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Barnhill Farm and Shop  

Prefeasibility Assessment of Barnhill Farm, Shop and Site Development 

 

Executive Summary 

 

1. Introduction 

Barnhill Farm and Shop successfully applied for support funding under the Greater Renfrew and 

Inverclyde Local Action Group Community Led local development fund, 2022/23, to review the 

Barnhill site and how it might develop in the future. 

The brief was to identify what actions should be taken to build upon Barnhill as a food and drink 

destination. Our work takes the form of a “prefeasibility assessment”, identifying what could be 

developed at Barnhill in the future, setting Barnhill’s attributes and activities against a review of 

markets and market conditions. 

Barnhill was a 70-acre farm on the outskirts of Inchinnan. Formerly an arable and grazing farm, it has 

since been diversified with accommodation for, variously, general business use, retail and 

café/restaurant and dwellinghouses for the farmhouse and former steadings. 

The current food focus of Barnhill is based on owner James Mackie’s career, experience and passion 

in locally produced and organic food, food development and its distribution. Post COVID, from a 

standing start the deli/ farm shop and café have established a loyal following and profitability. 

2. Barnhill Farm Opportunities and Solutions  

Our initial brief was to review the café, kitchen, farm shop and base for the community food bank 

and hub, all components of the Barnhill food hub. Our review suggests other significant 

development opportunities for the site (many articulated in James’ ambitions for the site). These 

include: 

• To develop the farm shop offering with e.g. butcher facility and ice cream sales 

• To develop a stronger range of local “Renfrewshire” food produce for retail, using the 

existing kitchen 

• To capitalise on the café to offer (food related) events to generate profile and visitation 

• To convert existing barns into a wedding venue, supported by food preparation for weddings 

and events through the existing on-site kitchens 

• To develop the attached farmhouse and former steadings into self-catering accommodation, 

to support the attraction of destination weddings with onsite accommodation 

• Barnhill also has a number of independent tenants in buildings on the site: these have 

proven to be either (or both) potential attractors of visitors to the site from which the café 

and deli/ shop will benefit, or environmentally sustainable businesses with interesting 

profiles that will contribute to Barnhill’s own visibility and status. 
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3. The Barnhill Estate 

Barnhill has become a destination in its own right, also offering accommodation to a number of 

independent businesses. However, the site – like many agricultural holdings in transition – evidences 

a cluttered layout. Signposting on site is chaotic or non-existent, access, egress and car parking 

spaces not clear, surfaces feel temporary, and there is some external storage in various places that 

feels unregulated and mitigate against the quality of the visitor experience. Equally, lorry and van 

movements associated with some tenants pose possible conflicts with visitors and customers.  

While short-term tidying up and management of the site is a priority, we see longer term 

opportunities, not just from the developments that can happen at the deli/ shop, café and longer 

term for weddings and accommodation.  

The biggest opportunity seems to be to manage the Barnhill estate as whole  - to develop the 

structure of the overall Barnhill ownership/operating company (Barnhill Storage) to maximise the 

profitability of the site, as well as its role in supporting or encouraging other businesses and 

employment.  

The advantages of consolidating the finances and structure of Barnhill Storage lie in: 

• Consolidating leases 

• Maximising market rentals 

• Potentially charging for services and developments on site 

• Collective marketing of the site as a good place to do business , working with tenants 

• Generating the best financial overview of profitable activities and determining the viability/ 

profitability of new developments 

• Through the above, being able to present a coherent and the best financial picture to 

lenders, if loans are needed (e.g. for new developments) 

• Consolidated accounts for the whole Barnhill site would also be necessary to be able to get 

the best tax advice on how best to structure the business for tax purposes. 

 

We have assembled available financial information to go some way towards preparing a 

consolidated balance sheet for the Barnhill estate, available under separate cover. 

The biggest risk to Barnhill appears to lie in potential flooding with consequent implications for 

insurances. There are however few risks associated with consolidating Barnhill Storage operations 

and accounts to give a better site management plan and financial performance, other than the need 

to manage the process, potentially taking on professional advisors and their costs. 

4. Conclusions 

We suggest that there a two major tasks to undertake to address the best value of the site: 

1. A consolidated plan for improved infrastructure especially in terms of access/ egress/ circulation, 

car parking and the vehicular access for distribution users – to enhance the amenity of the site 

and experience of visitors. On site storage needs tidying up to contribute to this objective. The 

plan should also explore the access and other considerations for potential new developments 

associated with accommodation and weddings 

2. Consolidating the structure and finances of Barnhill Storage to offer the most profitable and tax 

efficient routes to managing tenants on site. This is likely to give tax advantages to Barnhill 
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Storage and potentially to James Mackie personally. 

 

Our vision for Barnhill, from which the actions flow, is for: 

A highly successful shopping, eating and children’s destination offering residents within ¾ 

hour travel time an incomparable experience, building positive word of mouth and 

reputation. Barnhill will also offer tenants an ideal location from which to conduct their 

business1.  

The issue of Barnhill’s contribution to community wellbeing and for a community-based food hub 

should be addressed by allocating vacant space in the fields for a community user/operators to 

develop e.g. polytunnels, education and learning about food and demonstration of good cooking 

techniques, etc. 

5. Way Forward 

Business Pointer’s analysis of the Barnhill proposition and the factors above suggest: 

• The need for a financial appraisal of Barnhill Storage, for the full site including income from 

tenants and leases, and assessment of best tenancy and rent terms and conditions  

• The relocation of the dog day care tenant (which does not give the most favourable 

impression at the site entrance and doesn’t have synergy with other users) 

• An early site “tidy up” to ensure best impressions to visitors 

• Phasing of development opportunities to include a masterplan to address immediate issues 

of access, parking, signage and traffic separation,  but also what actions need to be 

undertaken to give best access for weddings and accommodation, consolidation of tenants, 

external and internal signage and access, car parking etc. 

• Coordination and liaison with Renfrewshire Council business development and employability 

team re the site being a base for new and expanding companies  

• Working with a University re food and food product development and testing to enhance 

the range of food products for retail  

• Assess whether Barnhill café and farm shop might look at a joint venture or lease to an 

operator instead of being operated by the current owner, to relieve the owner of the day to 

day demands of these businesses   

• Expert retail design of the farm shop/deli to help plan an expansion of products and increase 

turnover and profitability 

• Review of the café proposition, layout and food offer, especially in relation to potential use 

of the café space for a food and drink related programme of events 

• Full evaluation of the wedding and self-catering accommodation markets to help determine 

feasibility, financial sustainability, competitors and brand/ pricing positioning 

• Consolidated P&L for the site to fully understand and exploit opportunities 

 

An action plan and appendices are included in the main report. 

 

Business Pointer, 31st March 2023 

 

 
1 We estimate a population of just short of 2m within ¾ hour travel time 
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1. Introduction 

Barnhill Farm and Shop2 was successful in their application for support funding under the Greater 

Renfrew and Inverclyde Local Action Group Community Led local development fund, 2022/23, to 

undertake a review of the site, it’s successes, ambitions and to map out a future plan of how these 

developments can be tested in detail.   

Barnhill Farm and Shop invited Business Pointer to review opportunities associated with the site and 

its food offer.  

This report is the result of our review of existing on-site facilities, profile of tenant businesses and 

market opportunities working with owner James Mackie and his management team, between 

February and March 2023.  

1.1 The Brief 

Our brief was to identify what actions should be taken to build upon Barnhill as a food and drink 

destination and particularly to align with Barnhill’s philosophy and values of locally sourced, 

sustainable food production and distribution, through the shop, deli and café, along with the 

activities of some existing tenants on site – ebi Unites (a community food distribution and referral 

agency) and Fresh Direct Glasgow (food distribution) and Barnhill Boxes (food boxes). 

1.2 The Approach 

Our introduction to the site and briefing with the owner James Mackie  and Wendy Holmes the 

Managing Director highlighted the range of opportunities and ambitions for the site and that these 

extend beyond the food related elements to wider prospects across the whole Barnhill site, many of 

which would also support and reinforce the food proposition, while also delivering services for 

visitors and residents and allow up to 8 businesses to flourish and grow – supporting the local area 

with employment and diverse services, all within an easily accessible destination.  

