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December 17, 2014 

City of Saratoga 

Hakone Estate and Gardens Master Plan 

 

Additional Cost of Service for  

Dean Runyan Associates 

833 SW 11sth Ave, Suite 920, Portland, Oregon 97205 

 
Scope of Work 
For this project we propose a primary scope of work that focuses on operations and financial planning for the 
Retreat Center, in particular its use for corporate and personal events.  Additional, optional tasks would focus on 
attendance, retail sales and other aspects of Gardens operation. 
 
The primary scope would be as follows: 
 
Review 
current 
operations 

Gather current and historic data regarding revenues and operating expenses that may 
pertain to the existing and proposed facility; review events-oriented marketing programs 
and partnerships with other entities in the area 
 

Assess 
markets 

Gather current data focusing on existing and anticipated markets for, space rental for 
events; assess pricing; analysis of selected similar, comparable facilities will be included in 
this task; consider market demographics and trends 
 

Forecast 
revenue 

Prepare event and other pertinent projections and prepare associated revenue projections; 
consider anticipated master plan implementation elements, as appropriate, including 
phasing 
 

Prepare 
operating 
budget 

Prepare a preliminary operating budget that represents facility implementation, including 
phasing and changes in operations and revenue; base in part on existing and projected 
operating costs and any changes in organizational structure 
 

Planning 
recommen-
dations 

Provide recommendations throughout the planning process, focusing in particular on 
revenue sources, anticipated operational cost savings, changes in organizational structure 
and marketing 

 
Reported material is either included in the master plan document or incorporated as one or more appendices.   
 
Primary project (including two trips to the site) $14,000 
Additional market and financial analysis $10,000 
Economic impact analysis                                                                                $4,000 
              $ 28,000 
Portico 10% Sub Consultant Handling                                                                          $2,800 
Total for Additional Cost of Service                                $ 30, 800 
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833 SW 11th Ave., Suite 920, Portland OR  97205 
503.226.2973   FAX 503.226.2984   www.deanrunyan.com 

 
 
10 October 2014 
 
To: Johanna Schorr, Dennis Meyer, Portico Group 
From: Dean Runyan 
Re: Hakone Gardens proposed scope of work 
 
Dean Runyan Associates has conducted or participated in a number of feasibility 
study or master planning projects for natural resource-oriented public facilities.  We 
have worked with The Portico Group on several projects, including the Master Plan 
for the Portland Japanese Garden, which is very similar to the work we anticipate for 
the Hakone Gardens Master Plan. We enjoy doing this work and look forward to 
working with the City of Saratoga and The Portico Group on this Master Planning 
effort.     
 
Approach 
 
Dean Runyan Associates’ primary goal is to facilitate the discussion of market, 
business and management-related aspects of the project, helping to assure that the 
facility is as well positioned as possible and is able to meet its operational objectives 
from a management and budget perspective.  Our approach emphasizes informed 
discussion, with work elements oriented to gathering current and specific data that 
contribute throughout and after the project.  We expect to work closely with the 
client and with other members of the planning team. 
 
Specific objectives typically include: 

 Understand the primary local and regional markets and opportunities for activities 
and facilities on this site 

 Analyze markets associated with potential sources of revenue 

 Develop and analyze operational scenarios in conjunction with site development 
and design options 

 Consider economic and business factors throughout the master planning process, 
helping to assure that plan elements are the most effective and efficient from a 
financial perspective 
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Scope of Work 
 
For this project we propose a primary scope of work that focuses on operations and 
financial planning for the Retreat Center, in particular its use for corporate and 
personal events.  Additional, optional tasks would focus on attendance, retail sales 
and other aspects of Gardens operation. 
 
