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1 Executive Summary 
 

Location 

• Bypassed village centre location, just south of Warwick and M40. 

• Passing traffic reduced substantially following the opening of the Barford bypass. 

• Glebe Hotel is now a destination venue. 

Property 

• Converted and extended from a historic, Listed former rectory. 

• Piecemeal additions are largely characterful and in-keeping but make for an inefficient 

business layout; some less attractive ancillary accommodation. 

• Defensive capital expenditure requirements. 

• A dovecote was a non-revenue generating expense. 

Accommodation 

• 39 individual en-suite letting bedrooms for 80 guests, offering good mid-scale facilities 

(although no air-conditioning in rooms).  

• ‘Full-service’ offer extending to food & beverage, multiple meetings rooms for up to 150 

and full leisure. 

• Efficient operation is constrained by the property’s original use/layout as residential 

and proportionality between income streams. 

• Attempts to redress sizing issues failed at planning.   

Business Overview 

• Accommodation generated over half the business turnover, yet unsustainable at 40% 

room occupancy and falling. 

• The ‘full-service’ business offer was reliant on multi-department bookings; insufficient 

numbers were generated. 

• Functions in main suite constrained by noise management requirements. 

• Standards of service and presentation were high (subject to expenditure requirements 

noted), reflected in good independent review levels. 

• Turnover has been reducing year on year, the majority falling straight through to 

significantly lower profits; if continuing, substantial risk of losses in near future. 

• Nearby competition significant and increasing. 

 

Viability 

The Glebe Hotel is not considered to be a viable hotel business in its current form:  

• Destination venue requiring concurrent booking of multiple facilities. 

• ‘Full service’ operating model means high base costs. 

• 39 bedrooms is a difficult number to manage efficiently. 

• 39 bedrooms is also out of proportion to conferences & functions for up to 150. 

• Planning constraints have limited operation of the main functions suite. 

• Inefficient configuration is expensive to staff and operate. 

• Profits falling substantially; high risk of moving to losses in near future. 

• Trading issues despite high standards and review levels. 

• Capital investment reduces as profits fall, creating defensive expenditure requirement. 

• Competition from new and better located businesses across multiple markets 

significant and increasing. 
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2 Location 
 

2.1 Overview 

The residential village of Barford (2011 Census population 1,336) is adjacent the River Avon, 

approximately three miles south of Warwick.  It was previously on the A429 trunk road 

(Fosse Way), an important through route linking Coventry and Warwick with the M4 and the 

south west, bypassed in 2007.  This would appear to have been a boon for residents, in 

terms of a quiet village, less so for a hotel seeking passing trade, for initial survey results 

showed that traffic crossing the historic Barford Bridge into the village reduced to 12% of 

previous, pre bypass levels.  Today, the location would make the Glebe Hotel a destination 

venue. 

 

The Glebe Hotel, developed from a former rectory, is situated in the centre of the village, 

next to St Peter’s Church. 

 

2.2 Access 

Road access to The Glebe Hotel is via the bypassed A429 (Bridge Street and Wellesbourne 

Road) to the west, or High Street and Barford Hill, an alternative route from Warwick and 

Leamington Spa to the north.   

 

Key road signs to Barford include tourist ‘brown signs’ for The Glebe Hotel. 

 

M40 (Junction 15) approximately 2 miles, Warwick (town) 3, Warwick and Warwick Parkway 

railway stations both 4, Royal Leamington Spa 5 and Stratford-upon-Avon 8. 
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3 Property 

3.1 Description 

An historic, three storey, character Listed former rectory, believed to date from the 1820s, 

converted to hotel in 1948 and later extended in-keeping, on two storeys to the left side, 

around a small central courtyard, and then beyond into a former manager’s or staff house.  

To the right, a conservatory is attached to the main property and further behind are 

functional only, single storey, prefabricated ancillary kitchen buildings.  A dovecote stands 

within the enclosed rear garden (although does not appear to have been a trading element). 

 

 

 

Former rectory and left side extension  Left side extension continuing into house 

 

 

 
Extension courtyard  Rectory right return and conservatory 

 

 

 

‘Prefab’ ancillary kitchen buildings  Dovecote within enclosed rear garden ‘ 
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3.2 Accommodation 

3.2.1 Public Rooms 

Within the original rectory, two pairs of double entrance doors lead, via a small lobby, into a 

Reception hall, with counter on the immediate right, Barford lounge to the left and staircase 

straight ahead. The Garden Room (library lounge, also for small functions) is to the right 

and the Restaurant (with breakfast serveries) beyond, both linked to the Conservatory 

extension (restaurant and functions venue). 

