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Finding a Future for Kinloch Castle 

What are we doing and why? 

The building 
 
Kinloch Castle was built for the Lancastrian industrialist George Bullough in 1897. The luxuriously 
finished castle had a brief heyday before the First World War, after which it was less frequently 
visited. In 1957 the whole island, including the castle and its contents, were sold to the Nature 
Conservancy, now Scottish Natural Heritage. The castle has been used as a hotel and is currently a 
hostel with public tours of the principle rooms given throughout the summer. It has changed 
remarkably little since the Bulloughs left, making it a rare surviving time capsule of the Edwardian 
age.  
 
The problem 

Despite significant investment, the West Highland climate has taken its toll on the building and the 
castle’s condition has deteriorated over the years, largely due to water ingress. SNH has been 
seeking a positive way forward for the castle for many years. Various restoration schemes have been 
developed, but the substantial funding required to take them forward has not been available.  
 
We have recently developed a conservation / repair plan for the Castle, outlining the works required 
to make the building wind and watertight to minimise deterioration. We have invested over £1 
million in the last five years to stabilise the tower, repair the oriel windows, replace the lead parapet 
gutters, valleys and roof ridge tiles and deal with mortar washout in the wall-heads and facings. 
Whilst doing these roof works we discovered extensive wet and dry rot which has been treated and 
affected areas made good. There is substantial further work required to complete the conservation 
works required to stabilise the building’s condition; to refurbish it fully and restore the contents 
requires major resources, previously estimated at around £13million.  
 
Finding a future – what we hope to achieve 

We now have a much clearer idea of the condition of the castle and the work required to prevent 
further deterioration.  However, in the light of reducing budgets we also need to consider how best 
to find the resources the castle needs for its repair and upkeep. We need to think about how this can 
be sustained in the long term and what role the castle might play in the context of an island with a 
growing community. 
 
Kinloch Castle is part of the nation’s heritage and we want to ensure that all relevant stakeholders 
with an interest in the building and island, or with expertise and experience in managing buildings 
and historic collections, have the opportunity to be involved. 
 
Our aim is to explore the different options available that could secure a future for Kinloch Castle, 
considering both the building itself and its historic collection of artefacts.  We will explore how they 
could be used and who should own and manage them.  As agreed with Scottish Government, we will 
only explore at this time those options which will secure a better future for the castle and collection. 
The aim is to report to Scottish Ministers in September, following discussion through SNH 
committees and Board. It is for Ministers to decide the future of the building, taking into account the 
views of stakeholders.  
 
When undertaking the options appraisal, we will consider the impact on the cultural / historic 
heritage, public access to heritage, and socio-economic factors for Rum / Small Isles / Lochaber. 
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Introduction to Kinloch Castle 

Description 

Kinloch Castle is a large rectangular castellated mansion built around an inner court. It was designed 
by Leeming & Leeming, London. The foundation stone was laid in 1897 and took three years to build, 
being first occupied in 1901. Internal and external alterations were carried out in 1906 and the castle 
was mainly used seasonally as a shooting lodge. It is built of red Arran stone, bull faced squared 
rubble with tooled ashlar dressings. The principal fronts are to east and south, the east entrance 
front having a square off-centre tower rising above the roofline. North, east and south elevations are 
encircled by a continuous arcaded veranda with a glazed roof masked by the crenallated wall head.  
 
The castle has a lavish and ornate Edwardian interior with original fittings and furnishings. There was 
a focus on technology, with a hydro-generated power supply, elaborate bathroom fittings, a rare 
orchestrion and one of the earliest internal telephone systems of any private house in Scotland. The 
interior has been little altered since the Bullough Estate sold the castle and it is perhaps this that 
makes it particularly unusual and significant; the castle has been preserved as an entity, almost as 
created. Few if any Scottish Baronial shooting lodges of the Edwardian age and of the quality of 
Kinloch Castle have survived in the West Highlands. Some were demolished while others have been 
much altered or lost their contents. 
 

Status and designations 

 
Kinloch Castle was entered on the Statutory List as Category A on 5th October 1971, inclusive of 
original fittings and furnishings in addition to the building itself. The gazebo in the grounds of the 
castle (near the shore) and the Castle Bridge over the Slugan (Rockery) burn are both also listed 
category B. 
 
