Discussions are continuing with a view to reaching final agreement in the next few weeks.
Financial Estimates for 2012

A detailed budget has been drawn up for 2012, but this is still subject to some detailed examination and final agreement.  STP and Aberdeenshire Council’s separate estimates for a budget differ in only minor ways, with the exception that Aberdeenshire Council are more optimistic on the level of income from tourers.
	
	2009 Season full Cost
	2010 Season full costs
	2011 Season Costs so far
	STP’s version of 2012 Budget

	Staff costs
	£26,723
	£23,996
	£23,332
	£25,000

	Property Costs, and Repairs and Maintenance (W.I and General):
	£2,505
	£4,413
	£5,039
	£5,000

	IT Services:
	£0
	£122
	£0
	£200

	Utility Services – external: (Rates, Water, Electricity):
	£30,991
	£5,273
	£23,776
	£40,000

	Utility Services – internal: (Refuse Collection, Grounds Maintenance):
	£11,295
	£12,359
	£6,867
	£13,000

	Advertising and Promotion:
	£0
	£0
	£84
	£0

	Budget Lines not included:
	£51,995
	£21,027
	£11,987
	£0

	Cost of supplies (Goods only):
	£347
	£1,645
	£3,233
	£1,500

	
	£123,856
	£68,835
	£74,319
	£84,700

	
	
	
	
	

	
	
	
	
	

	Income from supplies (Goods, Electricity, Water, Gas, Laundry):
	£6,491
	£5,239
	£7,202
	£5,500

	Income from static rents:
	£39,224
	£35,593
	£43,276
	£30,000

	Income from tourer and camper rents:
	£69,396
	£43,153
	£65,193
	£45,000

	
	£115,111
	£83,985
	£115,671
	£80,500

	
	
	
	
	

	
	-£8,745
	£15,150
	£41,351
	-£4,200


It is clear from the figures above that it is not guaranteed that the site will make a surplus in 2012. 
It is also clear that the bulk of the costs are fixed, and will be incurred regardless of the level of bookings for the site.  Therefore, they should be controlled rigorously, and STP is willing to play its part in that process.  Equally, the best way of ensuring a surplus is to take every opportunity to increase the level of bookings for site.  STP and Aberdeenshire Council have already agreed to work together to maximise the available marketing effort.  It is recommended that some effort is put into devising cost-effective ways to advertise and signpost the site as much as possible.

Timetable

An outline timetable for the transition has now been agreed, as follows.

	Date
	Event

	December 2011
	Agreement in outline from Kincardine & Mearns Area Committee 

	
	Approval by Caravan Club Committees

	
	Submission of Planning Application

	January 2012
	Completion of Head lease negotiations



	31st March 2012
	Agreement and completion of sub-lease (subject to planning)

	2nd April 2012
	Park opens under joint arrangements with ST and  Aberdeenshire Council 

	30th April 2012
	Planning application

	30th August 2012
	Planning permission

	30th September 2012
	Building warrant consents

	26th October 2012
	Site closes for the winter, and vacant possession taken.

	1st November 2012
	Start of development

	Easter 29 March 2013
	Site opening


11. SWOT and Risk Analysis

Strengths

This proposal:
· makes the best contribution to the local economy, namely £6,500 of direct income and £810,00 of indirect economic activity;
· leverages in some £1.74 million of inward capital investment to Stonehaven;
· leverages in the power of the marketing of the Caravan Club, not just for the Park but for the other tourist attractions in the Stonehaven area;
· will provide a facility run by Europe’s best caravan park operator;
· enable STP to focus on core activities;
· attracts wide support in Stonehaven;
· keeps overall control of the site and the activities on the site in Stonehaven;
· reduces significantly the liability of STP because STP will be working with an organisation that has a long-standing reputation for high quality management;
· Overcomes the weakness that Stonehaven does not have the capacity or the skills to run a caravan site of on this scale.
Weaknesses

This proposal:
· Is the first CAT proposal using the new process, and represents a learning curve for STP and Aberdeenshire Council;
· requires that there are transition arrangements in the first year, which will result in extra resources devoted to purely short term arrangements;
· will cause considerable difficulties in dealing with those statics owners who will no longer have an allocated pitch;

· is the only one currently on offer, and does not provide an alternative to compare it with;
· There will only be 8 pitches for static caravans, and therefore some existing users will be disappointed.