The ground floor extensions include the Lounge (also known as the Bentley Bar), the 

Bentley Suite (for conferences up to 120 guests and wedding receptions for 150, 

partitioning into two sections), two smaller boardroom suites, Henley and Directors, and on 

the leisure side, a Gym, a Pool with jacuzzi, sauna & steam room, and Dermalogica, a 

sublet spa treatment room. 

 

 

 

Reception hall  Garden Room (library) 

 

 

 

Conservatory  Lounge (Bentley Bar) ‘ 

 

 

 
Bentley Suite  Gym with pool beyond  
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3.2.2 Bedrooms 

From the management schedule provided, the configuration of the letting accommodation is 

as follows: 

Floor 

Single 
Rooms 

Twin / 
Double Rooms 

Family Rooms Letting 
Rooms 

per 
Floor 

Beds 
per 

Floor 
Rooms Beds 

 
Ground 
 
First 
 
Second 

 
 
 
2 
 
1 

 
4 
 

25 
 
3 

 
1 
 
2 
 
1 

 
4 
 
6 
 
3 

                
5 
 

29 
 
5 

        
12 
 

      58 
 

10 
 
 

Total 3 32 4 13 39 80 
 

 

The 39 letting bedrooms offered a capacity of 80 sleepers (plus a few ‘Z-bed’ options in 

addition). 

All letting bedrooms have a bathroom en-suite and one a separate bath & shower.  Room 101 

on ground floor has a walk-in bath/shower and is designated for disabled access.  Each 

bedroom has a flat screen TV, tea & coffee-making facilities, internal phone, double glazed 

window, gas central heating radiator and fan.  There is no air-conditioning in the rooms (an 

increasingly standard feature).  Bedrooms are individual in size and decoration. 

 

 

 

 

Room 217 – Standard Double  Room 221 – Four Poster Style (bed new) 

 

3.2.3 Ancillary Areas 

Commercial Kitchen (with external storage buildings as detailed above); main ladies, gents 

and disabled toilets, with additional facilities for Bentley Suite and within leisure changing; 

beer cellar at basement level (not inspected); various administration and housekeeping 

offices at ground and first floor levels.  Lift (advised six persons, serving all floors, but not 

working at inspection).  Boiler room (accessed from enclosed rear garden). 
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3.2.4 Owners’/Staff Accommodation 

There is no established accommodation for an operator or staff within the hotel. 

3.3 Accommodation Commentary 

The public rooms, as still furnished at inspection, are well-presented, if rather spread out, 

various extensions having created something of a ‘rabbit warren’, particularly the corridor 

accesses from main entrance to the leisure facilities (which included an outside 

membership), Bentley Suite and other meetings accommodation.  Servicing and staffing will 

have therefore been inefficient operationally. 

The sample bedrooms inspection are individual in style and also well-presented (although 

see 3.5 condition below), indicating the operators tried hard to generate and maintain 

occupancy within a competitive marketplace.  39 bedrooms is a difficult number to operate 

efficiently, being too many for an owner couple and too few for the efficiencies of corporate 

management.  

3.4 External Amenities 

Adjacent Church Street, to the front of the property, is the main hotel signage, together with a 

banner sign (part missing at inspection) for the Glebe Leisure Club. All car parking is to the 

front of the hotel, gravelled (some pot holes) and therefore unmarked.  To the front right side 

is a small lawned section with gazebo for smokers; to the far left of the car park, the hotel bin 

stores are enclosed behind a fence. 

Two further lawns serve the Conservatory and the Bentley Suite (although see planning at 

5.3.2 below, regarding noise).  The rear garden is fully enclosed, effectively accessed from 

Bentley only, and is also the location of the dovecote. 

3.5 Internal and External Condition 

The overall standard of the external appearance does not stand up to close inspection. 

Although the hotel signage and pot plants at the entrance indicate a ‘cared-for’ property, once 

past the car park pot-holes, decorative attention and maintenance are required when looking 

closer, where amongst the items noted were damaged roofs, leaking gutters affecting 

brickwork and rotting window sills.  The historic property has scale and character, which may 

appear to forgive the required maintenance and repair issues in the short term. 

Internally, the overall impression is that the operator made the best of offering the public 

facilities available.  The bedrooms are individual and well-presented, as are the public rooms, 

albeit there are ongoing repair issues.  At inspection, various leaks and water damage were 

noted, both ceiling and wall.  For any future operation of the hotel, defensive expenditure is 

required.  

These observations are from inspection; we have not undertaken any form of survey. 