Our work takes the form of a “prefeasibility assessment”, identifying what could be developed at 

Barnhill in the future, setting Barnhill’s attributes and activities against a review of markets and 

market conditions. As part of this work programme, Business Pointer identified a number of rural 

businesses which could inform the vision for Barnhill. These we visited with James and Wendy to 

identify whether their offer and quality of service delivery might inspire future developments at 

Barnhill.  We catalogue these visits further below in section 5. 

The aim of the assessment is to give guidance to the owner and management team about how the 

site might be developed to generate business growth, customer growth and satisfaction and 

potential employment, doing so sustainably and profitably. 

  

 
2 Barnhill Farm, Houston Road, Inchinnan, Renfrewshire, PA4 9LU 
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2. Background  

Barnhill was a 70-acre farm on the outskirts of Inchinnan, Renfrewshire. It was formerly an arable 

and grazing working farm which since being taken over by the current owner James Mackie has 

focused on activities to help with diversification.  It has been developed to accommodate a number 

of other uses, users and activities, a few still farm and food related and some accommodating the 

contemporary needs of families in the area i.e. Doggy Daycare, children’s play area, children’s 

parties, Swim Centre to teach children to swim. So, much of the growth at Barnhill has involved the 

development and diversification of the outbuildings to accommodate new uses and users; the 

establishment of a café, internal children’s play space and farm shop and delicatessen. Externally, 

former fields now accommodate specialist pig rearing and children’s play activities. 

Barnhill falls squarely into the definition of the Scottish Agritourism sector, whose importance (and 

barriers to growth) are highlighted in Appendix 3. Barn spaces and outbuildings on site have received 

Renfrewshire Council planning approval for change of use from agricultural to, variously, general 

business use, retail and café/restaurant and for the farmhouse and former steadings, to form three 

dwellinghouses.  

All uses on site are either operated by the owner or are independent and operate from property 

leased by Barnhill Farm. In some cases the owner has an interest in the independent companies. In 

detail the activities and users on site are: 

Independent companies (leased space) 

• Pawz & Co (dog day care and grooming) 

• The Swim Barn (swim school)  

• McKean Fitness (gym)  

• Heat On 

• Storage for BBC Childrens Productions 

• ebi Unites (community food distribution) 

• Fresh Direct Glasgow (food distribution) 

• Children’s play area adjacent café  

• Ellerslie T&C (use?) 

Barnhill Farm and Farm Shop related operations 

• Café 

• Farm shop/delicatessen 

• Production kitchen 

• Offices and meeting rooms 

• Barnhill Boxes  

Other Barnhill uses 

• Empty fields with some walkways in situ 

• Area for free range pig rearing 

• External children’s play areas, comprising crazy golf, play park, go-carting etc. 

• Building storage (Gryffe Builders) 

• Former farmhouse 

• Empty steadings and outbuildings associated with the farmhouse 

• Other outbuildings, including a dilapidated agricultural barn 
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• Occasional farmers’ market  

 

The current food focus of Barnhill reinforces and is based on James Mackie’s career, experience and 

passion in locally produced and organic food, food development and its distribution. Having acquired 

Barnhill, invested in new warehouse facilities and developed and relocated a phoenix food 

distribution company to the site, James then planned a deli/farm shop and café operation on site. 

(Appendix 1 gives more detail on James’ profile.) 

A successful bid for former European LEADER funds for the farm shop and café could not be taken 

up, however, since the initiation of the project coincided with COVID shutdown in 2020. Since 

pandemic restrictions eased, the café and deli/ farm shop have opened and in two years of 

operation have built an enviable and loyal customer base. 

The Barnhill brand is operating well, is recognized and is becoming a ‘must visit’ destination; the 

social reach of Barnhill has 22,313 followers on Facebook and a good Trip Advisor rating (4.7/5). 

From a customer experience perspective, Barnhill is achieving success and from a business 

perspective, the trading performance from a start-up two years ago (post Covid) is excellent. 

 

3. Objectives 

The objectives of this review of Barnhill are as follows: 

1. Prepare a vision for Barnhill to set the context to drive development  

2. Determine what activities best achieve the vision and where investment is needed  

3. Agree the target markets and how to capitalise upon them 

4. Develop an action plan for the development in manageable phases   

 

4. Barnhill Food Hub  

The concept of the food hub at Barnhill derives from the experience and passion of James Mackie 

and the farming history of the site, the location and the incremental food related developments 

initiated by James.  

There are various interpretations of what a food hub is – from a commercial online food ordering 

service to access restaurants and takeaways3, to community greenspaces, growing and sharing local 

food and providing a dignified response to food poverty4 through to food banks, community shops 

and social enterprises to help provide access to affordable, healthy food5. Appendix 2 reviews the 

policy environment for local food production and responses to food poverty. 

The ambition at Barnhill has in the past been articulated as a combination of commercial and 

community functions, and support in the form of rent-free  accommodation for ebi Unites6, a local 

foodbank. Some of that ambition was in the form of proposals to give community access to a 

secondary kitchen, educating and informing people in e.g. animal and plant husbandry (through 

allotments, raised beds and polytunnels), enhancing understanding of the sustainable and 

 
3 Order Food Online, Takeaway Food Delivery - FOODHUB 
4 Craigmillar Community Food Hub - Edible Estates 
5 CUF_3703__Ingredients__V4a_Web.pdf 
6 ebi = Erskine, Bishopton and Inchinnan 

https://foodhub.co.uk/
https://www.edibleestates.co.uk/project/craigmillar-community-food-hub-2/
https://cuf.org.uk/uploads/resources/CUF_3703__Ingredients__V4a_Web.pdf
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environmental need to tackle food waste, using repurposed food and avoiding it going to landfill, 

cooking healthy, nutritious, affordable meals and creating a safe place for mixing, meeting and 

socialising with like-minded people to learn and have fun in a safe place.  

As the Paisley.is web site suggests of Barnhill: 

“From humble beginnings with The Asparagus Hut….The Hut expanded into a warehouse, 

warehouse to a farm shop, farm shop to a family destination with the addition of rides, soft-

play, go-karts, trampolines and even dinosaurs and … a monthly market. …Expansion of the 

farm doesn’t stop there.  

“Plans to turn the farm shop into a locally sourced supermarket will be the first of its kind in 

Scotland and will feature a Renfrewshire baker, butcher, fishmonger, ice cream maker and of 

course Barnhill in-season fruit and veg. All meat will be reared in the county with Barnhill’s 

in-house animals providing the pork, chicken, eggs and specialty asparagus hailing back to 

their humble beginnings.” 

Our analysis would suggest that some of the ambitions for the Barnhill food hub are being fulfilled by 

the food offer (and pricing) at the café; the food offer in the farm shop; local production (using 

seasonal and locally sourced produce) in Barnhill’s own kitchens serving these functions; by the 

presence of Barnhill Boxes and Fresh Direct Glasgow food distribution, the organic raising of pigs for 

meat distribution and retail and the accommodation for ebi Unites on site. While the future of the 

farmers’ market is uncertain7, there is still an opportunity to build on this activity as part of the food 

offer.  

The outstanding questions which we answer below at section 7 are whether the other ambitions for 

the food hub can be achieved, whether they can or should be delivered by Barnhill Farm (at their 

cost) or whether further community-based collaboration can be unlocked to deliver e.g. polytunnels, 

allotments, food education and environmental education? 

 

5. Barnhill Farm Opportunities and Solutions  

Our initial brief was to review the café, kitchen, farm shop and base for the ebi community food 

bank and hub, all components of the Barnhill food hub. Our review with James Mackie the owner 

and his senior management suggest that a wider approach has the potential to offer greater 

commercial and employment opportunities. This approach comprises an evaluation and 

management of the whole estate of Barnhill Farm, assessing it as a property asset.  