Opportunities

This proposal:

· positions STP as a capable, de facto CAT organisation for Stonehaven;
· creates a Tourism growth point for Aberdeenshire;
· provides cross-marketing opportunities for local attractions e.g. Pool, Dunnottar, Tollbooth;
· provides significant business and employment opportunities from the spend of some 7,000 extra overnight stays (see Appendix 4).
Threats

The threats to this project should be considered in two categories. First, there are the threats to the project’s success.  For this category, a risk analysis has been done, so that the project team can consider undertaking any mitigating actions to reduce their impact.  This analysis is shown in the next Section.  They are:

· Caravan Club unwilling to sign up;
· Delays in Aberdeenshire Council  decision making  could lose momentum;
· Rent of £12,000 p.a., which makes the site unviable for STP;
· No resolution on Statics issue;
· STP cannot make adequate transitional arrangements;
· Caravan Club fail to get planning permission (or other logistical need);
· Transitional year runs into financial difficulties.
The second group of threats are those affecting STP as an organisation.  Cleary STP should take steps to see that the QECPS project does not have any significant impact on the rest of its business.  These threats are:
· That the QECPS project takes up too much of the time and resources of STP, to the detriment of its wider remit.  The mitigation action is a) to try to recruit more volunteers, as Directors or otherwise, with whom to share the workload, and b) wherever appropriate to consider drawing in paid assistance to undertake tasks which STP volunteers might do;

· That the reputation of STP as the de facto VCO for CAT in Stonehaven is not enhanced by the project.  The mitigating actions for this are to have regular reports on the CAT process itself, and to ensure that relevant influential people (e.g. Aberdeenshire Councillors across the Area) remain confident that STP is following the CAT policy properly.  These Actions need to be scheduled;
· That credible criticisms of the governance arrangements for the project and STP as a whole are made.  The mitigating action for this is to remain aware to such criticism, and where appropriate make sure that a robust defence is communicated to the membership of STP, upon whose support STP must rest its case. 
Risk Management of this proposal

The proposal has been examined using the conventional risk management techniques, and the results are set out in the table below.  The likelihood and impact of each risk are judged on a 1 – 5 scale (1 – being very little likelihood, and 5 being almost certain), and the relative risk calculated by multiplying them.

	Activity
	Likeli-hood
	Impact 
	Risk = L * I
	Mitigating action

	Caravan Club unwilling to sign up
	2
	5
	10
	Keep up regular conversation, and listen, note and take action on concerns
Recognise that CC have other opportunities

Keep emphasising the qualities of Stonehaven

	Delays in Aberdeenshire Council  decision making  could lose momentum


	2
	5
	10
	Set out provisional timetable, and ensure everyone is aware of the deadlines

	Rent of £12,000 p.a. make site unviable for STP


	4
	5
	20
	Early discussion to establish agreeable figure;  set out community interest clearly

	No resolution on Statics issue


	3
	4
	12
	Set out procedures for arriving a fair and transparent decision-making;  obtain early details of existing owners’ intentions and constraints; seek alternative acceptable solutions to static owners’ dilemmas

	STP cannot make adequate transitional arrangements
	2
	5
	10
	Debate whether there could be a “Plan B”, e.g. shutting the park for one year.
Consider alternative funding sources

	Caravan Club fail to get planning permission (or other logistical need)
	2
	5
	10
	The Caravan Club has now done the initial survey work, and discussed their plans with Kincardine & Mearns Area Committee Planning Manager.  They are expecting the planning application, fully documented, to be submitted before Christmas 2011.  A timetable for the work have been drawn up and agreed.  No particular concerns or contentious issues have been identified.

