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ABERDEEN CITY COUNCIL

COMMITTEE Finance, Policy and Resources

DATE 01 December 2016

DIRECTOR Pete Leonard

TITLE OF REPORT Thomas Glover House

REPORT NUMBER CHI/16/259

CHECKLIST COMPLETED     Yes

1. PURPOSE OF REPORT

To provide members with the results of the Thomas Blake Glover 
House Feasibility Study.

2. RECOMMENDATION(S)

1.  Agree the preferred option to reconfigure Thomas Blake Glover 
House to both safeguard the property itself and deliver a legacy from 
Thomas Blake Glover.
2.  To note the capital and revenue cost implications of delivering that 
preferred option; and that this may lead to the opportunity to deliver 
Option 3 at a later stage.
3. Acknowledge the input of stakeholders, including Aberdeen Asset 
Management, Robert Gordon University and the University of 
Aberdeen, to the feasibility study and their continuing interest in the 
proposals.
4. Instruct officers to continue working with these stakeholders and to 
identify financial sources of funding to deliver the preferred option. 

3. FINANCIAL IMPLICATIONS

3.1 Aberdeen City Council appointed a consultant to carry out a study to 
provide an indication of the feasibility of Thomas Blake Glover House 
for a number of potential uses, the demand for these, and likely 
development costs involved.  A consortium, led by MKA Economics in 
association with Hoskins Architects and Graham and Sibbald, were 
appointed following a tendering exercise to:  

 Undertake a condition survey of the house;  
 Provide an options appraisal of the potential uses for the property; 

and 
 To provide an indicative Business Plan of the preferred option.  
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The Condition Survey and Options Appraisal were presented to 
Committee on 7 June 2016. The Business Plan has now been finalised 
and is attached as Appendix One. 

3.3 Restrictions were included in the titles to Glover House whereby the 
Grampian Japan Trust would use Glover House as a Grampian Japan 
Centre for a variety of cultural, community and education projects and if 
this was no longer possible then the property was to be transferred to a 
different body to continue these aims.

3.4 In November 2012 Aberdeen City Council discussed the possibility with 
the Grampian Japan Trust of considering transferring the ownership of 
the property to the Council rather than attempting to sell it on the open 
market. Glover House Trustees Ltd, which was incorporated on 14 April 
2015, is now the sole trustee of the Trust and has assumed 
responsibility for Glover House in accordance with the conditions and 
purposes of the Grampian Japan Trust.

3.5 The responsibility for operating the building has been passed to 
Aberdeen City Council.

3.6 The overall objectives of the current Project is to ensure that Glover 
House remains in public ownership and is used to facilitate greater 
cultural exchange between Aberdeen and Japan.

3.7 Three options for the property were identified: 

 Option 1: Refine, Reconfigure and Refurbish Glover House, at 
an estimated £300,000 cost; 

 Option 2: Refine, Reconfigure and Refurbish Glover House and 
Outhouses, £840,000;

 Option 3: Refine, Reconfigure and Refurbish Glover House, 
Outhouses and New Build, £1,710,000.

3.8 The Condition Survey carried out by Graham and Sibbald identified 
external and internal remedial works to make the building wind/ water-
tight, with an approximate cost of £140,000. This is included within the 
costs set out for each of the options outlined above. Funding of these 
repairs will be secured from the £155,000 budget approved by the 
Finance, Policy and Resources Committee in May 2014.

4. PREFERRED OPTION

4.1 Although Option 3 was presented as the preferred option at the June 
meeting of the Finance, Policy and Resources Committee, more 
detailed analysis of the financial projections, and additional consultation 
since suggest that Option 2 is now a more realistic option to deliver the 
overall objective of safeguarding the property and creating a 
sustainable legacy for Thomas Blake Glover.  



3

4.2 The preferred option would see the property developed as a bespoke 
‘business centre’ with a focus on internationalisation, innovation, 
enterprise and education, featuring: 
 a conference room/ meeting rooms;
 supporting accommodation;
 student accommodation; and 
 a Glover Room, which would be marketed alongside the gardens 

and the existing Glover Trail.

4.3 The projected cost of the Refined Option, which includes a phased 180 
square metre extension on the site of the outbuildings, providing a 50% 
floor space increase, is £812,625 exclusive of VAT. This includes such 
things as costs for the demolition of outbuildings, an extension and link 
building, but excludes any costs related to a new landscaped area 
associated with the extension of relocation of car parking. 

4.4 The breakdown of capital costs is available in Table 1, Appendix Two. 

5. REVENUE

5.1 The following headline income assumptions have been used to assess 
the overall cash flows for the preferred option: 

 Student residences (six bedrooms) being rented out for 10 weeks in 
year one, 20 weeks in year two and 30 weeks in year three, at £100 
per room per week;

 Higher education hosting six week-long residential events for 50 
delegates (£25 per delegate per day), with six of the delegates 
residing in the adjoining accommodation (an additional £75 per 
overnight delegate per night), increasing to nine events in year two 
and 12 events in year three;

 Businesses hosting 12 day events a year for 50 delegates, £50 per 
delegate, increasing to 18 events in year two and 24 events in year 
three. The figures for annual income and annual costs are broad-
brush figures for illustration, and have no firm basis other than 
providing an estimated ball-park figure, largely based on intuition 
and experience from other projects.

5.2 Table 2, below, outlines the projected annual income for the preferred 
option for years one, two, three and beyond. 

Table 2 – Preferred Option - Annual Income
Year 1 Year 2 Year 3 onwards

Student 
Residence

£6,000 £12,000 £18,000

University Events £51,000 £76,500 £102,000
Business Events £30,000 £45,000 £60,000
Total revenue £87,000 £133,500 £180,000
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5.3 Running costs depend on several factors, such as property 
construction, general state of repair and the number complexity and 
quality of service installation, intensity, hours of usage and occupancy 
levels and supplier and contractor rates for example. However, an 
estimated opinion is that the annual running cost would be in the region 
of £35,000, increasing with demand to £70,000 in year three.