We were advised at inspection that the dovecote had been the subject of considerable repair 

expenditure, a requirement of the local authority, although this has never been an income 

generating element. 
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Original house roof line  Former staff house roof tiles 

 

 

 
Brickwork damage from leaking gutter  Window sill  

 

 

 

Ceiling damage  Room 220 wall damage 

 

4 Tenure 

The Glebe Hotel is owned freehold under HM Land Registry Title WK271560.  The enclosed 

rear garden area behind the Bentley Suite (and including the dovecote) is held within a 

separate Title, WK405277, which also covers a residential property at 7 Church Lane.  This 

Viability Report assesses only the operation of the internal and external trading areas at The 

Glebe Hotel and we have not therefore inspected or considered the property at 7 Church 

Lane.  
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5 Statutory Enquiries 

5.1 Equality Act 

Wheelchair access to The Globe Hotel is via a metal ramp to the right-hand side of the main 

property.  The ground floor is mainly level and the passenger lift serves all guest floors.  In 

addition to Room 101 as designated for disabled access (compliance not checked), Room 104 

also has  a walk-in shower, but management advise access involves steps and the room is 

also located at the furthest point in the hotel.  Disabled guests attending Bentley Suite 

functions would require assistance to exit the garden doors and therefore the patio area and 

garden behind.  

5.2 Rateable Value 

The Valuation Office Agency website confirms the following Rateable Value assessments for 

The Glebe ‘Hotel and premises’: 

From 1st April 2017 (current)    £  71,500 

From 1st July 2012    £  90,500 

From 1st April 2010    £100,500 

 

Actual business rates payable for any given year will depend on both the RV assessment and 

the rates payable multiplier applicable for the year.  Two reductions in Rateable Value at the 

Globe Hotel in recent years should have had a positive effect on the costs line for ‘Rates’ 

within the hotel accounts.  

5.3 Planning 

5.3.1 Constraints & Protections 

The Glebe Hotel is located within the Barford Conservation Area and is also identified as being 

‘Grade II Listed Building 307921’.  The Listing description dated 16/5/84 states, ‘House now 

private hotel. Early C19’. (Ref 25/54).  Within the enclosed rear garden, the dovecote is also 

Grade II Listed and described as ‘Circa C18 red brick dovecote’ (Ref 25/47).  To the front of 

the hotel the cedar is protected under Tree Preservation Order no. 15. 

The hotel is assumed to benefit from established C1 use. 

5.3.2 Planning History 

A search within the Planning area of the Warwick District Council website, shows a variety of 

applications for the Glebe Hotel, as recent as 2020 concerning the cutting back of trees such 

as conifers and, previously, leylandii.  Earlier, detailed and repeated attempts had been 

made by the owners to expand the hotel, including an increase in the number of bedrooms 

from 39 to 56, and to bring the dovecote into use, with separate applications and an 

unsuccessful appeal, relevant to the business operation: 
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W/04/0411 (and associated Listed Building application): ‘Erection of single storey and two 

storey extensions and screen walls and use of 7 Church Lane as part of hotel’. 

 

The owners applied for an additional 17 bedrooms, to include bringing the dovecote into use, 

citing amongst other arguments, that 56 bedrooms was a more efficient and therefore viable 

model than 39, particularly in the context of bedrooms demand from conference bookings.  

This application was unsuccessful at both the planning and appeal stages, despite Officer 

recommendation and attempts to address the reasons for an earlier refusal (W2003.0950). 

The entry on the ‘decision’ line for W/04/0411 on the Warwick DC website extends to some 

266 pages. Therein, is significant detail regarding the applicant’s argument regarding the 

need for more bedrooms so as to make the hotel viable in operational terms, also covering 

parking at in excess of one space per bedroom (a commonplace requirement for hotels) and 

the use of the dovecote as a bedroom sitting area (linking this building back to the main 

hotel, as was apparently the case historically).  Having considered this 266 page bundle, for 

which the Appeal was refused on 6th July 2004, it is clear the owners made repeated and 

concerted efforts to obtain permission to create a larger hotel.  The viability of alternative 

hotel sizes (here, 39 bedrooms versus 56) is considered further below at 7.6. 

 

W/05/1934 (and associated Listed Building application): ‘Alteration to rear elevation of the 

Bentley Suite. Removal of part of boundary wall and construction of terraced area’. 

The same owners submitted a planning application which was registered on 25 th November 

2005 and granted on 13th January 2006, relating to new folding doors from the Bentley Suite 

to the garden, with terrace, and new opening to a boundary wall.  It would appear the 

objectives were better utilisation of the garden, for functions activity in conjunction with the 

Bentley Suite, also linking with no. 7 Church Lane and the dovecote.  The application was 

permitted, albeit with stringent conditions regarding doors (acoustic performance) and noise, 

to ensure that neither music nor amplified voices could be heard from the garden boundaries.  

The consent also referenced the original planning permission for the Bentley Suite 

(W89/0891).  