Our site visits with James and Wendy to other farm shop/ café facilities were as follows, with key 

lessons for Barnhill: 

Venues8 Facilities Lessons for Barnhill 

Archerfield Walled 
Garden, East Lothian 

Deli, shop, café/ 
restaurant, walled 
garden, mature trails 

Water station, potting shed – quality and 
standard, shop layout might be something for 
Barnhill to aim for. Shop food offer “too much 
like a supermarket”  

 
7 Because of reducing demand from food producers 
8 www.archerfieldwalledgarden.com; www.eastlinks.co.uk; www.craigies.co.uk   

http://www.archerfieldwalledgarden.com/
http://www.eastlinks.co.uk/
http://www.craigies.co.uk/
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Venues8 Facilities Lessons for Barnhill 

East Links Family 
Park, Dunbar, East 
Lothian 

Diversified from farming 
- Family day out 
Adventure with café, 
activities, animals, train 
etc. 

Education barn, signage around the animal 
paddocks and the hay barn were all small but 
effective ideas to reinforce Barnhill’s vision of a 
shop on a farm 

Craigie Farm, South 
Queensferry, 
Edinburgh 

Farm shop/ deli, café, 
online farm shop, pick 
your own,  

Well laid out shop and impressive range of 
stock including own branded goods. Closest in 
offering to what Barnhill is trying to achieve and 
consolidated the idea that ice cream and 
butchery will help differentiate Barnhill. Outside 
displays and signage are easily replicated by 
Barnhill. Craigie’s approach to the site and good 
customer parking work well 

 

The owner and management team at Barnhill still have ambitions centered around the food hub 

concept: 

• To develop the farm shop offering with e.g. butcher facility and ice cream sales 

• To develop a stronger range of local “Renfrewshire” food produce for retail, using the 

existing kitchen 

But other factors have led to a wider perspective and appraisal of all activities at Barnhill: 

• The ownership and management team at Barnhill also has ambitions to develop other 

activities on site: 

o To convert existing barns into a wedding venue, supported by food preparation for 

weddings and events through the existing on-site kitchens 

o To develop the attached farmhouse and former steadings into self-catering 

accommodation, to support the attraction of destination weddings which require 

onsite accommodation – the current inventory could bring the following capacity - 

100 guests in the venue, up to 40 guests on site 

o To host food related and entertainment events in the café to keep profile high and 

stimulate more visits 

• Barnhill also has a number of independent tenants in buildings on the site: these have 

proven to be either (or both) potential attractors of visitors to the site from which the café 

and deli/ shop will benefit, or environmentally sustainable businesses with interesting 

profiles that will contribute to Barnhill’s own visibility and status. 

The remainder of this review explores what the wider opportunities are, what the markets suggest 

as good prospects and what actions need to be taken by Barnhill to realise them. 
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6. Development Opportunities 

The following development opportunities have been identified for Barnhill. 

6.1 Café 

The café along with the farm shop/ delicatessen are at the core of the Barnhill proposition. From a 

standing start 2 years ago, the café has proven popular and profitable, with food prepared in 

Barnhill’s own kitchens by the experienced and accomplished chef and cooking team. The availability 

of home-made dishes and freshly baked bread and cakes are part of the proposition. 

Presently, the cafe operates from 9.00 am to 2.30pm – 7 days per week 

Currently, a key component of the café offer is the availability of children’s indoor (and outdoor) 

play facilities, where parents can enjoy the café and shop while their children are supervised  in a 

safe environment. 

Our own observation is that the café appeals to multi-generation groups and we are sure that the 

ease of accessibility, the space, and the locally produced menu all contribute to the high level of 

visitors who become regulars.  

It would be useful to have the visitor numbers per annum. 

The proximity of cafe to shop is important and the access to the café is via the shop. We believe and 

recommend that adjustments and improvements be made to the access, signage and sight lines to 

improve ambience and commercial performance – i.e. to make it clearer to arrivals that the café is 

accessed through the shop.  There is   flexibility in the relative positioning of the café and shop and 

investing in design of both will improve  sales performance of both, through enhanced dwell time, 

better visibility and accessibility of the café. Barnhill has the space to grow its cafe proposition. e 

café/deli space is a large airy space which could be developed for additional uses i.e. a programme 

of food and drink events,  complementing the proposition on site, and potentially bringing in a series 

of profiled experts, tapping into the existing food and drink initiatives in Renfrewshire   (see below at 

6.5). 

What’s On Renfrewshire’s9 website lists 23 cafes in the area and our own research identifies many 

more outlets, i.e. cafes, bars, restaurants, golf courses serving food etc. 

The importance of complementary activities to the café – the shop and play activities – give Barnhill 

a competitive edge over other café/ food outlets, along with on site and convenient parking. The 

current opening hours for café food seems (closing at 2.30pm) to suggest an immediate opportunity 

for expansion – and is in our recommendations and part of our action plan. In terms of competition, 

there are limited number of other farm or farm shop-based eating facilities with which Barnhill 

might compete, of which the first is close by: 

• The Farm at No 12, Inchinnan which includes “…Soups, Scottish, Vegetarian Friendly, Vegan 

Options” 

• Auchengree Farm Shop, Glengarnock – includes Friday night steak nights 
 

Maximising the impact of the café and reflecting on the café/ food offer suggests a number of 

actions need to be taken: 

 
9 Cafes And Coffee Shops in Renfrewshire | Eating And Drinking | What's On Renfrewshire 
(whatsonrenfrewshire.co.uk) 

https://www.whatsonrenfrewshire.co.uk/eating-and-drinking/cafes-and-coffee-shops/
https://www.whatsonrenfrewshire.co.uk/eating-and-drinking/cafes-and-coffee-shops/
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• Survey users to understand what they like about the café and what else they think it might 

or should provide, both in terms of ambience, facilities and the food offer. Include a 

question about expanding opening times from 2.30pm 

• Review the layout and ambience of the café – how can we improve this? The café space 

might be used for food and drink related events, product launches, pop up restaurant, food 

tastings, and potentially for informal family or group parties outwith opening times (the on-

site kitchen and kitchen brigade has the experience and the facilities to serve food to groups 

without impinging on cafe operations) The positive social media reviews and links will  be 

capitalised upon by the creation of a content plan linked around, at least 3 posts per week, 

with news and views i.e. what’s on, what’s new in seasonal produce, news from the kitchen, 

recipes and customer reviews,  

• Barnhill – the whole site will benefit from integration into local community activity and 

plans, wider Renfrewshire initiatives and, for example, the café might be more positively 

cited elsewhere with links to e.g. Euan’s Guide, What’s On Renfrewshire etc. 

 

6.2 Farm Shop and Delicatessen 

The current farm shop at Barnhill is a central part of the mix in attracting visits and generating 

income. It encompasses both farm shop and delicatessen, with speciality meats, cheeses, bread and 

other delicatessen products.  The Deli features a raft of products produced on site by the kitchen 

development team – and these items, prove to be the most profitable and sought after. 

While Christmas trading is not reflective of year-round sales, in 2022, December sales were £34,260 

(inclusive of VAT where applicable), with a profit margin of over 75%. 

From a standing start two years ago, James has been innovative, creative and resourceful, at 

introducing new products and lines and the retail offer could be said to have grown incrementally.  

That said, the retail has appealed to visitors and is a success. The production kitchen and chefs 

produce pies, meat products and cakes, giving visitors to the café the opportunity to take away. 

There are plans to expand the offer by introducing a butchery section (with a butcher in situ) and ice 

cream sales.  

The farm retail industry has been estimated to have a turnover in the UK of £1.4billion, with an 

estimated 1,581 farm retailers across the country and employing 25,000 people. The delicatessen 

sector (categorized separately) has some 1577 shops and an annual UK turnover of just short of 

£1billion.  

During the pandemic, farm retailers have seen an 89% increase in sales, and 64% of farm shops 

expected sales to increase further in 2022. The COVID pandemic encouraged consumers to shop in 

smaller spaces, locally, but customers are increasingly seeking higher quality products and excellent 

customer service and this is also why they are attracted to farm shops10. Reportedly, the recent 

shortage of fresh fruit and vegetables has also led to a boost of sales at farm shops. 