	Transitional year runs into financial difficulties
	3
	4
	12
	Initially this was considered a high risk measured at (4 * 5 = 20).
However, arrangements for 2012 are now agreed in outline, and a Heads of Agreement has been drawn up.  Some more detailed work is outstanding (as at 16/11/2011), but it is expected that these discussion will be completed soon (see updated Section 10).


12. Appendices
Note:  In the following list, those Appendices which are separate documents are shown in italics
Appendix 1:
Business Plan for Stonehaven Town Partnership

Appendix 2: 

Proposal by The Caravan Club

This is held as a separate document: Caravan Club 110709.pdf
Appendix 3:
Economic Impact of Queen Elizabeth Caravan Park, Stonehaven

Appendix 4:
Visit Scotland Estimate of current Overnight Trips to Stonehaven

Appendix 5 

STP Company Articles, Memorandum and Bye Laws
This are held as a separate documents: STP Final M&As.doc
 and 


BYE LAWS STP - revised after 2008 AGM
Appendix 6:

STP Request for Bids, 4 June 2011

This is held as a separate document: Caravan Park RFI Final 4 June 2011.doc

Appendix 7:

Visit Scotland Occupancy Survey 2010
This is available at:

http://www.visitscotland.org/pdf/SAOS_Full_Annual_Report_2010[1].pdf
Appendix 8: 

STP Accounts
This is held as a separate document:
Appendix 9

Caravan Club Occupancy Statistics
Appendix 10:
The Value of Camping and Caravanning to Local Communities: Matthew Eastlake, Jan 2008

This is available at:

http://www.insights.org.uk/articleitem.aspx?title=The%20value%20of%20camping%20and%20caravanning%20to%20local%20communities
Appendix 11: 
Caravan Club Accounts for 2010

This is held as a separate document: Caravan Club Accounts 2010.pdf
Appendix 12: 
Caravan Club: Sites Directory and Handbook 2011/2012

This is 704 page A5 sized handbook.  One copy is available at Viewmount

Appendix 13:
Draft Heads of Agreement between STP and Aberdeenshire Council regading the running of the Park in 2012.

This is held as a separate document: SCP Draft Heads V2 Nov 2011.doc
Appendix 14: Aberdeenshire Council Management Report

This is held as a separate document:  PIS Full season 2010.xls

Appendix 1 - Business Plan for Stonehaven Town Partnership
During the last six months, the activities of STP have radically altered.  Previously they were concentrated on the single aim of setting up a suitable vehicle to take over and run the Stonehaven Town Hall.  This Trust was successfully inaugurated in June 2009.
Since then, a significant number of new projects have been discussed, and discussions are ongoing about their consequences for the objectives, finances and plans of STP.

A Draft Business Plan has been produced, but this awaits further detail from the projects under discussion.  The timetable is that a complete Business Plan for 2012/13 to 2014/15 will be agreed and submitted Aberdeenshire Council in the early spring of 2012.

This proposal about the QECPS is one of the projects mentioned.  It can easily be seen that an STP Business Plan has to await the reasonable conclusion and agreement about this proposal.

The current very draft version is held as a separate document: 2011 STP Business Plan v2 110626

Appendix 3 - Economic Impact of Queen Elizabeth Caravan Park, Stonehaven
The following is an attempt to put a monetary value on the STP proposals.  The main conclusion is that the STP/Caravan Club can produce a 3-fold increase in bed nights, local spend, Gross Value Added (GVA) and jobs created (around 15).
We have compared the economic contribution of the current operation with the proposed transfer to a Caravan Club-operated STP model. The published data and recognised methods of calculation are explained at the end of this document.

These figures are annual, and do not take into account the one-off effect of the £1.74m infrastructure investment.