At inspection we noted substantial additional glazing surrounding the Bentley Suite garden 

doors, together with the sentiment that functions required very careful operational 

management, to ensure compliance with these planning conditions.  It would seem the Bentley 

Suite could operate for quieter events but not for any function where noise towards the garden 

was a risk.  In reality this meant access to the enclosed garden for Bentley Suite guests had 

to be restricted after 8pm, with doors closed at all times.  At inspection, the hotel manager 

advised that telephone complaints and visits from neighbours during functions had occurred 

historically. 

W/05/1197 

In noting that this planning permission was for change of use to hotel use at No. 7 Church 

Lane, we did not inspect this property, which is separate and detached from the Glebe Hotel,  

and have not considered it within prospective hotel viability. 
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6 Competitive Environment 
 

The principal competitors to a hotel such as the Glebe can usually be categorised as Hotels, 

‘B&Bs’ (including guest houses, inns etc) and Airbnb led ‘home accommodation’; all are 

capable of taking market share away from the subject business.  In Warwick, additional leisure 

led competition is provided by Warwick Castle, which has its own section at 6.2 below.  Overall 

competition for the Glebe Hotel is considered significant and increasing. 

 

6.1 Hotels 

There are a total of 18 trading hotels (criteria, minimum 10 beds) totalling 1048 letting 

bedrooms, within a 5 km radius of CV35 8BS (source STR); this area takes in Warwick and 

some strategically located M40 motorway hotels, but does not extend to either Royal 

Leamington Spa or Stratford-upon-Avon, towns with additional significant competition. In 

addition, and within the 5 km radius, a new 100 bedroom Travelodge hotel is scheduled to 

open at Gravel Hill (Warwick Technology Park) in 2022.  

 

The hotels listed individually below are those with a minimum of 40 bedrooms, therefore 

considered the corporate competitors to the Glebe Hotel, and to include the new Travelodge 

as proposed: 

 

Holiday Inn Express Warwick  

Stratford Upon Avon (map ref 2) 

Stratford Road 

Warwick 

CV34 6TW 

 

Purpose built 138 bedroom branded budget 

hotel; international chain, with market 

leading ‘Great Room’ for food & beverage; 

located close M40, Jct 15  

  

Hilton Warwick Stratford Upon Avon (3) 

Stratford Road 

Warwick 

CV34 6RE 

 

Purpose built 138 bedroom upscale hotel, 

with substantial food, beverage, conference 

and leisure facilities (including pool); market 

leading international flag, also close to M40 

Jct 15 
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Travelodge Gallows Hill (4) 

Gallows Hill 

Warwick 

CV34 6NZ 

 

Planning permission granted 3rd July 2020 

for new 100 bedroom Travelodge hotel with 

bar café.  Travelodge undergoing 2020 CVA 

but confirmed in a response in October that 

this hotel is  scheduled to open in 2022 

 

 

  

Warwick Arms Hotel (5) 

High Street 

Warwick 

CV34 5AT 

 

Long established historic full service town 

hotel, incorporating restaurant and meeting 

facilities. Closed at inspection (COVID?), 

advertised as re-opening on 10th October 

2020 
 

  

The Charlecote Pheasant Hotel (6) 

Charlecote Road 

Charlecote 

Nr Stratford-upon-Avon 

CV35 9EW 

 

70 bedroom full service mid-market hotel, 

village location, close to National Trust 

Charlecote Park, part of the 2020 

Shearings Administration, since acquired 

and re-opened by Vine Hotels 
 

  

Holiday Inn Leamington Spa Warwick 

(7) 

Olympus Avenue 

Leamington Spa 

CV34 6RJ 

 

Purpose built 91 bedroom mid-market full 

service hotel, including food, beverage, 

and conference; market leading 

international flag, located on south 

(Warwick) side of Leamington 
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Stratford Manor Hotel (8) 

Warwick Road 

Stratford-upon-Avon 

CV37 0PY 

 

Substantial, purpose built destination 

conference led hotel, still branded ‘Q 

Hotels’ (Administration 2013), now owned 

by Aprirose.  Located on A439 to north 

(Barford side) of Stratford 
 

 

  

Mallory Court Hotel (9) 

Harbury Lane 

Leamington Spa 

CV33 9QB 

 

Luxury 43 bedroom country house hotel & 

spa, part of the Eden Collection,  located to 

the south of Leamington Spa 

 
  

Premier Inn Warwick (10) 

Opus 40 Business Park 

Warwick 

CV34 5AH 

 

124 bedroom budget hotel with Thyme 

branded restaurant, purpose built and 

opened in 2012;  UK’s largest hotel chain 

with over 800 properties at October 2020. 

