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Dear Shareholders:

The 2025 fiscal year was defined by significant operational resilience in the face of infrastructure delays.  
While the delayed completion of the new Aquatic Center prevented us from achieving our primary 
budget targets, our core operations remained robust.  Strong performance in the shoulder quarters and 
disciplined cost controls allowed the team to mitigate losses and position the property for a high-growth 
2026.

The primary driver of our 2025 budget variance was the unavailability of the Aquatic Center during the 
second and third quarters.  As our peak season, this delay resulted in a two-fold impact:

Room Revenue:  Significant cancellations of existing reservations and a slowdown in new leisure 
bookings led to a shortfall in room night goals.

Ancillary Revenue
revenue streams, specifically within Food & Beverage and Guest Activities.

Operational Successes

Despite peak-
and Q4.  Notable achievements included:

Demand Capture:  Aggressive sales efforts during the non-peak months helped stabilize annual 
revenue.

Cost & Labor Control:  Management successfully adjusted labor models and controlled 
operating expenses to protect margins during periods of lower occupancy.

Service Excellence:  Feedback scores remained high, proving that our team continues to 
deliver a premium guest experience regardless of facility constraints.

Strategic Outlook:  The Aquatic Center

The partial opening of the indoor pool and splash pad during the holiday season marked a critical 
turning point.  Initial guest feedback has been overwhelmingly positive, confirming that this amenity is 
the key driver for our value proposition.  Going into the Summer of 2026, with the facility fully operational, 
we expect the Aquatic Center to not only recover the lost leisure demand of the previous year, but to 
serve as the primary catalyst for increased RevPAR and enhanced guest satisfaction in the coming
years.

Accolades

One of the several accolades received in 2025 was our AAA 4-Diamond Rating for the 10th consecutive 
year, as well as being ranked the 4th Best Public Golf Course in Pennsylvania by Golf Pass.  Additional 
accolades included Nominations for the Historic Hotelier of the Year, as well as the Best Social Media 
Campaign for Historic Hotels.



2025 Highlights: 
 

 $1.75 MILLION IN CAPITAL EXPENSE HIGHLIGHTS INCLUDE: 
 

o 23 PREMIUM GUEST ROOM REFURBISHMENTS 
o PAVILION ICE MAKING CHILLER 
o NEW ZAMBONI FOR THE ICE RINK 
o SKI/SNOW TUBING UPGRADES 
o NEW KITCHEN EQUIPMENT 
o NEW VEHICLES 
o WASTE WATER TREATMENT PLANT UPGRADES 
o REPLACEMENT OF LODGE CHILLERS & COOLING TOWER 
o REPLACEMENT OF FIRE ALARM PANEL IN THE CONFERENCE CENTER 

Our Team Members 

for their dedication and commitment to excellence in hospitality, Skytop hosted several employee 
appreciation events throughout the year.  Staffing shortages continued throughout 2025.  Skytop 
continued our engagement with international labor through the J1 and H2B Programs.  This strategy 
remained in place to ensure that both our guests and financial goals were exceeded.  These programs 
were vital to our success in exceeding our guest  

Our Year-End 

Our year-end guest satisfaction score for 2025 was 93%, exceeding industry standards by over 15%.  We 
have many exciting plans for 2026 beginning with the complete renovation of our indoor & outdoor 
pools, an outdoor kitchen, an indoor pool bar, as well as state-of-the-art fitness center and locker 
rooms.  As is customary, Skytop will continue hosting special theme weekends and holiday events 

Dinner Series.  Please check our website (www.skytop.com) for all upcoming events. 

Sincerely yours, 

 

 

    Jeffrey Rudder Richard L. Price, Jr. 
General Manager Chairman of the Board 
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FINANCIAL CONDITION AND RESULTS OF OPERATIONS 

 
 
 

 
SUMMARY 
 
 
The following table indicates the relationship of financial data, as a percentage to the revenues of Skytop for the 
years ended December 31, 2025 and 2024: 
 
  2025  2024 
 
Revenue: 
 Rooms 45.7% 47.5%  
 Food and beverage 40.6% 39.5%  
 Sports and other recreation 9.0% 8.4%  
 Other operated departments 2.4% 2.6%  
 Other income       2.3%     2.0% 
 
 Total revenue 100.0% 100.0% 
 
Department Expenses: 
 Rooms expenses 13.3% 12.4%  
 Food and beverage expenses 32.3% 32.0% 
 Sports and recreation 9.7% 9.4%  
 Other department expenses 2.7% 2.6%  
 
Overhead Expenses: 
 Administrative and general 13.2% 13.2%  
 Advertising and promotion 6.2% 5.7%  
 Other operating expenses    13.2%    12.2%  
 
 Gross operating profit 9.4% 12.5% 
 
Fixed and other charges: 
 Fixed charges 5.5% 5.2% 
 Depreciation, amortization & gain on disposal 5.7% 5.0% 
 Interest .7% .7% 
 Provision for income taxes     (.6)%        .6% 
 
 Net (loss)income    (1.9)%     1.0% 



 
 
 
 
 
BALANCE SHEET ANALYSIS 
 
 
All amounts are approximate. 
 