	Option
	Overnight Stays
	Local Spend 
	GVA 
(Spend x 1.5)
	Jobs outside park

	Current situation
	4,500
	£180k
	£270k
	5

	Caravan Club
	12,000
	£540k
	£810k
	16

	Statics only
	4,300
	£110k
	£165k
	3


The following covers the method of calculation and sources of data, for example overnight spend

· Currently 32 statics are on site (out of a capacity of about 90) and there is capacity for 45 tourers. The Caravan Club is proposing 75 tourers;
· Number of bed nights – the actual number of nights spent in the caravan park (215 nights per pitch in a season);
· Occupancy -
· 40% for tourers in 2010 (Source: Aberdeenshire Council)

· 25% static occupancy in 2011. Estimated 25% nights spent on site. Source: occasional counts

· 75% forecast for Caravan Club tourers. Source caravan Club STP proposal and actual 2011 statistics for Forfar (see Appendix 9);
· Estimated amount local spend per day – Tourers we estimate £45 per day, for statics £25;
· Impact on GVA = Number of bed nights in a season x spend per day x 1.5 Multiplier;
· Number of jobs created – Divide GVA by £70K for FTE (Full Time Equivalent) jobs or £50k for actual jobs).
Current Situation – total of c.5000 static and tourer “bed nights”
	Statics Actual local spend   
	£43,000  
	(32 Statics X 25% occupancy = 8 x 215 bed nights = 1720 X £25/night = £43k)

	Tourer Actual local spend
	£135,000
	actual bed nights last year = 3,000 x £45 x 1.5 = £135k)

	Total Actual spend
	c.£180,000
	

	Total GVA  from current situation
	£270,000
	actual spend times 1.5 Multiplier

	Potential jobs created
	5
	£50k of GVA = 1 job


Proposed Situation – 75 Tourers

	Tourer Actual local spend
	£540,000
	75 tourer pitches for 215 nights at 75% occupancy with a £45 spend

	Total GVA  from current situation
	£810,000
	actual spend times 1.5 Multiplier

	Potential jobs created
	16
	£50k of GVA = 1 job


Other Option - “Statics only” site 

	Statics Actual local spend
	£107,500
	80 static pitches for 215 nights at 25% occupancy with a £25 spend

	Total GVA  from current situation
	£160,000
	actual spend times 1.5 Multiplier

	Potential jobs created
	3
	£50k of GVA = 1 job


Summary

Based on the above figures and methods below, the STP/Caravan Club proposal would give 

· A threefold increase against current spend (£540k vs £180k) , GVA and job creation over the current situation  

· A fivefold (£810k vs £160K) if the alternative was an 80 van statics only site.
Explanation of Estimates

Amount local spend per day – For Tourers we have estimated £45 per day, for statics £25.  This is supported by the Caravan Club which estimates £50 per day and The Economic Impact of Tourism in Lewes in 2009, Tourism South 

 HYPERLINK "http://www.lewes.gov.uk/Files/plan_Touring_Caravan_and_Camping_Study.pdf" East (page 22) which estimates £44 per UK Tourer, and £53 per overseas tourer.  Information from  Chris Greenwood, Visit Scotland’s Tourism Insight Manager, suggests that overnight trip spend is nearer £80, (see Appendix 9 – Visit Scotland Estimate of current Overnight Trips to Stonehaven (email))  Static owners spend less as they have more storage space for food bought before their trip, and will visit local attractions less per stay. The following is a table from the Lewes report:

	
	UK Visitors
	%
	Overseas Visitors
	%
	Total

	Trips
	11,000
	91.7
	1,000
	8.3
	12,000

	Nights
	25,000
	78.1
	7,000
	21.9
	32,000

	Spend
	£1,105,000
	74.6
	£376,000
	25.4
	£1,481,000

	Per night (derived)
	£44
	
	£53
	
	


(Impact on GVA (Gross value Add)
This is worked out by taking estimated spend and applying  “multiplier” of 1.5 to take into account overall impact of spend. The Caravan Club suggests a multiplier of between 3 and 7 but 1.5 is more in line with that used in a recent report by Brighton and Hove Council (page 4) and provided by Rita Steven, Head of Economic Development at Aberdeen City Council.