Hotel located off A46 Warwick by-pass 
 

 

 

As a mid-market, full-service hotel, principal sector competitors to the Glebe Hotel would have 

been Warwick Arms and the Charlecote Pheasant (the latter particularly now so, having 

recently been acquired by Vine Hotels). 
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To a radius of Barford, notably in Warwick,  there is also a choice of smaller hotels, including 

the Black Horse Inn (17 bedrooms), Cambridge Villa (12), Castle Limes Hotel (17), Kings Head 

Inn (10), the Old Fourpenny Shop Hotel (11), Rose & Crown (13), The Globe (18) and Tudor 

House (10).  Collectively, these offer another 108 bedrooms in the market. 
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6.2 Warwick Castle  

Within the leisure destination accommodation market, serious competition has been 

established in recent years by www.warwick-castle.com .  From initially two suites sleeping 

six guests within ‘Caesar’s Tower’, the ‘Knights Village’ complex opened in 2016, with 28 

properties offering lodge accommodation for 148, joined then in 2020 by ‘glamping’ for a 

further 148 guests in 37 tents, some of which offer luxuries such as four poster beds. 

Warwick Castle accommodation can accept up to 302 guests across 67 booking units, all 

advertised for year-round use, including promotions such as Halloween and Santa 

Sleepovers. 

6.3 Bed & Breakfasts, Guest Houses, Inns 

There is less consistent data to quantify accurately the number of private houses or pubs that 

offer accommodation within the same radius of Barford areas, and for which regulation is less 

stringent than for hotels.  Trip Advisor (www.tripadvisor.co.uk) suggests there are 25 ‘B&Bs’ 

in Warwick; the Tourist Information website (www.visitwarwick.co.uk) has ten for the same 

area, but its listing criteria is more onerous.  Royal Leamington Spa tourism is also 

administered by Warwick District Council; Stratford-upon-Avon is a separate authority. 

6.4 Airbnb (Home Accommodation) 

Airbnb is the most well-known brand in the emerging ‘home accommodation’ market, which 

has expanded rapidly in recent years.  In 2017 the UK Short Term Accommodation Association 

(STAA) was founded, including other member agencies such as Nestor, One Fine Stay and 

Under the Doormat.  A headline on the STAA website (www.ukstaa.org) states, “The UK’s 

sharing economy has been predicted to expand at over 30% per year over the next decade, 

generating £18bn of revenue for platforms and facilitating about £140bn worth of transactions 

per year by 2025”. 

 

From the website www.airbnb.co.uk we researched availability in ‘Barford, Warwick’ for one 

guest and one night (thereby replicating a hotel enquiry), for three separate October 2020 

dates (note, researched prior to HM Government tiered lockdown measures): 

 

Date Properties Available £ low £ high 

 
24th October (Sat) 
 

 
124 

 
£25 

 
£134 

 
27th October (Tue) 
 

 
167 

 
£25 

 
£140 

 
29th October (Thu) 
 

 
161 

 
£25 

 
£152 

 

Two points stand out from this internet search, namely: 

1. There is a substantial Airbnb inventory in the area (a minimum of 167 ‘rooms’ adds 

approximately 15% to the Barford radius hotel stock, before knowing how many of 

these Airbnb listings can actually offer more than one room, or indeed which may also 

be categorised as B&Bs or guest houses). 

 

http://www.warwick-castle.com/
http://www.tripadvisor.co.uk/
http://www.visitwarwick.co.uk/
http://www.ukstaa.org/
http://www.airbnb.co.uk/


 

19 

 

2. Home accommodation sold through providers such as Airbnb is largely unregulated, 

in comparison with hotels, whilst VAT is often not applicable. For hotels such as the 

Glebe, the rates achieved are stated net of VAT (see accounting under 7, 8 below), 

although the guest price was 20% higher, VAT inclusive, when the hotel was trading. 

 

6.5 Commentary on Corporate Competitors v Independent Hotels 

Of the 760,000 hotel bedrooms in the UK, around 44% are independent of brand affiliation 

flag etc, but in terms of the 16,500 actual hotels, the figure rises to over 70%.  Statistically, 

this means that most hotels that are independent are small; those with around 20 bedrooms 

or fewer can often be operated by a proprietary couple, with little assistance, and can 

therefore be cost efficient. 

 

Conversely, two thirds of hotels with 40 bedrooms or more are branded, corporates.  Larger 

hotels require a General Manager on site, systems and personnel for accounting, sales etc.  

Size is often crucial for efficiency and it is no surprise that many chains, particularly the ‘full 

service’ brands (such as Hilton) have far larger properties.  Within the budget hotel sector 

(Premier Inn, Travelodge etc), hotels are usually purpose built and efficiently designed - for 

example Reception and Bar Servery adjacent, so can be staffed by one person.  An 

important advantage of a brand or flag is the volume of bookings that can be driven by 

reservations systems, assisted by loyalty programmes. 