Current assets as of December 31, 2025 were $5.3 million, a decrease of $1.9 million from the prior year. In 
2025 operating cash balances were $3.2 million and the cash account designated for capital improvements was 
$864 thousand.  The decrease in cash was attributed to lower profits in 2025 and the use of cash for a portion of 
capital projects.  All other current assets had similar balances to the prior year.  Current liabilities were $6.8 
million, which is $463 thousand higher than 2024. Current maturities of debt increased $258 thousand for the 
principal payments on the Aquatics Center Loan.  Accounts payable and Accrued expenses increased $358 
thousand from timing of payments for normal operating costs and payroll and benefits. Advance deposits for 
future stays increased $156 thousand.  The decrease in Income taxes payable of $442 thousand is primarily 
from 
favor. 
 
Cash flow from operations and available credit facilities are  primary source of liquidity.  Net cash 
provided by operating activities was $693 thousand in 2025, compared to $2.6 million in 2024. The net loss as 
well as payment of accrued costs from 2024 contributed to the difference. 
 
Capital expenditures in 2025 were approximately $8.5 million, and included the renovation of 23 guest rooms, 
replacement of the Pavilion ice making system, ski and tubing upgrades, minor kitchen equipment, vehicles, 
waste water treatment plant planning, and the indoor Aquatics Center. Capital improvements for 2024 were 
approximately $2.5 million, the renovation of 21 guest rooms, replacement of the Lodge cooling system, 
conference center carpet, golf course equipment, point of sale system in the outlets and other information 
technology enhancements.  Cash from the Fixed Asset Reserve investment account, bank loans and operating 
cash provided the funding for these expenditures.  Projects for 2026 include 15 additional guest rooms, 
Infrastructure upgrades to the Lodge kitchen, golf, trails and Information technology equipment, additional Wibit 
pieces, fleet vehicles and the Aquatics outdoor area. 
 
Skytop has a note payable for the construction and equipment of the Executive Conference Center, The Inn at 
Skytop and the employee dormitory and the refurbishment of other public areas with Fidelity Deposit and 
Discount Bank (Fidelity) for $3.9 million at a fixed rate of 4.8% for ten years. The loan matures in 2029.  
Principal payments on this loan were $391 thousand for 2025.  Skytop also has a construction loan for the 
Aquatics Center which will be completed in 2026.  The amount outstanding as of December 31, 2025 was 
$6.7million and is expected to be at $8 million at the completion of the project.   
 
In 2025 Skytop entered into several new finance and operating lease agreements. The leases are for copiers, 
golf carts, concierge carts, various golf equipment such as mowers, sprayers and utility carts. The lease liability 
is $1.1 million over five years.   
 
Skytop had an available operating line of credit of $1.5 million with Fidelity at December 31, 2025
credit facility expires in September of 2026.  The line of credit is used to support resort operations during the off-
peak season. There were no outstanding balances on this credit facility at the end of 2025. 



RESULTS OF OPERATIONS
 
  
Revenues:   
 
Total revenue in 2025 was $28.6 million, compared to $30.6 million in 2024, a decrease of $2.0 million or a 
decrease of 6.5%.  The occupancy rate of Skytop was 47.5% for 2025 and 51.8% in 2024, resulting in a 
reduction of 8.6 thousand guests for the year.   Although the average revenue per guest for the total hotel was 
$431 in 2025, $25 per guest higher than 2024, overall spending in the Skytop outlets decreased as discussed 
below. 
 
Rooms  Total room revenue decreased $1.5 million from 2024 to $13.1 million.  The decrease was from lower 
occupancy as the rate remained steady.  Skytop offered various packages throughout the year with or without 
meals to attract travelers and increased marketing of our outdoor activities, as well as including many activities 
at no cost since the Aquatics Center was under construction for most of 2025.  Average revenue per occupied 
room was $339 for both 2025 and 2024. 
  