Number of jobs created – Divide GVA by £70K for FTE (Full Time Equivalent) jobs or £50k for actual jobs. This is a very rough estimate, based on The Brighton and Hove Document. ACSEF’s figures of actual jobs in Tourism (18,400 tourism jobs and an annual spend of £334m suggests a figure of £20k per job, giving a much higher estimate of jobs 

The number of jobs created is in addition to those actually employed in running the site.
Appendix 4 – Visit Scotland Estimate of current Overnight Trips to Stonehaven (email)
The following is an email from Chris Greenwood, Visit Scotland Senior Tourism Insight Manager

If STP goes with the Caravan Club there will be an estimated increase of 7,000 overnight visits in Stonehaven compared with the actual stays in the caravan park in 2010.

This 7,000 “trip” increase equates to a 30% increase on Visit Scotland’s 2010 figures of 22,000 to 29,000 overnight stays in Stonehaven
-----Original Message-----
 From: Chris Greenwood
 Sent: 05 September 2011 17:18
 To: Shona Anderson
 Subject: RE: Stonehaven Tourism GVA - From Allan Sutherland
 
 Hi Shona,
 
 I will be out of the office until Thursday when I can provide a more comprehensive response. From data made available to us this year (unavailable in previous years through the negotiated contract) from the United Kingdom Tourism Survey we know the following:
 
 In 2010 Domestic (UK resident) Overnight visitors to Aberdeen City made 616,000 trips and had an expenditure of £136m. Overnight domestic visitors to Stonehaven made 22,000 trips and had expenditure of £4m. Therefore the relative expenditure for Stonehaven compared to Aberdeen City is approximately 3%.
 
 There are caveats to apply. Sample sizes at this scale lead to a certain degree of inaccuracy and it only represents overnight tourism. Stonehaven may gain a significant proportion of it's tourism revenue from day visitors? The figures quoted are tourism expenditure and not GVA or the "tourism economy" therefore not directly related but relevant comparators.
 
 The Scottish Government produced Tourism Related Industry figures at a local authority level through the Scottish Annual Business Survey (SABS) therefore figures on employment and GVA for tourism for Aberdeen City and Shire are available. I don't know if an enquiry to the appropriate department would be able to provide a breakdown to Stonehaven level.
 
 I would say if the proposal provided below is laid out with the rational and calculations it could be used as a basis for a calculation. It may be subject to criticism if someone questions the basis proposition of 5%. But the premise in my mind is ok. The Scottish Tourism multiplier could be used to convert the GVA figure to FTE employment. How this would compare to the Scottish Government figures from the SABS I'm not sure.
 
 Apologies for not being able to give a clearer answer at this stage but happy to talk through on Thursday.
 
 Regards
 Chris
 
 
 Chris Greenwood
 Senior Tourism Insight Manager
Appendix 9

Caravan Club Occupancy Statistics

The figures in the table below have been supplied by the Caravan Club from their internal systems.  It gives the latest report on occupancy throughout their own managed sites in Scotland.  The site at Forfar referred to in the main report is shown here by its name of as Lochside.
	2011
	Jan
	Feb
	Mar
	Apr
	May
	Jun
	Jul

	
	%
	%
	%
	%
	%
	%
	%

	Site Name
	
	
	
	
	
	
	