 

The table below shows the current UK statistics for the five main chains that are in direct 

local competition with the Glebe Hotel Barford.  An independent hotel with 39 bedrooms in a 

converted property is too large for the direct management, operational efficiencies of small, 

and too small for the benefits of scale, brand and design that are enjoyed by most larger 

hotels. 

Brand UK Hotels Bedrooms Average 
beds/hotel 

Premier Inn   804 76,250 95 

Travelodge   586 44,750 76 

Holiday Inn Express   148  18,500 125 

Holiday Inn   133 20,250 152 

Hilton   53  14,000 264 
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7 The Business 

7.1 Background & History 

The Glebe Hotel has been in the same ownership for around 25 years. Prior to acquisition by 

the present owners the property was extended, to include additional bedrooms and creation 

of the Bentley Suite, implemented around 1992.  As detailed in Planning History at 5.3.2 

above, a planning application to extend the hotel to 56 bedrooms was dismissed at appeal in 

2004, this following a similar unsuccessful application to extend in 2003.  Accounts for the 

business are considered at 8.1 below, but both turnover and operating profits have dropped 

year on year, for the financial years ended July 2016 to 2019 and further in the part-year to 

March 2020 (the periods for which records have been seen).  The Glebe Hotel closed at the 

commencement of HM Government ‘lockdown’ in March 2020 and has not re-opened.  

7.2 Business Profile 

The Glebe Hotel website leads with its history and Bedrooms but is high profile in its 

Conferences section (five featured rooms and link to Conference Brochure) and particularly 

so for Weddings (a 28 page Wedding Brochure).  Other sections include Food & Drink, 

Afternoon Tea, Special Occasions (the hotel is next to the village church, for christenings & 

funerals) and Leisure.  On-site, the roadside sign states ‘Hotel, Restaurant & Leisure Club’.  

All indicating a multi-faceted, ‘full service’ hotel business.                    

Both the mix of guests and their reasons for visiting were varied, with no apparent ‘USP’ for 

choosing the Glebe Hotel.  There were some ‘regulars’, both residential and for functions, 

supplemented by promotions and one-off events. Personal service would have been an 

important feature.  From inspection, the Glebe Hotel was positioned in the ‘mid-scale’ hotel 

sector, offering full service and a three-star standard.  The impression gained is that the hotel 

worked hard in terms of quality and service but that the multiple facilities and income streams 

would have needed to operate more in tandem in recent years for the business to have 

succeeded, for example residential conferences or weddings with significant overnight stays. 

7.3 Advertising & Promotion 

The majority of rooms bookings were generated through a ‘channel manager’ (a single 

platform for rooms sales via different on-line travel agents and retailers), enabling distribution 

across commissionable on-line markets such as Booking.com, Expedia, Hotels.com and 

Groupon.  The Glebe is an independent business and not linked to any consortium or 

franchise.  The hotel organised promotions such as a ‘Wedding Fair’ and regular seasonal 

functions. 

On the influential Trip Advisor website (www.tripadvisor.co.uk) the Glebe Hotel is ranked 1/1 

hotel in Barford, which should have given the business an advantage for enquiries with a 

specific locational requirement.  The aggregated reviewer score was 4 (out of 5), with 70% of 

guests rating the hotel as either ‘Excellent’ or ‘Very Good’, suggesting that overall quality, 

service and value were high.  There is no means on Trip Advisor of ranking a Barford location 

against the nearby Warwick hotels. 

Directional tourism ‘brown signs’ for ‘The Glebe Hotel’ are located at strategic road junctions. 

 

http://www.tripadvisor.co.uk/
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7.4 Staffing 

As the hotel was closed at inspection, staffing was limited to the retained General Manager 

and an on-site caretaker.  When operating, the Glebe Hotel employed its own Sales 

Manager (quite a proportional expense for a 39 bedroom hotel).  Inefficiencies of the layout 

would have restricted opportunities for multi-task staffing. 

7.5 Income Streams 

 

7.5.1 Accommodation 

We were provided with a copy of the computerised ‘Manager’s Daily Report’ for August 2019 

until closure on 23rd March 2020 (the trading period in the most recent financial year) and 

which also compares the same information from the previous year.  This document 

essentially details income from bedrooms (with summaries for other departments), and for 

which the key performance indicators (KPIs) are shown in the table immediately below.  We 

understand that similar records for earlier periods are unavailable, as the records system 

has been removed since the hotel ceased trading: 

 

KPIs Aug 2019 to 
March 2020 

Aug 2018 to 
March 2019 

Average Room Rate (ARR)   £70.60 £71.92 

Occupancy (%)   36.0% 41.0% 

RevPAR   £25.41  £29.45 

 

It is assumed that the average room rates are net of Vat and for the room element only. An 

achieved level of over £70 would suggest that the Glebe Hotel competed in the mid or upscale 

sectors for hotels; by comparison, the two leading budget hotel chains nationwide, Premier 

Inn and Travelodge, achieved £61.50 and £51.82 respectively, in their respective most recent 

full years. 