The Scottish Agritourism Growth Tracker 2022 has found that money generated by farm retail 

increased by almost £50 million during the first year of the pandemic, rising from £62m to over 

£110m in 202211. The survey findings highlight the significant value and opportunity for Scotland’s 

 
10 Britain’s farm shops crucial to the fine food industry, generating £1.4 billion | News | Speciality Food 
Magazine 
11 Scotland's Agritourism Growth Strategy | VisitScotland.org  

https://www.specialityfoodmagazine.com/news/britains-farm-shops-crucial-to-the-fine-food-industry-generating-1.4-billion
https://www.specialityfoodmagazine.com/news/britains-farm-shops-crucial-to-the-fine-food-industry-generating-1.4-billion
https://www.visitscotland.org/about-us/what-we-do/working-in-partnership/agritourism-strategy
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farms, rural communities and visitor economy of including a food and drink experience as part of 

Scotland’s agritourism offering. 

Demand has increased for organic, locally sourced, additive-free, healthy and Fairtrade products 

with a 2015 report suggesting that shoppers were leading an ethical spending boom, with spending 

on ethical foods up by 8%. Arguably, Barnhill has both responded to and leads this trend with the 

choices of products on offer in the farm shop12: 

The scale and direct and close management of the farm shop at Barnhill should allow it to respond 

to other trends or customer demands – knowledgeable staff talking direct to customers, offer of a 

wider food retail offer in response to demand/ trends etc. Another positive trend is the on-farm 

restaurant, which is proving a huge hit with customers looking for quality, home cooked local food 

and affordable prices and offering another reason to visit. These trends align very well with how 

Barnhill is developing. 

A particular challenge might be whether Barnhill enters the online market for local food (online 

marketing and ordering)), increasingly used and appreciated  by consumers. Presentation hampers, 

speciality food or Christmas sales might benefit from this sales channel. The online market ties into a 

delicatessen –type food offer i.e. a broader range of quality goods than produced direct from the 

farm, which has tended in the past to be dairy, eggs and vegetables or fruit. In terms of competition, 

these trends have prompted the big supermarkets to open in-store deli counters, expand their 

ranges of pre-packed salamis, pâtés, cheeses, introduce speciality breads, etc. 

Retail impact studies for farm shops tend to suggest that a considerable proportion of customers (up 

to 70%) come from within a 20-minute drive time. Evidence on the ground however would suggest 

that if the food offer is right, and if there is more to do, then people will travel considerably further 

for an “experience” which would include the purchase of fresh local products, but include, 

potentially, play area, cafe/restaurant etc. 

Locally 13 farm shops of different quality and retail offer operate13 14 including some farmers 

markets. Farm shops with which Barnhill would compete in the area include: 

• Auchengree Farm Shop, Glengarnock 

• The Farm at No 12, Inchinnan  

• Linburn Farm, Erskine 

• The ELF Bothy at East Lugtonridge Farm, Beith 

• Swanieston Farm Shop, Houston (temporarily closed) 
 

We have no doubt that the retail offer is important for Barnhill and would recommend that it be 

built upon in the following ways: 

• Evaluate the extent to which online sales are important – potentially by talking first to 

existing customers and social media followers 

• Assess what product range might best be delivered online 

• Commission specialist retail design advice to plan: 

o Additional food and non-food products to sell 

 
12 Farm shop sector trends | Marketing Donut 
13 Farm Shops And Farmers Markets in Renfrewshire | Shopping | What's On Renfrewshire 
(whatsonrenfrewshire.co.uk) 
14 farm shops renfrewshire - Google Search 

https://www.whatsonrenfrewshire.co.uk/listings/swanieston-farm-shop/
https://www.marketingdonut.co.uk/market-research/sector-trends/farm-shop-sector-trends
https://www.whatsonrenfrewshire.co.uk/shopping/farm-shops-and-farmers-markets/
https://www.whatsonrenfrewshire.co.uk/shopping/farm-shops-and-farmers-markets/
https://www.google.com/search?tbs=lf:1,lf_ui:10&tbm=lcl&sxsrf=APwXEddJceOiIH3aY8qz51ixbM9oRZcsIA:1681383348108&q=farm+shops+renfrewshire&rflfq=1&num=10&sa=X&ved=2ahUKEwiLzseJ2ab-AhXQiFwKHW-IBI8QjGp6BAhTEAI&biw=1223&bih=587&dpr=3#rlfi=hd:;si:;mv:[[55.999968599999995,-4.3656983],[55.6948733,-4.690335999999999]];tbs:lrf:!1m4!1u3!2m2!3m1!1e1!1m4!1u2!2m2!2m1!1e1!2m1!1e2!2m1!1e3!3sIAE,lf:1,lf_ui:10
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o The layout and (additional?) space needs of the shop to accommodate additional 

products, including the planned butcher and ice cream sales 

o The relationship of shop to café, with sight lines, signposting etc. to ease access from 

one to other (see section 6.1 above) 

o The deli counter to optimise design/ serving and till 

• Consider joining a trade association (Guild of Fine Food Retailers?) or networking at the 

annual Fine Food Show in Harrogate and continue  working with Scotland Food and Drink  

• Develop the name/ brand for the shop and build on the 22,000 friends’ links to 

communicate direct to them 

• Explore development of products to wholesale i.e. range of pies and sell directly to large 

retailers who stock Scottish produce (Waitrose, Morrisons, Aldi, Lidl all have Scottish lines, 

all have commitment to selling niche products). Production capacities would need to be 

explored in tandem with profitability). 

 

6.3 On site Accommodation 

Barnhill farmhouse is a 3 bedroom property and is currently used for residential accommodation but 

needs modernisation to be of a standard fit for the luxury rental market. The steadings all need 

development. In total these could create 3 self-catering units with the total bedspace in farmhouse 

and steadings being up to 26 people. Planning approval has already been achieved for the 

accommodation. 

There are three options for the properties: 

• To let or sell off as long term residential (non-tourist) accommodation units  

• To let each unit independently as self-catering accommodation  

• To offer all units together for events/ wedding accommodation (see below) 

All options need direct access and car parking to be assessed. 

Selling-off or long leasing the properties is problematic as this would bring other owners/users onto 

the Barnhill site, with loss of control and risks of complaints from other activities on site.  

The self-catering market is buoyant and the offer of accommodation as part pf the wedding offer is a 

positive bonus, making Barnhill attractive for destination and local weddings. The combination of 

independent lets for visitors and lets for weddings will allow, with effective diary management, the 

best returns and in any event, subject to timing, it will take some time for weddings to establish (see 

footnote 23) and the accommodation can be let to (non-wedding) visitors as the wedding venue 

gains traction and demand. 

Buoyancy in the self-catering market15 – largely but not solely from UK residents holidaying at home 

– has to be countered with two factors which need to be considered: 

• Scottish legislation for short-term lets came into effect in 2022, introducing a licensing 
scheme and a new power which allows local authorities to introduce planning control areas. 
(There is no indication at the time of writing that Renfrewshire Council plan a control area.) 
Those who want to set up and operate a short-term let for the first time need a licence 
before they take any bookings or accept any guests16 

 
15 Sykes holiday company reported a 65% year-on-year increase in new property enquiries (2021 - 2022), as 
reported in Here's how much money short-term holiday lets are making in Scotland | The National 
16 Short Term Lets Legislation Changes in Scotland | VisitScotland.org 

https://www.thenational.scot/news/19868061.much-money-short-term-holiday-lets-making-scotland/
https://www.visitscotland.org/supporting-your-business/advice/short-term-lets-legislation
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• Barnhill’s location at Inchinnan, and its proximity to Glasgow airport and Scotland’s largest 
industrial estate, will provide opportunity for mid-week business and allow packaging for 
weekend visitors who may be coming to the area to visit.   