Food and beverage  Total food and beverage revenue decreased $486 thousand to $11.6 million. Banquet 
food revenue increased by $36 thousand, while all other outlets decreased.   Beverage experienced an increase 
in Banquet revenue 
hours.  The Windsor Dining Room and Tap Room both saw declines in 2025. 
 
Sports  Overall sports and recreation revenue remained steady at $2.6 million. Golf increased $39 thousand 
from greens fees and retail sales.  Outfitters increased slightly while the Adventure Center summer activity 
revenue decreased.   
 
Other Departments decreased $121 thousand in 2025.  This was from lower gift shop sales and lower wedding 
flower sales.   
 
Other Income increased $65 thousand from increased forfeited deposits from group and guest cancellations.    
 
Departmental Expenses:   
 
Overall departmental expenses decreased $681 thousand to $16.6 million in 2025 from $17.3 million in 2024.  
These expenses as a percentage of revenue were 57.9% in 2025 and 56.4% in 2024.  Payroll and benefits 
accounted for 35.8% of these costs in 2025 compared to 34.4% in 2024. 
 
Room expenses as a percentage of total revenue were 13% for 2025 and 12.4% in 2024. Wage and benefit 
costs as a % of revenue increased 2% from labor model changes and annual increases.  Expenses relating to 
printing, hotel decorations and linens decreased.  These savings were offset by increases for amenity price 
increases, laundry costs and complimentary guest expenses. 
 
Food and beverage expenses were 32% of total revenue in 2025 and 32% of total revenue in 2024.  Cost of 
food and beverage product was 30.2% of revenue compared to 31.5% in 2024. Food and beverage wages were 
45.8% of revenue in 2025 and 46.8% in 2024.  Operating expenses increased $75 thousand from increases in 
garden costs, contract services and kitchen fuel.  These increases were offset by savings in banquet rental 
items and paper cost. 
  
Sports and other recreation costs decreased $114 thousand and represented 9.7% of revenue in 2025, 
compared to 9.4% in 2024.  Wages and benefits were 64.6% of revenue in 2025 compared to 67.7% in 2024.  
The decrease is from lower Golf and Activities wages. Expense increases were from golf cart rental costs and 
golf equipment lease payments.  Lower costs were in golf equipment repairs, entertainers and pool chemical 
costs. 
 
 



 
 
 
Other Operating Expenses:  
 
Administrative and general expenses, including human resources, decreased $280 thousand.  Wages and 
benefits increased $63 thousand from merit pay raises.   Credit card fees decreased $23 thousand, however the 
fees remained at 3% of revenue.  Employee recruiting increased $31 thousand for seasonal employees. Skytop 
paid a holiday bonus and funded a 401k match in 2025 totaling $181 thousand.  These costs were offset by a 
decrease in management incentives as the bonus plan payout requirements were not met for 2025. 
 
Sales and marketing costs increased $20 thousand compared to the prior year.  Salaries, benefits and 
commissions for the Sales team were $38 thousand higher than the prior year from annual increases and 
commissions earned.  To continue to attract guests to Skytop, social media advertising increased $30 thousand.  
Expense decreases were from lower resort credit packages and photography costs for a total of $58 thousand. 
 
 
Repairs and maintenance expenses increased $37 thousand. Maintenance wages and benefits decreased $25 
thousand from open positions and wages included in capital projects.  Expenses for landscaping, streets and 
roads, sewer and well maintenance increased $111 thousand.  We have contractors assisting with the sewer 
and well operations.  Kitchen equipment, electrical & mechanical equipment and building repairs decreased $62 
thousand.    
 
Fixed costs increased $10 thousand, from property taxes and corporate costs.   
 
Utilities remained level to 2024. Although electricity was higher, it was offset by lower propane and heating oil 
costs. 
 
Interest expense decreased $18 thousand from 2024 as we continue to pay down our long-term mortgage.  
Additional interest paid on the construction loan of $155 thousand was capitalized to the Aquatics Center 
project.  
 
 
Provision for Income Taxes: 
 
The (benefit)/provision for income tax is calculated at the federal rate of 21% and the state rate of 8%, net of any 
operating loss carryforward benefits remaining from prior years. The effective tax rate was 23.3% for 2025 and 
40.1% for 2024.  The change in the effective tax rate was from the current year operating loss and the reversal 
of a potential change in timing of tax payments due for advanced deposits as determined by the Internal 
Revenue Service regulations, which was not required to be implemented. 
 
 
 
 
 
 







Baker Tilly Advisory Group, LP and Baker Tilly US, LLP, trading as Baker Tilly, are members of the global network of Baker Tilly 

provides assurance services to its clients. Baker Tilly Advisory Group, LP and its subsidiary entities provide tax and consulting services 
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