Occupancy at around 40% is unsustainable for a commercial hotel and was clearly a major 

issue at the Glebe, exacerbated by the fact that over 50% of recent total sales were generated 

from rooms.   UK national hotel occupancy in 2019 was 77%, with 74% for the Birmingham 

area (source for both, STR).  It is of course possible that pricing at the Glebe Hotel was too 

high and lower rates would have resulted in increased occupancy; but equally competition, 

and or the hotel’s village rather than town or motorway location.   The key statistic, however, 

is RevPAR (revenue per available room), which is the product of ARR and occupancy 

combined. 

RevPAR at £25 and falling is an extremely low level for a mid-scale, regional UK hotel.  Again, 

by comparison, the respective most recent year published estate wide comparables were 

£46.91 for Premier Inn and £41.75 for Travelodge.  The Glebe was therefore achieving around 

40% less than the Travelodge average, despite offering an individual and higher standard of 

overall presentation. 
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7.5.2 Food 

Breakfasts were served between 07.30 and 09.30 on weekdays (half hour later at 

weekends), Afternoon Teas between 13.30 and 17.00, Dinner in the Restaurant between 

18.30 and 20.30 (last orders), all supplemented by a Bar Menu between 12 noon and 21.45 

daily and a Sunday lunch menu between 12.30 and 15.00.  A hard working and varied food 

offer. 

7.5.3 Beverage 

The Lounge (Bentley Bar) trading hours were 11am to 11pm. 

7.5.4 Conference & Meetings (including Special Occasions) 

The Glebe was able to offer flexible functions accommodation to suit guest requirements and 

needs, with both the Bentley Suite and Conservatory offering different atmospheres, and 

both opening out on to gardens; there were also smaller facilities within the hotel.  The most 

frequent booking was from The Association of Osteomyologists (at least monthly), funeral 

parties were a regular occurrence and cyclical events such as Christmas parties were 

promoted.  Nevertheless, we understand the largest Bentley Suite struggled to achieve 60-

70 bookings per year in total, so little more than one per week.  It has been made clear that 

the requirement to close the gardens and to keep external functions rooms doors closed 

after 8pm had a serious impact upon functions bookings. 

7.5.5 Weddings 

A key element of the Glebe Hotel website, with three rooms licensed for Civil Ceremonies, 

wedding parties guaranteed exclusivity of event and the promotion of exclusive use of the 

hotel.  However, we understand that only three large and one small wedding were held at 

the hotel in 2019; further, that these or similar functions are essential, in order for the hotel to 

be busy at weekends. 

7.5.6 Leisure 

Trading hours were 07.00 to 21.00 for hotel guests and an advised external membership of 

approximately 80, with members offered food & beverage discounts in the Bentley Bar.  

Daily leisure passes were also available to non-residents at a cost of £8. 

7.6 Commentary  

Occupancy at 40% (and falling) is a seriously damaging statistic for the viability for any hotel.  

With just 39 bedrooms, the Glebe should theoretically have been busier, but the likelihood is 

that a combination of increased competition, its village and by-passed location, meant that 

cross-selling of facilities was essential for this business to have worked – ie the Glebe Hotel 

as a destination, with rooms as part of a function or event, not just rooms alone.  This then 

comes back to the question of whether 39 is a sufficient number to generate effective events 

related bookings?  Certainly 39 is a ‘difficult’ number, in that too small for the economies of 

bedrooms led business and too large for operation by proprietary owners. It is also a 

disproportionate number for exclusive use, for a functions space accommodating 120 to 150 

guests.  If assuming typically one bedroom for two people, 60 bedrooms would be more in 

proportion. The 40% occupancy issue at the Glebe was exacerbated by the fact that, from the 

most recent Manager’s Daily Report, rooms sales accounted for over half the hotel turnover. 
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8 Financial Information Summary 
 

8.1 Accounts 

Detailed Trading and Profit and Loss Accounts have been provided for High Desert 

(International) Limited t/a The Glebe Hotel, for the four financial years ended 31st July 2019.  

The accounts show total turnover from all departments for each year: 

Financial Year 31/07/2019 31/07/2018 31/07/2017 31/07/2016 

Turnover £738,548 £780,833 £777,578 £890,883 

Gross Profit £615,441 £643,493 £666,597 £754,011 

Gross Profit % 83.3% 82.4% 85.7% 84.6% 

Staff Costs £241,819 £295,007 £270,980 £289,170 

Staff Costs % 32.7% 37.8% 34.8% 32.5% 

Other Costs £301,067 £264,119 £290,777 £280,280 

Other Costs % 40.8% 33.9% 37.4% 31.5% 

Operating Profit £ 72,555 £ 84,367 £104,840 £184,561 

Operating Profit % 9.8% 10.8% 13.5% 20.7% 

 

There are no profit & loss or management accounts available beyond 31st July 2019, but 

from the Manager’s Daily Report for the period from 1st August 2019 until closure on 23rd 

March 2020, total sales were just over 95% of the same period in the previous year.  