VisitScotland report that in 2019 the average occupancy achieved in Greater Glasgow (which 

Renfrew is counted as being in) was less than 41%17. Subject to the offer at Barnhill and pricing we 

believe that a substantially higher occupancy/and yield rate can be achieved.  

In terms of potential competition, both Booking.com and TripAdvisor each only list 1 self-catering 
unit in Inchinnan. TripAdvisor at the time of writing listed 74 self-catering rentals across 
Renfrewshire, varying from flats, to rural lodges to 5 bedroom houses. 

There are a number of tasks to be fulfilled to develop the self-catering proposition at Barnhill: 

• Development of a masterplan for the whole site, including tenants, Café, Deli, Event space, 

accommodation and all of the parallel infrastructure requirements which require to be 

accommodated 

• Full  assessment of the market for self-catering at Barnhill including potential competitors 

• Determination of the price point and brand positioning for self-catering to stand 

independently of weddings 

• Along with work on the wedding proposition for Barnhill, the brand proposition and pricing 

of self-catering as part of the wedding offer 

• Feed into the design brief for the modernisation of the farmhouse and development of the 

steadings for self-catering accommodation 

• Gain any additional or amendments to planning or building warrant approvals 

• Preparation of business plan, including development and capital costs  

 

6.4 Weddings and the Wedding Market 

Adjacent the farmhouse and steadings referred to above is a Dutch barn that is used for hay storage. 

It measures some 2,600 sq ft ( (c240 sq metres) and has been identified as a potential venue for 

weddings; the barn requiring redevelopment. This activity would be supported by: 

• As reported above, the accommodation at the developed farmhouse and steadings could be 

used for wedding guests (e.g. the bridal party) 

• Food production for guests generated in Barnhill’s own kitchens 

• Use of the existing café space as an events venue, potentially broadening the wedding offer, 

giving more choice to wedding enquiries 

There were 24,284 weddings and 499 civil partnerships across Scotland in 2021, down from a peak 

of nearly 30,000 weddings in 2015. In Renfrewshire there were 530 weddings and 5 civil 

partnerships in 2021, but the market for Barnhill could extend to East Renfrewshire, Inverclyde and 

Glasgow, which had nearly 3,000 weddings and civil partnerships in 2021. If the market were to 

include North and South Lanarkshire and East and West Dunbartonshire, then the number of 

weddings and civil partnerships in 2021 was nearly 4,90018. 

 
17 scottish-accommodation-occupancy-survey-annual-report-2021.pdf 
18 See Appendix 4 

file:///C:/Users/IvanBroussine/Documents/Downloads/IVAN%20FOLDER,%20October%202016/Customers/2023%20Barnhill/scottish-accommodation-occupancy-survey-annual-report-2021.pdf
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In addition, an estimated 30% of all marriages in Scotland are thought to be tourism marriages (i.e. 

neither of the couple is resident in Scotland)19.  

With the average wedding costs being anywhere between £18,000 and £24,000, the total weddings 

market in Scotland could be valued at £600m p.a. and £98m p.a. for the wider local market 

described above (include the Dunbartonshire, Lanarkshire and Glasgow). 

In terms of venue competition for Barnhill, there are many venues across Renfrewshire, East 

Renfrewshire, Inverclyde and Glasgow. Wedding Venues in Scotland20  list 43 venues accessible to 

Glasgow; venuefinder21 list 16 venues in Renfrewshire; while Renfrewshire Councils’ own listing of 

civic venues22 lists 4, as well as 57 religious venues across the area. While not all of these will 

compete with a potential venue at Barnhill, it does show how crowded the marketplace might be, 

and suggests the need for agreeing the price point and branding proposition. 

There are a number of actions that need to be taken to determine the role Barnhill might have in 

weddings: 

• Assessment of the market, competitors and determination of the price point and brand 

positioning for weddings at Barnhill 

• Design of the Dutch barn to determine the number of guests that can be accommodated, 

together with regeneration kitchen (for food brought from Barnhill’s own kitchens) and 

wedding ceremonies, cloakroom and toilet facilities. An assessment of the footprint may be 

required to increase capacity  

• Application for planning and other approvals  

• The physical linkages with the planned accommodation at the farmhouse and steadings (i.e. 

for guests and potentially for the bridal party) needs to be considered 

• Potential linkages to the café (used as an events pace) and how it and the barn might work 

together for weddings (Night before suppers, Sunday BBQ’s)  

• Input to recommended masterplan (see below) re access, site navigation, signage etc. 

• Preparation of business plan, including professional fees for masterplan, development and 

capital costs together with set up costs including 18-month marketing plan ahead of 

opening23 

 

6.5 Other activities 

• Farmers markets - currently three in Renfrewshire, including Barnhill, Erskine Riverside 

Market (last Sunday of every month) and Paisley Farmers Market (second and last Saturdays 

of each month).  Currently, Barnhill’s farmer markets are postponed because of building 

works, but also reportedly because of the fall away of interest from stall holders. There may 

be an opportunity to reinvigorate the markets and make them a permanent feature of the 

Renfrewshire , and Barnhill’s, calendar. 

• Events – we’ve suggested looking at the café space as a parallel or alternative space for 

delivering a food and drink programme of events, as well as other events. For instance, 

 
19 Wedding Tourism - Research & Statistics | VisitScotland.org 
20 Glasgow Wedding Venues, Packages, Offers, Photos and Brochures (weddingvenuesinscotland.co.uk) 
21 Wedding venues in Renfrewshire (venuefinder.com) 
22 Marriage ceremonies - Renfrewshire Website 
23 Wedding couples may book up to 3 years ahead of an actual date, necessitating premarketing well ahead of 
opening of a venue 

https://www.whatsonrenfrewshire.co.uk/listings/erskine-riverside-market/
https://www.whatsonrenfrewshire.co.uk/listings/erskine-riverside-market/
https://www.whatsonrenfrewshire.co.uk/listings/paisley-farmers-market/
https://www.visitscotland.org/research-insights/about-our-visitors/interests-activities/weddings
https://www.weddingvenuesinscotland.co.uk/location/glasgow/
https://www.venuefinder.com/wedding-venues-in-renfrewshire
https://www.renfrewshire.gov.uk/article/3243/Marriage-ceremonies#civil
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Auchengree Farm Shop promotes a Friday night steak night and other venues have B-B-Qs, 

but there may be opportunities too for music, dances and arts events on site. These should 

be examined as a way of generating income and enhancing the reputation of Barnhill. It may 

be that independent event manager(s) might be approached first for a view.  

• Children’s activities – there are many children’s play facilities operating across South 

Glasgow, but a limited number listed in Renfrewshire: 

o Pandamonium Play Centre, Erskine  
o XSite Braehead 
o Child's Play Café, Renfrew 

The substantive attraction of children’s play at Barnhill lies in parents being able to do other 

things on site, mainly shopping and eating or drinking while children play safely. The outdoor 

play facilities need supervision, but they complement the indoor play, where there is 

supervision. It might be that the incremental approach that has been taken to creating 

external play activities (go karts, sand pit, crazy golf, animal trails) need to be consolidated 

so that there is a more coherent offer for children and their parents.  

• Pigs and other animals – Manglaitza (hairy) pigs, a Clydesdale horse, pigmy goats and 

Hebridean sheep, emus and Highland Cattle are on offer for children and parents to view 

and feed on the farm adventure trail. This experience probably isn’t promoted as much as it 

could be (for instance the web site doesn’t specifically feature children’s activities – and are 

encapsulated under “things to do”). 

• Kitchen – the existing production kitchen is intensively used, but a secondary kitchen is 

available for external users. Initially thought of for community users (as a component of the 

originally conceived food hub – see section 4 above) it doesn’t appear to be used very much 

now. 

• Community uses – this leads to the issue of Barnhill’s support for community users. ebi 

Unites is an obvious beneficiary, receiving space to manage community food distribution 

rent free. We roll out the discussion about Barnhill’s community focus and social 

responsibility into the section below. 