The castle is categorised as AT RISK on the Buildings at Risk Register, which notes its condition as 
Fair and category of risk as Low. The building was added to the register in 2004 and has not been 
reassessed since that time.  
 
The site is included in the Inventory of Gardens and Designed Landscapes. The identified site 
includes the castle and policies which were developed from 1879 to 1914. The importance of the site 
is defined as follows: 
Work of Art – Outstanding – despite the loss of the pleasure gardens, the configuration of the policy 
woodlands and surviving features of the designed landscape complement Kinloch Castle. Together 
they form an important period piece, giving the site outstanding value as a Work of Art. 
Historical – Outstanding – The historical development of Kinloch is inextricably linked to the social 
and economic history of Rum, its changing fortunes as a sporting estate, connection with the 
Marquis of Salisbury, then the Bullough family and its 20th century decline through absentee 
landownership. It has outstanding historical value as an unusual, well-preserved and important 
representative of social history. 
Horticultural, Arboricultural, Silvicultural – Little – the garden and designed landscape retain little 
horticultural value. 
Architectural – High – Kinloch Castle (listed category A), an early 20th century castle with innovative 
technological features, and the estate village of Kinloch are of high architectural interest. The castle 
is the only example of a country house designed by Leeming & Leeming. The layout of castle and 
village amply illustrates a planned ‘model’ layout of a Highland estate. 
Scenic – Outstanding – Rum is a major component of the Small Isles National Scenic Area and 
thereby is of outstanding scenic value. 
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Nature Conservation – Outstanding – the designed landscape includes a variety of habitats 
important for birdlife. Rum’s varied landscape and wildlife habitats are widely recognised in the 
island’s designation as a significant nature reserve. 
Archaeological – Outstanding – Kinloch castle policies are archaeologically sensitive and recognised 
as being of outstanding value due to the Mesolithic settlement site found there. This is one of the 
earliest known human settlement sites found to date in Scotland. 

Hatched area indicates designed landscape 

 
 

Context 

 
Most of the island is a national nature reserve run by SNH, famed for its outstanding landscapes, 
geology, flora and fauna. Rum receives about 10,000 visitors per annum and typically around half of 
these are day visitors. Travel to the island is by Calmac ferry from Mallaig or the MV Sheerwater 
from Arisaig. Other charter boats run out of Mallaig, Arisaig, Skye and Knoydart. Rum is seeing an 
increase in visitors arriving by private yacht and also from cruise boats such as the Hebridean 
Princess. There is a growing market of coach tour visitors coming via ferry. The castle is a significant 
visitor attraction for the island, along with its stunning wildlife. 
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Previous Restoration Proposals 
 

SNH previously commissioned two main options appraisals leading to restoration proposals. These 
are the Page & Park study, ‘Conservation, Management & Business Plan Proposals: November 2002’ 
and the Prince’s Regeneration Trust’s proposals 2005-2010.  
 
Page & Park Proposals (2002) 
This study explored seven options, assessing against fit with HLF criteria (seen as most likely major 
funder), SNH objectives, customer satisfaction and costs. The preferred option was option 7: 
“Accommodation with Limited Environmental Education Facilities”. From a Heritage Lottery Fund 
perspective this linked to objectives to enhance access to heritage, plus linked well to SNH 
objectives, enhancing existing provision to build on existing markets. This option was estimated to 
cost about £4Million plus VAT, professional and statutory fees (2002 price). This preferred option 
was featured on the BBC Restoration programme however funding was not available to take it 
forward. 
 
Prince’s Regeneration Trust (2005-2010) 
This study reappraised the Page & Park work, bringing it up to date and exploring further options for 
repair and management that might result in a sustainable funding package for the castle. The 
options appraisal identified ten options, of which option 8 was preferred. This option involved 
converting the castle into a two-storey “lodge house” with  7 letting rooms and a 3-bedroom 
manager’s apartment within the principle wing plus conversion of the rear wings to create 6 
apartments / houses and retained public access to the principle rooms within the ‘front of house’ 
areas. The option included a separate bunkhouse. Ownership and management would be through a 
special purpose vehicle involving private / public sector partnership and could involve some private 
ownership of apartments. This scheme had an estimated capital cost of around £13Million at 2007 
prices. Planning consent exists for this scheme but funding could not be secured to take it forward.  
 
The detail of both options appraisals is provided in Appendix 1. 
  