Application of this ratio for the full year to 31st July 2020 would show further reduced turnover 

of just over £700,000 (had the hotel remained open).   

8.2 Commentary 

The overall trend is that trade has been falling year on year, throughout the four-year period 

of accounting and continuing into the 2019/20 partial year of trading.  Gross profit levels in 

the 80%+ range and staff costs at 30%+ indicate that the Glebe was a ‘full service’ hotel 

business, meaning multiple revenue generating departments and high base costs, but for 

which we would nevertheless expect to see net profits of at least 20% of sales.  This level 

was achieved (just) in 2016, but as soon as turnover dropped by £100,000 in 2017, profits 

did almost likewise.  Crucially from 2017 onwards, annual turnover fell to £20,000 per room 

(pa) and then further, a level not only well below comparable full service hotel benchmarks of 

over £30,000 (and more) but barely exceeding the £16,000 average generated from 

bedrooms alone (with food & beverage in addition) by the leading budget (limited service) 

hotel operators, companies that have the advantages of a simpler operating model, with  
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considerably reduced costs and much higher profit conversion percentages. Costs savings 

generated by a further Rateable Value reduction in 2017 were not sufficient to mitigate loss 

of profits.  From the accounting information alone, therefore, the Glebe Hotel appears unable 

to generate the scales and multiple revenues required for a successful full-service operation, 

whilst incurring the majority of the associated costs.  The pattern, had COVID-19 not 

occurred and the hotel remained open, is that with turnover continuing to drop, most (if not 

all) of the reduction would have dropped straight through to the ‘operating profit’ line, soon 

wiping out any profits entirely. 

 

We have not attempted to adjust any of the accounting information supplied.  We did note, 

however, that whilst ‘Repairs and maintenance’ came in at between 5.9% and 9.6% of 

turnover during the four-year period, there was no line in the accounts for the related area of 

replacement.  Within corporate hotel accounting, it is usual to include a line for a ‘FF&E’ 

reserve (replacement of furniture, fixtures & equipment) which, for an older building, can 

easily be 5% of turnover.  £1,000 per bedroom or £39,000 at the Glebe Hotel, would wipe 

out over half the operating profit in the most recent year, prior to any counter adjustment for 

Depreciation. 

 

9 COVID-19 (coronavirus disease 2019) 
 

We are advised that the Glebe Hotel closed on March 23rd in line with the requirements of 

HM Government ‘lockdown’.  Hotels have been permitted to re-open commercially since 4th 

July. Glebe has not been able to do so. 

 

Since re-opening of the sector, hospitality consultants’ research statistics have shown a 

gradual rise in UK occupancy, and which reached a stable 46% across the UK in the rolling 

seven days to 27th September (source STR).  However, this was prior to the new 

Government tier restrictions introduced in October, which limit who can visit a hotel in certain 

areas and advise against travelling for many.  A 46% occupancy might just work on a break-

even basis for hotels offering little more than ‘room only’ and with very limited service but 

cannot do so where additional facilities are core elements of the business offer.  Coronavirus 

restrictions severely limit the opportunity for hoteliers to offer weddings, meetings and 

functions, as examples, in addition to limitations on food & beverage service.  
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10 Conclusions & Viability Statement 
 

The Glebe Hotel is not considered to be a viable hotel business in its current form: 

  

1. The by-passed village location makes the business a destination venue; passing trade 

is likely to have been minimal. 

 

2. The ‘full service’ operating model, with its high base costs, requires the concurrent 

usage of multiple facilities and income streams. 

 

3. 39 bedrooms is a difficult number to manage profitably, too small for chain hotel 

efficiencies and too large for owner proprietor management. 

 

4. 39 bedrooms is also out of proportion with conferences & functions accommodation 

for up to 150. 

 

5. Planning constraints have limited the operation of the main Bentley Suite. 

 

6. Inefficient configuration, although commonplace in conversion properties, is expensive 

to staff and operate. 

 

7. Profits had been falling substantially and were continuing, meaning high risk of moving 

to losses in near future. 

 

8. The trading issues were present despite high standards and review levels. 

 

9. Capital investment reduces as profits fall, creating a defensive expenditure 

requirement. 

 

10. Competition is significant and increasing; 2020 has seen both new and re-launched 

accommodation; ‘home accommodation’ (Airbnb etc) is an increasing threat; a nearby 

new Travelodge is scheduled for 2022. 
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