 

7. The Barnhill Estate 

Developing quickly post COVID, Barnhill has firmly established itself as a place to visit with a 

successful café, shop and things for visitors to do, including for children. It has become a destination 

in its own right. It can also be described as a successful food hub, with the food offer in the café, in 

the farm shop and the activities of some tenants giving several dimensions to the description. 

Barnhill has also proven attractive to tenants and an interesting mix exists on site in addition to the 

café and shop: 

• Food distribution 

• Publicly attractive activities, whose clients (or members) should benefit the cafe and shop 

But many of the activities on site have developed outwith a strategic plan with James’ interests and 

experience in food and food distribution and demand from potential tenants dictating what has 

happened on site. It feels ad hoc and the site – like many agricultural holdings in transition – 

evidences a cluttered layout.  

Thus, signposting on site is chaotic or non-existent, access, egress and car parking spaces not clear, 

surfaces feel temporary, and there is some external storage in various places that feels unregulated 
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and mitigates against the quality of the visitor experience. Equally, lorry and van movements and 

parking and the need to accommodate these on site for Fresh Direct Glasgow and ebi Unites , 

suggests a potential conflict with visitors and customers.  

The visitor welcome could be enhanced by relocating the dog day care facility – its current location 

and absence of effective signposting makes it difficult to navigate the Barnhill site on arrival (as well 

as the noise from dog day care being discordant.) 

We know work is in progress, and we don’t have evidence that existing visitors are put off (perhaps 

they like the quirky disordered nature of the site?). But we would question: 

• the tolerance of existing clientele in the future if they don’t see change 

• whether new tenants will remain relaxed as their custom grows 

• how to signpost and ease access to the farm shop and café for users, customers and 

members attracted to other tenants, to enhance the Barnhill shop and café revenues (how 

should they make their way to the shop and café from the tenants elsewhere on site?)24 

• how can the potential new activities of weddings and self-catering be accommodated – here 

tolerance levels about access, clutter etc. will be a lot lower, since these customers will be 

paying a premium. 

 

7.1 Finances and Leases 

In addition to the specific opportunities identified above, relating to the sectoral activities of retail, 

cafe, accommodation, weddings, etc., we see a major prospect in managing the Barnhill estate as a 

whole for James Mackie’s own businesses and providing accommodation for other operators, while 

maximising the profitability of the site for the owner. 

We have examined information made available concerning valuations and leases and would draw 

the following conclusions: 

• Barnhill Storage is the overall owner of the sites and leases the units and land to tenants. 

Leases are of variable length – from 1 year through to 10 years. 

• We understand that two tenants are looking to terminate their agreement with Barnhill 

Storage – McKean Fitness and Heats On Ltd (3-year lease and 5-year lease respectively) – 

while another is finalising the lease agreement – Swim Barn. 

• Some leases are rudimentary in nature and abbreviated, probably not giving security to 

Barnhill Storage in terms of activities, defined lettable areas, responsibilities for utilities, rent 

reviews, insurances and importantly service charges for site development etc. New leases 

should follow the format of the longer, but more secure, leases that have been agreed. 

• Market rentals being achieved are in some cases above valuer’s estimates of market rentals, 

to the benefit of Barnhill Storage. 

• There is no indication of additional service charge opportunities, from e.g. additional parking 

provision. 

• There do not appear to be any consolidated accounts for the Barnhill estate/site as a whole, 

nor an indication of the nominal rent paid by James Mackie’s own companies to Barnhill 

Storage (i.e. café and shop) making it difficult to estimate the overall value of the site. There 

is a need to develop a consolidated balance sheet for the whole site to be able to evaluate 

 
24 This also raises an issue about best opening times, where tenants’ customers might arrive early evening 
when the shop will be shut– some dialogue is needed with tenants on this matter 
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profitability of different elements of Barnhill, including estimating the value of planned 

additional activities e.g. accommodation and weddings, and whether investment in these is 

going to be profitable 

• Consolidated accounts for the whole Barnhill site would also be necessary to be able to get 

the best tax advice on how best to structure the business for tax purposes (to understand 

the different sources of income for the owner). 

We have assembled the financial information provided by James and his management team which 

goes some of the way towards preparing a consolidated balance sheet for the Barnhill estate. This 

is available as an Excel Sheet under separate cover. 

It would seem sensible to develop the structure of the overall Barnhill ownership/operating 

company (Barnhill Storage) to maximise the profitability of the site, as well as its role in supporting 

or encouraging other businesses and employment. In brief, the advantages of consolidating the 

finances and structure of Barnhill Storage lie in: 

• Consolidating the leases 

• Potentially looking at opportunities for service charges for tenants 

• Opportunities for collective marketing of the site as a good place to do business - good 

rents/easy access, synergy between the tenants, tenants cross selling and ramping up social 

media (e.g. with a calendar of annual events) 

• Generating the best financial overview of profitable activities and determining the viability/ 

profitability of new developments 

• Through the above, being able to present a coherent and the best financial picture to 

lenders, if loans are needed (e.g. for new developments) 

• To offer the best tax advice both for Barnhill Storage and for James Mackie personally 

We understand at the time of writing that there are two outstanding COVID- related bounceback 

loans with RBS (for the Farmshop at £33,919.15 and for Barnhill Storage at £34,788.75) 

7.2 Risk Analysis 

The biggest risk to Barnhill appears to lie in potential flooding with consequent implications for 

insurances. DM Hall’s advisors in their valuation report identified moderate risks from surface water 

flooding and high risks of river or coastal flooding (especially with global warming and rising sea 

levels) over the next 5 years. 

There are few risks associated with consolidating Barnhill Storage operations and accounts to give a 

better site management plan and financial performance, other than the need to manage the 

process, potentially taking on professional advisors and their costs. 

Banks if asked for financial support will look at; 

• Environmental considerations 

• CapEx. requirements (any condition concerns) 

• Borrower business plan and capabilities 

• Structural considerations 

• Planning permission/restrictions 

• Rent review clauses and terms 

• Tenant incentives on re-let 

• Vacancies, rent arrears, service charge shortfalls 
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• Energy Performance Certificates ratings 

 

8. Conclusions 

Barnhill is not a complex estate, having developed from an agricultural to a broader business and 

visitor base. We identify here our conclusions from the review and steps to move Barnhill forward. 

Each of James Mackie’s businesses have opportunities associated with them: 

• The café, being supplied by Barnhill’s own kitchens 

• The retail offer 

• Childrens; play 

• In the future, accommodation on site 

• In the future, weddings on site 

We suggest that there two major actions that should be addressed to maximise the value of the site: 

1. A consolidated plan for improved infrastructure especially in terms of access/ egress/ circulation, 

car parking and the vehicular access for distribution users – to enhance the amenity of the site 

and experience of visitors. On site storage needs tidying up to contribute to this objective. The 

plan should also explore the access and other considerations for potential new developments 

associated with accommodation and weddings 

2. Consolidating the structure and finances of Barnhill Storage to offer the most profitable and tax 

efficient routes to managing tenants on site. This is likely to give tax advantages to Barnhill 

Storage and potentially to James Mackie personally. 

 

8.1 The Vision for Barnhill 

Essentially, we see Barnhill building on what it already does successfully but in a way that 

consolidates what is on site already. 

Our vision for Barnhill, from which the actions below flow, is for: 

A highly successful shopping, eating and children’s destination offering residents within ¾ 

hour travel time an incomparable experience, building positive word of mouth and 

reputation. Barnhill will also offer tenants an ideal location from which to conduct their 

business25.  

While access to a car will reduce Barnhill’s market (since the majority of customers/ visitors will 

arrive by car), across Scotland some 87% of the population still have access to a car or van. 