The primary scope would be as follows: 
 
Review 
current 
operations 

Gather current and historic data regarding revenues and operating 
expenses that may pertain to the existing and proposed facility; 
review events-oriented marketing programs and partnerships with 
other entities in the area 
 

Assess 
markets 

Gather current data focusing on existing and anticipated markets for, 
space rental for events; assess pricing; analysis of selected similar, 
comparable facilities will be included in this task; consider market 
demographics and trends 
 

Forecast 
revenue 

Prepare event and other pertinent projections and prepare 
associated revenue projections; consider anticipated master plan 
implementation elements, as appropriate, including phasing 
 

Prepare 
operating 
budget 

Prepare a preliminary operating budget that represents facility 
implementation, including phasing and changes in operations and 
revenue; base in part on existing and projected operating costs and 
any changes in organizational structure 
 

Planning 
recommen-
dations 

Provide recommendations throughout the planning process, 
focusing in particular on revenue sources, anticipated operational 
cost savings, changes in organizational structure and marketing 

 
Reported material is either included in the master plan document or incorporated as 
one or more appendices.   
 
Additional tasks can be included if you wish, focusing on: 
 

 Attendance, retail and other sources of revenue; this analysis would involve a 
broader market analysis and additional comparable facilities and would 
include a more comprehensive preliminary budget proforma 
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 Economic impact analysis, so provide information helpful with communications 
with local government, funding sources and partners 

 
Budget 
 
Primary project (including two trips to the site) $14,000 
Additional market and financial analysis $10,000 
Economic impact analysis $4,000 

 
Qualifications 
 
Dean Runyan Associates Inc. specializes in market research, master planning and 
feasibility studies for public attractions and education facilities, as well as economic 
analysis regarding travel, tourism and recreation.  We have been in operation since 
1984 and have completed many projects of this type. 
 
Dean Runyan Associates has completed a number of master plan and feasibility study 
projects for public gardens and related educational and recreational facilities.  A 
selected list includes:  
 

 Alaska Sealife Center, Seward 
 The Arboretum at Penn State, Pennsylvania State University  
 Botanica, Louisville, Kentucky 
 Botanical Garden of the Ozarks, Arkansas 
 Burden Center, Louisiana 
 Chickasaw Botanical Garden, Oklahoma 
 Conservatory of Flowers, San Francisco, California 
 Comal Headwaters Water Conservation Center, Texas (underway) 
 Coos Head (Port of Coos Bay), Oregon 
 Daniel Stowe Botanical Garden, North Carolina 
 Fort Worth Nature Center, Texas 
 Galveston Island State Park, Texas 
 Garvan Woodland Gardens, Arkansas 
 Gibbs Botanical Garden, Georgia 
 Gulf Coast Education Center, Mississippi 
 Hagadone Gardens, Coer d’Alene, Idaho 
 The Holden Arboretum, Ohio 
 Jordan Valley Water Conservation Demonstration Garden, Utah 
 Las Vegas Springs Preserve, Nevada 
 Lynch Botanical Garden and Bird Sanctuary, Louisiana 
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 The Oregon Garden, Silverton 
 Portland Japanese Garden, Oregon 
 San Francisco Botanical Garden 
 Shangri La Botanical Gardens, Texas 
 Toledo Botanical Garden, Ohio 
 Tracy Aviary, Utah 
 Washington Park Arboretum, Seattle, Washington 
 Willapa Bay Nature Center, Washington 

 
In addition Dean Runyan Associates has prepared major regional and statewide 
tourism studies and master plans, including plans for Alaska, North Dakota, the Finger 
Lakes District in New York, Northeast Wyoming, the Olympic Peninsula in Washington 
and the Coast of Oregon.  In addition we have prepared detailed regional economic 
analysis studies for destination locations such as Lake Tahoe, Sun Valley, the Death 
Valley region and the Olympic Peninsula. 
 
Finally, Dean Runyan Associates Inc. is a primary North American provider of travel 
and tourism economic analysis for state travel offices, with studies underway or 
completed for twelve states.  Clients include Texas, California, Arizona, Colorado, 
Wyoming and West Virginia.  This research provides us with detailed economic and 
other data pertaining to travel and the travel industry in the US. 
 
Additional information regarding our services and project history can be found on 
our website at www.deanrunyan.com. 
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