	Balbirnie Park Caravan Club Site
	X
	X
	22.13%
	37.42%
	44.71%
	41.27%
	42.57%

	Bunree Caravan Club Site
	21.59%
	X
	23.52%
	70.84%
	90.49%
	96.73%
	97.72%

	Clachan Caravan Club Site
	X
	X
	X
	41.74%
	30.54%
	30.96%
	28.35%

	Craigie Gardens Caravan Club Site
	33.73%
	0.00%
	47.78%
	80.89%
	83.87%
	85.66%
	93.48%

	Culloden Moor Caravan Club Site
	7.83%
	X
	20.33%
	48.46%
	66.75%
	80.00%
	79.61%

	Dalchalm Caravan Club Site
	X
	X
	X
	25.09%
	69.58%
	72.20%
	61.75%

	Dunnet Bay Caravan Club Site
	X
	X
	X
	17.55%
	54.49%
	68.06%
	50.85%

	Edinburgh Caravan Club Site
	25.06%
	60.62%
	44.90%
	69.41%
	76.54%
	92.60%
	93.68%

	Garlieston Caravan Club Site
	X
	X
	18.45%
	50.52%
	58.57%
	70.58%
	65.34%

	Edinburgh Caravan Club Site
	25.06%
	60.62%
	44.90%
	69.41%
	76.54%
	92.60%
	93.68%

	Garlieston Caravan Club Site
	X
	X
	18.45%
	50.52%
	58.57%
	70.58%
	65.34%

	Gibson Park Caravan Club Site
	28.76%
	59.00%
	78.54%
	92.17%
	94.89%
	98.00%
	94.41%

	Edinburgh Caravan Club Site
	25.06%
	60.62%
	44.90%
	69.41%
	76.54%
	92.60%
	93.68%

	Garlieston Caravan Club Site
	X
	X
	18.45%
	50.52%
	58.57%
	70.58%
	65.34%

	Gibson Park Caravan Club Site
	28.76%
	59.00%
	78.54%
	92.17%
	94.89%
	98.00%
	94.41%

	Grummore Caravan Club Site
	X
	X
	X
	24.09%
	58.74%
	49.44%
	25.54%

	Invercauld Caravan Club Site
	8.31%
	26.85%
	15.49%
	43.15%
	50.65%
	51.67%
	44.66%

	Kinlochewe Caravan Club Site
	X
	X
	7.94%
	23.95%
	73.72%
	52.41%
	27.54%

	Lochside Caravan Club Site
	X
	X
	40.61%
	76.48%
	70.46%
	75.57%
	88.43%

	Maragowan Caravan Club Site
	X
	X
	23.71%
	56.84%
	77.08%
	78.83%
	67.40%

	Morvich Caravan Club Site
	X
	X
	8.72%
	35.41%
	80.10%
	81.43%
	45.71%

	New England Bay Caravan Club Site
	X
	X
	9.16%
	38.51%
	36.34%
	52.10%
	52.97%

	Nunnykirk Caravan Club Site
	X
	X
	X
	48.91%
	38.11%
	53.01%
	40.22%

	Nunnykirk Caravan Club Site
	X
	X
	X
	48.91%
	38.11%
	53.01%
	40.22%

	River Breamish Caravan Club Site
	X
	X
	45.60%
	75.14%
	85.92%
	91.05%
	90.07%

	Seaview Caravan Club Site
	7.83%
	X
	36.69%
	70.28%
	81.66%
	92.91%
	93.06%

	Silverbank Caravan Club Site
	41.13%
	X
	58.06%
	74.57%
	77.16%
	86.08%
	78.88%

	Yellowcraig Caravan Club Site
	X
	X
	29.33%
	79.50%
	71.31%
	85.49%
	96.95%

	
	
	
	
	
	
	
	

	Average
	23.01%
	46.67%
	33.46%
	55.78%
	66.96%
	73.69%
	68.28%

	Maximum
	41.13%
	60.62%
	78.54%
	92.17%
	94.89%
	98.00%
	97.72%

	Minimum
	7.83%
	0.00%
	7.94%
	17.55%
	30.54%
	30.96%
	25.54%
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