 

8.2 Community Uses 

The issue of Barnhill’s contribution to community wellbeing raises a number of questions about what 

else might be done on site for community, as a reflection of Barnhill’s community or social 

responsibility. The ambition for polytunnels, education and learning about food and demonstration 

of good cooking techniques are as we suggested earlier commendable, but we are nervous that 

 
25 We estimate a population of just short of 2m within ¾ hour travel time- source: National Records Office of 
Scotland, mid 2021 estimates. Areas included - Renfrewshire, East Renfrewshire, Inverclyde, Glasgow, North 
and South Lanarkshire, North Ayrshire and East and West Dunbartonshire 
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these developments will distract the owner and management team from the core business, actions 

for which are outlined below. 

Supporting ebi Unites with rent free accommodation is also commendable but it may be that 

Barnhill will need the space returned to them for expansion of shop or café. The terms of ebi’s lease 

might be yearly, to give certainty for ebi and flexibility to Barnhill. 

We have not built into our scenario planning the allocation of external space to community-based 

organisations to establish polytunnels and offer education and learning around food. It might be that 

the owner’s community mindedness and ambition for these activities may be best served by 

facilitating others to deliver them on space allocated at Barnhill. Subject to where these activities are 

located, we see them being complementary to what else happens at Barnhill and should be 

considered in our masterplan proposition. 

 

8.3 Way Forward 

In thinking about the way forward and next steps, we consider there to be a number of criteria that 

development of Barnhill must meet: 

• It has to maintain profitability across the revenue channels of property, retail, and the 

hospitality service from the café 

• It has to be financially sustainable, scalable for profit and brand in the medium (one year) to 

long term (5 years) 

• It must be commercially and market attuned, thus meeting/ exceeding and driving the 

market with the brand attributes of ‘something for everyone’ great environment, easy 

access, free parking, amazing produce and service 

• It should establish and reinforce Barnhill as a “destination”, to generate footfall and spend  

• Once established the development needs to have a self-sustaining management, without 

the need for heavy, or micro-management from the owner 

• The development must meet environmental sustainability criteria 

Business Pointer’s analysis of the Barnhill proposition and the factors above suggest: 

• The need for a financial appraisal of Barnhill Storage, for the full site including income from 

tenants and leases, and assessment of best tenancy and rent terms and conditions  

• In Business Pointer’s opinion, the dog day care tenant should be relocated. It does not give 

the most favourable impression at the site entrance and it doesn’t have synergy with other 

users (and tenants) at Barnhill )  

• An early site “tidy up” to ensure best impressions to visitors 

• Phasing of development opportunities to include a masterplan to address immediate issues 

of access, parking, signage and traffic separation,  but also what actions need to be 

undertaken to give best access for weddings and accommodation, consolidation of tenants, 

external and internal signage and access, car parking etc. 

• Coordination and liaison with Renfrewshire Council business development and employability 

team re the site being a base for new and expanding companies and support for them 

(contact made and discussion initiated) 
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• Working with a University re food and food product development and testing to enhance 

the range of food products for retail26 (University of West of Scotland, do not have, these 

facilities but QMUC27 do have and are very willing to meet and discuss) 

• Assess whether Barnhill café and farm shop might look at a joint venture or lease to an 

operator instead of being operated by the current owner, to relieve the owner of the day to 

day demands of these businesses   

• Expert retail design of the farm shop/deli to help plan an expansion of products and increase 

turnover and profitability 

• Review of the café proposition, layout and food offer, especially in relation to potential use 

of the café space for  a food and drink related programme of events 

• Full evaluation of the wedding and self-catering accommodation markets to help determine 

feasibility, financial sustainability, competitors and brand/ pricing positioning 

• Consolidated P&L for the site to fully understand and exploit opportunities 

 

We propose the following short, medium and long term actions: 

Barnhill Action Plan 

Action  Implications Time Frame28 

Short Medium Long 

1. Site “tidy up” Associated Costs – implications for 
Gryffe builders and other tenants 

√   

2. Consolidated 
accounts and 
balance sheet for 
Barnhill Storage 

Will give framework from which 
decisions about future activity and 
finances on site can be determined 

√   

3. Prepare site 
masterplan 

To determine locations of users, 
amenity, circulation etc. and scope 
for further development of units 

√   

4. Appoint retail 
designer to review 
shop, products, 
relationship with 
café  

Potential Council financial support to 
be investigated 

√   

5. Review lease 
arrangements for 
Doggy day care 

Relocation on site? √   

6. Look at opening 
times for cafe 

Staff, cost and other implications √   

7. Create calendar of 
annual events for 
cafe 

Design programme and promote  √  

8. Review collective 
marketing of the 
site  

Generate tenant agreement  √  

 
26 The University of the West of Scotland does not have the relevant supportive faculties; however Business 
Pointer has been in discussions with QMUC who will be delighted to review an application for support 
27 Queen Margaret University College, Edinburgh 
28 Short term - in course of next year; medium term - 2 to 3 years; long term – 4 years 
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Barnhill Action Plan 

Action  Implications Time Frame28 

Short Medium Long 

9. Review food 
development with  

Working potentially with University 
(Council support?) 

 √  

10. Evaluate and design 
accommodation  

Professional appointment needed; 
cost implications of construction 

  √ 

11. Marketing of 
accommodation  

Cost implications    √ 

12. Evaluate and design 
wedding venue 

Professional appointment needed   √ 

13. Market wedding 
venue 

Cost implications   √ 

 

 

Business Pointer, 31st March 2023 
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Appendix 1 

Barnhill Owner James Mackie profile  

17 years’ experience within the Fresh Produce industry with the last 8 years working within the UK’s 

largest Fresh distribution company.  

Commercially astute and a successful business developer. Having run my own 2 businesses from 

scratch to each having a +£6million turnover and selling them in 2008 and 2016 respectively I 

understand business building blocks on every level.  

Created an excellent working partnership with the Fresh Direct Group running Fresh Direct Scotland 

as a stand-alone business with more independent sales by percentage than any other business 

within the group.  

Grew the opportunity within the Fresh Direct Group into a food service and distribution model, 

where traditionally 95% of the business was fruit and vegetables.  

In September 2015 Fresh Direct London collapsed operationally. Within 10 weeks I rebuilt the whole 

warehouse team, with over 50 staff members, putting in new targets, bonuses and promotions. 

During this time they never lost a single customer.  

Strong, multi-layered relationship management skills with the ability to communicate at all levels 

both internally and externally.  

Project managed a complete build of a new warehouse at Barnhill and moved a 24 hour/7 day a 

week business in July 2014. This was more complicated as most of the plant was second hand from a 

depot in Skelmersdale.  

Excellent people management skills with the ability to create, nurture and drive successful teams.  

Results driven with track record of exceeding targets; won employee of the year in Fresh Direct in 

2014 (over 2000 employees). 
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Appendix 2 

Food Poverty  

The context for food poverty and responses to it lie in high UK inflation and the economic crisis 

affecting millions of UK residents: 

• Food prices had risen consistently for the 17 months up to December 2022. In December 

2022, food price inflation was at its highest since September 1977 when, according to ONS 

estimates, the rate was 17.6%. Prices for low-fat milk increased the most, rising by 46% 

between December 2021 and December 2022. Food banks were reported to have supported 

800,000 children in the UK in 2020-21, according to Government statistics (Households 

Below Average Income data from Department for Work and Pensions)29 

• New research by the Independent Food Aid Network (Ifan) found that almost 90% of food 

banks surveyed reported increased demand in December 2022 and January 2023 compared 

with a year earlier. Half of the 85 organisations running 154 food banks that responded said 

if demand rose further they would either have to cut support or turn people away30. 

• The consumer price index, which indicates the inflationary pressures on various goods and 

services, rose by 9.2% in the 12 months to December 2022. The Office for National Statistics 

(ONS) reported that the largest contributing factors to this inflation were rising domestic 

energy prices and food price inflation. For example, food and non-alcoholic beverages rose 

by 16.9% over the period in question. This was the highest rise in any of the different 

components of consumer price inflation31. 

Against this background, other underlying causes of food poverty32 arise from: 

• Benefit payment delays, changes and benefit sanctions – often leaving households without 

any income for periods from 4 weeks up to 3 years 

• Low wages – being in employment does not necessarily protect a household from food 

poverty.  