 

Conservation / repair works  
Essential & Emergency Repair Works  

In the last few years we have carried out a number of emergency repairs to the castle, including: 

 Oriel windows 

 Repairs to main tower in east elevation 

 Phase 1 roof repairs and wallheads 

 Dry rot treatment and repairs to plasterwork / redecoration 

 Management of defective plaster ceilings 

 Management of boiler / heating system 

 Wiring and emergency lighting 

 Improvements to security system and intruder alarm 

 Other internal works required for health and safety 

Including all associated fees and costs, we have spent well over £1million on these projects. Further 

details are included in Appendix 2. 

Conservation / Repair Plan 
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In 2012 we commissioned James F Stephen Architects to appraise the physical condition of the 

castle, focusing on essential repair needs rather than restoration works. The aim is to return the 

building to a structurally sound, wind and watertight condition. Appendix 2 details the works 

undertaken to date and the further works required. The works to the roof and wallheads mentioned 

above were the first phase and there is a further phase of roof works urgently required, part of 

which will be taken forward during 2013.  

After the roof, focus is needed on the external walls and verandah plus some internal repairs which 

are generally to address areas of previous water damage. The remaining work has an estimated cost 

of £1,159,000 plus VAT, professional fees and charges. SNH has no specific budget allocation for 

Kinloch Castle and has to find what funding it can through property maintenance budgets.  

Summary of Incurred and Anticipated Repair work Expenditure as at January 2013 
 
Incurred Repairwork Expenditure (Construction Costs)    
    
Repairs to Oriel Window Components £ 70,000  
Repairs to Oriel Window & Main Tower Structures £ 170,000  
Roof Repairs (Phase 1) £ 380,000  
Internal Repairs (Dry Rot & Reinstatement Works) £ 40,000  
Plaster Ceiling Reports & Precautionary Action £ 12,000  

Total £ 672,000 excl VAT 
    
Anticipated Repair work Expenditure    
    
Roof Repairs (Phase 2) £ 350,000  
External Wall Repairs £ 620,000  
Internal Repairs £ 189,000  

Total £ 1,159,000 excl VAT 
 
The abovementioned figures exclude professional fees, Scottish Natural Heritage direct expenditure, 
local authority charges and Value Added Tax.  
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Changes since previous proposals were developed 
 

Development of the Rum Community 

 

At the time previous proposals were being developed, a separate initiative was also underway with 

the support of Scottish Government to explore community development on Rum.   In 2009 and 2010 

100 hectares of land and properties in Kinloch village and glen were transferred to the Isle of Rum 

Community Trust (see map in appendix 5). This enabled the development of the community 

independently of SNH, enabling development of crofts, houses and businesses so that people can 

settle long term on the island without a dependency on SNH employment.  

The community is developing well and much has been achieved in the short time since the land 

transfer. Key points are: 

 Most residential and community properties in the village are owned by IRCT and leased to 
residents; 

 IRCT runs the water supply to the village; 

 IRCT manages roads in the village with input from SNH reflecting our use; 

 Three crofts have been let, bringing two new families to the island and a further woodland 
croft is being explored; 

 IRCT has sold one house to release capital, bringing another family to the island; this house 
is being developed as a B&B; 

 HebNet, a community-based company, has brought high-speed broadband to Rum and the 
other Small Isles; 

 Funding has been gained by IRCT to support development of visitor facilities in the village, 
including toilet facilities at the pier, camping pods, improvements to the campsite and 
interpretation at the pier; 

 IRCT has gained significant funding to develop a 20-bed bunkhouse on the Ferry Cottage site 
near the shore of Loch Scresort; further private B&Bs are developing; 

 IRCT has developed a housing policy and is exploring various options to increase the housing 
provision on the island though securing funding for this is a real challenge; 

 IRCT is developing a forest plan for the woodland in its ownership, including parts of the 
designed landscape associated with the Castle; 

 IRCT is working in partnership with SNH to further develop visitor facilities on Rum, including 
an ambitious scheme to develop a new visitor centre, classroom and café plus self-catered 
accommodation, shop and office in the old farm buildings in Kinloch; 

 IRCT runs a ranger service on the island offering walks and talks for visitors and managing 
visitor infrastructure in Kinloch; 

 A community interest company has been set up, initiated by the Rum Community 
Association, to process venison on the island for local sales through an agreement with SNH 
for supply of venison and use of the deer larder facility; 

 Improvements have been made to the existing shop and post office. 
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Changes in SNH’s focus on Rum  

SNH is a non-departmental public body which is responsible through Ministers to the Scottish 
Parliament and is funded by Scottish Government. Our purpose is to: 

 Secure the conservation and enhancement of nature and landscapes; 

 Foster their understanding and facilitate their enjoyment; and 

 Promote their sustainable use and management. 