5.4 In addition to building specific running costs there will be costs 
associated with the management and marketing of the building. It is 
envisaged that this may perhaps be best achieved through the 
appointment of a Glover House Management resource to manage, 
operate and market the building. Options are being considered as to 
how this will be undertaken, but it is expected that costs may be in the 
region of £100,000.

5.5 The total operational costs are therefore estimated to be in the region 
of £100,000 per annum. When adding building running costs, this is 
envisaged to be closer to £135,000 region in year 1 and £170,000 by 
year 3. 

5.6 The assessment indicates the building has the potential to generate an 
income of around £180,000, by year three.  Operational costs are 
expected to be around the £170,000 by year three. Therefore, this 
illustrative assessment predicts that although the proposed option may 
‘cut cloth’ in year three, there is unlikely to be a significant commercial 
return for a private operator to operate any completed redevelopment 
project.  Although it should be noted that the patronage levels are more 
likely to be conservative in nature and the running costs are probably 
more accurate, which suggests there is scope for a commercial return 
from the proposed operation. 

5.7 When appraising the operation against its wider economic and social 
benefits, this would suggest a not-for-profit solution may prove to be 
the best possible manner in which to safeguard the building and 
enhance the Glover heritage. 

5.8 A possible model would be for the Glover House Trustees and project 
partners to lead a fundraising campaign to secure the £1 million capital 
funding required to redevelop the building. The building could then be 
leased to a management company (perhaps made up in full or in part 
of the project partners) to manage, operate and market the property, on 
condition that it fulfils the objectives of the Trust.

5.9 Table 3 sets out the projected annual staff and operational costs for 
years one, two, three and beyond.
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Table 3 – Glover House - Annual Income
Year 1 Year 2 Year 3 onwards

Annual building 
running cost

£35,000 £52,500 £70,000

Annual building 
and marketing 
costs

£20,000 £30,000 £40,000

Annual staff costs 
(2 staff)

£30,000 £45,000 £60,000

Total costs per 
annum

£85,000 £127,500 £170,000

Net profit per 
year

£2,000 £6,000 £10,000 per year

5.10 The assessment indicates the building has the potential to generate an 
income of around £180,000, by year three. Operational costs are 
expected to be around £170,000 by year three with a net profit of 
£10,000 a year from Year 3 onwards (although this unlikely to offer a 
significant commercial return for a private operator to operate any 
completed redevelopment project).

6. PROJECT FUNDING

6.1 On 17 August 2016, Council approved a proposal that £150,000 of 
reserves accumulated by the Bridge of Don Trust could be used for a 
grant towards the renovation and redevelopment of Thomas Glover 
House. Officers have applied to the Bridge of Don Trust for this 
funding.

6.2 Additional external funding would still be required to take forward the 
redevelopment of the property, as set out in the preferred option above.  

6.3 The next stage of the work will involve the Council’s External Funding 
team developing a case for grant funding of the project, targeting: 

 Heritage Lottery Fund (the Heritage Grant and Resilient Heritage 
schemes); 

 Historic Environment Scotland (the Repair Grant; National Heritage 
Memorial Fund); 

 The Pilgrim Trust - Preservation and Scholarship Programme 
Funding; 

 The Aberdeen City Heritage Trust. (match funding from the Council 
would be required)

 Private sector. 

6.4 A more defined capital fundraising strategy would have to be informed 
from the next phase of discussions with key stakeholders.  
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6. IMPACT

Improving Customer Experience –
The Council has led the development of the feasibility study to provide 
clarity on the future potential uses for the property and its potential role 
in contributing to the regional economic strategy goals (and the 
internationalisation priorities in particular). Officers will continue to 
engage with external stakeholders in the public and private sectors in 
bringing forward a solution for the site.  

Improving Staff Experience – 
Staff within the Council’s Economic Development Service will work 
closely with colleagues to develop the proposals in this report and 
promote the House and the business links to Japan.  

Improving our use of Resources – 
Participation in the project provides strategic added value in working 
across key city, regional and national stakeholders to promote the 
feasibility study and to develop the House itself and contribute to the 
education and tourism objectives the Regional Economic Strategy. 

Corporate - 
Representation on the Trust ensures that the Council is able to play a 
key role in the long term development of Thomas Blake Glover House.  

Public – 
This report is not of interest to the public as at this stage the financial 
implications are minimal, and it does not present a new policy and 
strategy.  There are no requirements for an EHRIA or a PIA.

7. BACKGROUND PAPERS 

 Appendix One: Glover House Feasibility Study Report
 Appendix Two: Capital Costs Breakdown 
 Appendix Three: Private Business Interests
 Finance Policy and Resources Committee 07 June 2016 “Update 

on Thomas Blake Glover House”
 Finance Policy and Resources Committee 15 September 2015 

“Update on the Future of Thomas Glover House” 
 Thomas Blake Glover’s Story and Trail (www.aagm.co.uk)

These background papers are available on request for members to 
inspect.

8. REPORT AUTHOR DETAILS

Angela Taylor
Project Officer
angtaylor@aberdeencity.gov.uk
01224 523879

http://www.aagm.co.uk/
mailto:angtaylor@aberdeencity.gov.uk
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Jamie Coventry 
Economic Advisor
jcoventry@aberdeencity.gov.uk
01224 522491

mailto:jcoventry@aberdeencity.gov.uk