• Low income and insecure employment conditions – making households more vulnerable to 

e.g. unexpected expenses or fluctuation in income 

• Costs of moving from welfare to work – additional costs associated with starting a new job, 

having to wait a month after their benefits stop and wages kick in 

• Changes to tax credits and Universal Credit – the six-week wait for payments impacts low 

income families  

• Pressure on household budgets – the cost of food, fuel and housing has a disproportionate 

impact on low income households 

• School holidays – during the holidays, many families struggle to get enough food, and food 

that is nutritionally balanced, for themselves and their children  

Solutions to food poverty are largely local and community driven and may represent any or a 

combination of the following: 

• Community Gardens 

 
29 The Guardian, 18th February and 23rd March 2023 
30 Ibid   
31 Cost of living: Food price inflation - House of Lords Library; see also Food bank demand and the rising cost of 
living (parliament.uk) 
32 “A route map to ending hunger as we know it in the United Kingdom”’, The All-Party Parliamentary Group 
Enquiry (APPG) Inquiry into Hunger in the United Kingdom, 2015 

https://lordslibrary.parliament.uk/cost-of-living-food-price-inflation/
https://commonslibrary.parliament.uk/food-bank-demand-and-the-rising-cost-of-living/
https://commonslibrary.parliament.uk/food-bank-demand-and-the-rising-cost-of-living/
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• Food Delivery 

• Foodbanks 

• Free Meals 

• Breakfast Clubs 

• Lunch Clubs 

• Community Cafés 

• Allotments 

• Community Food Shops 

• Community Food Education 

• Community Cooking 

• Community Growing 

Models of good practice abound, but the following may be of interest: 

• Glasgow City Food Plan | Glasgow Community Food Network (glasgowfood.net) 

• About us (communityfoodandhealth.org.uk) and NHS Lothian and community food networks 

– adapting to Covid-19 and recovery (communityfoodandhealth.org.uk) 

• Your Local Pantry 

• Best Practice Guides - Feeding Britain 

Some local (Renfrewshire) resources: 

• Renfrewshire Food, Fuel & | Resources | Engage (engagerenfrewshire.org) 

• Erskine, Bishopton & Inchinnan Official Community Website (ebi.scot) and (20+) EBI Unites | 

Glasgow | Facebook 

• Renfrewshire Foodbank | Helping Local People in Crisis 

• Home - The Food Train 

• (20+) Pantry Plus | Paisley | Facebook 

• Home (darkwoodcrew.co.uk) 

• (20+) Active Communities | Facebook 

• (20+) Lochwinnoch Community Larder | Facebook 

  

https://glasgowfood.net/projects/glasgow-city-food-plan
https://www.communityfoodandhealth.org.uk/about-us/
https://www.communityfoodandhealth.org.uk/community-based-activity/case-studies/nhs-lothian-and-community-food-networks-adapting-to-covid-19-and-recovery/
https://www.communityfoodandhealth.org.uk/community-based-activity/case-studies/nhs-lothian-and-community-food-networks-adapting-to-covid-19-and-recovery/
https://www.yourlocalpantry.co.uk/?gclid=CjwKCAjw3POhBhBQEiwAqTCuBuq_THQ7tsaObkOc9D0UNb0ttHNrJILAPmk66qur9AYgz63idwpV9xoC8UoQAvD_BwE
https://feedingbritain.org/what-works-centre/best-practices-guides/
https://engagerenfrewshire.org/resources/renfrewshire-food-fuel-and-finance-resources.html
https://ebi.scot/
https://www.facebook.com/UnitingEBI/?locale=en_GB
https://www.facebook.com/UnitingEBI/?locale=en_GB
https://renfrewshire.foodbank.org.uk/
https://www.thefoodtrain.co.uk/
https://www.facebook.com/STARPantryPlus/
https://darkwoodcrew.co.uk/
https://www.facebook.com/ACommunities/
https://www.facebook.com/groups/lochwinnochcommunitylarder%C2%A0


Barnhill Farm and Shop - REPORT May 2023  
DRAFT 

 
 

 

Page 22 

Appendix 3 

Agritourism’s Contribution to National Policy Objectives 

Source: Scottish Agritourism Growth Tracker Prepared by VisitScotland on behalf of Scottish 

Agritourism December 202233 

 

The evidence in this report demonstrates agritourism is an important contributor to national and 

regional inclusion, diversity and economic development objectives by providing:  

• Equal and inclusive employment opportunities for men and women which are available to all 

age profiles and skill levels  

• Vital family and external employment opportunities in rural areas  

• A sustainable core domestic based visitor market  

• New revenue streams to cross fund and support agricultural activities  

• Strong growth expectations and profitability levels  

• Commercial and entrepreneurial opportunities to strengthen rural communities  

• High levels of historic and planned investment to support other rural businesses and supply 

chain rural jobs 

Barriers Inhibiting Growth  

The inherent value of Scotland’s agritourism sector lies in maximising the synergies and added value 

that arise from combining agriculture, tourism and food and drink. Central to this ambition is 

expediting the selling of onsite farm produce direct to visitors. This maximises the value chain and 

operator profits while delivering enhanced visitor experiences. Importantly it also accords with 

sustainable food and drink and economic development principles and contributes to Scotland 

Outlook 2030 responsible tourism objectives.  

• Two thirds of agritourism businesses do not currently offer the consumption of farm 

produce onsite. More significantly however, one in four have no plans to develop this 

important value-added element. 

• A major barrier is the availability or cost efficiency of onsite or local processing facilities. Cost 

and time resource associated with food hygiene requirements, operation and training staff 

were also identified along with uncertainty regarding commercial returns and the need to 

prioritise other competing agritourism development priorities.  

• Failure to capitalise or overcome the barriers to develop this vital value-added element of 

Scotland’s agritourism strategy limits the sector's growth potential. Work to promote the 

appeal and potential value of selling onsite produce while seeking possible solutions to some 

of the barriers is required to fully capitalise on agritourism’s full growth potential. 

  

 
33 scottish-agritourism-growth-tracker-2022-report (1).pdf 

file:///C:/Users/IvanBroussine/Downloads/scottish-agritourism-growth-tracker-2022-report%20(1).pdf
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Appendix 4 

Weddings Statistical Information and Sources 

 

Weddings 

Market for weddings Population Weddings 2021 Civil partnerships 
2021 

Renfrewshire  179,940 530 5 

Inverclyde  76,700 142 0 

East Renfrewshire 96,580 376 3 

    

City of Glasgow 635,130 1918 42 

    

East Dunbartonshire 108,900 227 6 

West Dunbartonshire 87,790 124 1 

North Lanarkshire 341,400 632 2 

South Lanarkshire 322,630 863 9 

    

Scotland 5,479,900 24,284 499 

Sources: 

• mcp-time-ceries-21-mt.2.xlsx (live.com)  

• mcp-time-ceries-21-mt.3.xlsx (live.com)  

• Population Estimates of Scotland - National Records of Scotland (shinyapps.io)  

Cost of a wedding, sources:  

• The Average Cost of a Wedding 2023: How Much Does a Wedding Cost? – 

www.hitched.co.uk  

• What is the Average Cost of a UK Wedding in 2023? (compareweddinginsurance.org.uk)   

 

https://view.officeapps.live.com/op/view.aspx?src=https%3A%2F%2Fwww.nrscotland.gov.uk%2Ffiles%2F%2Fstatistics%2Ftime-series%2Fmarr-21%2Fmcp-time-ceries-21-mt.2.xlsx&wdOrigin=BROWSELINK
https://view.officeapps.live.com/op/view.aspx?src=https%3A%2F%2Fwww.nrscotland.gov.uk%2Ffiles%2F%2Fstatistics%2Ftime-series%2Fmarr-21%2Fmcp-time-ceries-21-mt.3.xlsx&wdOrigin=BROWSELINK
https://scotland.shinyapps.io/nrs-population-estimates/
http://www.hitched.co.uk/
https://www.compareweddinginsurance.org.uk/blog/average-cost-uk-wedding.php