Using targeted and proportionate action, promotion and advice, our aims are: 

 High quality nature and landscapes that are  resilient to change and deliver public value; 

 Nature and landscapes that make Scotland a better place in which to live, work and visit; 

 More people experiencing, enjoying and valuing our nature and landscapes; 

 Nature and landscapes as assets contributing more to the Scottish economy. 

In common with other public bodies, SNH has a reducing budget and we are increasingly having to 

focus on core duties and priorities, working as efficiently as possible.  

On Rum, the national nature reserve is the focus of our work. In recent years we have invested 

heavily in infrastructure and visitor facilities such as a battery inverter system and automation of the 

power supply to make it more reliable; upgrading office and IT services; a new estate facility; a new 

visitor welcome building at the pier; new temporary hostel (outlined below); and we are currently 

focusing on staff accommodation, upgrading tracks and footpaths plus guides, facilities and 

interpretation for visitors. The NNR is a socio-economic resource, attracting visitors to the island 

who then support wider business initiatives, providing resources for commercial stalking and 

venison processing and opportunities for volunteering and training. These are all areas we are keen 

to develop.  

The community is now responsible for managing much of the village and we are currently 

transferring the harbour facilities and duties to the Highland Council. We hope at some stage to 

transfer other island infrastructure, such as the power supply, to the community or an alternative 

body. This will enable us to focus our more limited resources on the NNR and our core tasks.    

Rum NNR costs on average over £800,000 per annum including staff and infrastructure costs, but 

excluding on-costs such as off-island based management and support. This does not include costs for 

Kinloch Castle and hostel. It should be noted that this is approximately 23% of the total NNR budget 

which has to support around 40 sites across Scotland. 

Management of Kinloch Castle 

 
Kinloch Castle was purchased from the Bullough Estate as part of the overall island assets in 1957. 
Managing historic buildings is not part of SNH’s core remit but we fully recognise our responsibilities 
as owners of a listed building and under the Scottish Historic Environment Policy for Government 
Bodies (SHEP) 2009.  Our agreement when the island was purchased was to maintain the castle so 
far as it might be practicable to do so in the circumstances.   
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There is no separate budget for Kinloch Castle; all costs have to be met from SNH’s reducing 
property maintenance and capital budgets and therefore have to compete with other priorities. We 
have invested over £1 million in the last few years in repairs and safety works, and the castle 
requires a considerable investment of staff time. 
 
In recent years we have used Kinloch Castle for two purposes – daily tours for visitors during the 
summer season of the ‘front of house’, and to provide hostel accommodation in the old servants’ 
quarters to the rear of the building. This accommodation was the main provision on the island, 
except the campsite and mountain bothies. In the absence of funding for restoration of the building, 
and with increasing concerns about its condition and safety for staff and guests, we gave notice in 
2010 to our stakeholders that we would have to close the castle hostel within 2-3 years. Our key 
concern was the increasing risk of an unplanned emergency closure leaving the island with no 
accommodation. We also felt that this presented an opportunity for the community to develop 
alternative accommodation and that, as a public body, we should step back to enable community 
and private businesses to establish. We have worked closely with the IRCT and committed to 
installing a temporary hostel to allow time for the community to secure funds for a new long-term 
bunkhouse.  
 
From 8th June, the castle hostel will be closed and a new temporary hostel accommodating 32 guests 
will open and be run by SNH for a maximum of three years in a modular building to the side of the 
castle. This has been a significant investment but is important to ensure visitors are still able to 
come, to retain long-term clients for the future and support other businesses on the island. We will 
continue to run castle tours and the manager will continue to live in the castle as a caretaker. The 
rear of the building will be closed off and maintained at conservation level. 
 
Interim management of the building is focused on gradual delivery of the conservation repair works 
outlined on page 7 as resources allow. In 2013/14 this will be a further £150k to repair the roof / 
upper masonry above the ballroom and on the turret towers. 
 
Summary 
 
Previous options appraisals evaluated options against SNH’s remit and objectives. However, Rum is 
now an island with joint ownership between SNH and the IRCT and with increasing opportunities for 
private enterprise. The island has a growing community and SNH will increasingly have to be more 
focused on managing the NNR. Changes in accommodation provision and other developments mean 
that some options previously explored may be less relevant now, but other opportunities may have 
emerged. In undertaking this options appraisal we need to update the options to recognise these 
changes and consider the role the castle could play in Rum’s future. The next section includes 
aspirations for the island from both SNH and IRCT.  
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Future aspirations for Rum 

IRCT aspirations and focus of work 

IRCT’s vision for Rum is for a vibrant and viable community for people of all ages, building on aspects 
of the island’s cultural and natural heritage to achieve a sustainable and diverse economy with 
access to affordable, reliable and sustainable transport links to other islands and the mainland.  
 
IRCT’s key priorities at present are new IRCT office accommodation, the new bunkhouse for visitors 
(funding secured), housing provision for residents and the redevelopment of the farm buildings to 
provide visitor centre, classroom, café, self-catered accommodation etc. This redevelopment is a 
major project being taken forward in partnership with SNH; funding is not yet secured. Other 
priorities include development of more crofts (woodland crofts) and securing opportunities 
presented through potential marine-based tourism development. 
 

SNH aspirations and focus of work 

Key points from SNH’s vision for Rum NNR in 2040 are that:  

 Rum is an outstanding island nature reserve, showcasing a wealth of wildlife, and offering a 
unique experience to visitors.  

 Rum is known worldwide as a wild Scottish island that is accessible and welcoming to all.  

 Welcoming visitor facilities in the village promote and explain the special features of the 
reserve.  

 We manage the reserve to high standards working together with the local community and 
other organisations. 

 The reserve provides economic opportunities and helps support a vibrant island community. 
Volunteers play a valuable role in the continuing success of the NNR. 

 
Our priorities are habitat management including woodland management / restoration, supporting 
commercial deer stalking to support the local economy, enhancing visitor facilities including tracks 
and paths, interpretation and our shared aspiration with IRCT to develop a visitor centre and 
classroom in the village. This will provide a hub to support an expansion in education, lifelong 
learning, research and volunteering on Rum linked to the NNR. 
 

Island needs and opportunities 
 
There are a number of key areas of need on Rum which represent opportunities on the island. These 
include: 

 Residential accommodation – there is a significant housing shortage for the existing 
population and more homes needed to support population expansion. A range of homes 
suitable for single people, couples and families is required. 

 Visitor accommodation – the IRCT bunkhouse will have 20 beds and there are several B&Bs 
up and running and developing, but the island needs far more accommodation. A wider 
range of accommodation is required, from value bunkhouse type accommodation for 
education groups etc to high end catered accommodation for stalking clients. 

 As noted above, Rum has the potential to offer very high quality commercial stalking due to 
the quality of the herd and size of animals, use of traditional pony extraction etc but 
currently accommodation to suit this type of client is very limited.  

 Hospitality services – SNH no longer runs a catering service for guests and facilities in the 
village hall where the island’s teashop operates are limited. There is an opportunity to 
develop a catering service for visitors. 
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 Activity-based commercial enterprises are being explored by some islanders and there is 
great scope for this. 

 There is a growing day-visitor market particularly of older people keen to do castle tours and 
similar activities. Facilities are needed to better meet their needs. 
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The Options Appraisal 

In the workshop, we will explore the different potential options for the castle including uses of the 

building, management of the collection and ownership. We will evaluate the different options 

against our objectives, so our first task will be to agree what those objectives are. Some 

suggestions are given below. 

Draft objectives – for discussion 

 To secure a future for the castle that is financially achievable in the short term and 

financially sustainable in the long term; 

 To conserve and enhance the historic and cultural heritage of the building and collection; 

 To maintain and increase public access to the building and its collection; 

 To support socio-economic development on Rum and the surrounding area. 

At the workshop we will discuss these objectives and consider their relative weighting. 

Outline options to be explored 

Options for the building: 

NB. Our brief from Scottish Government is to focus on positive options for the castle in this 

appraisal. 

 Retain status quo – retain museum tours; deliver conservation / repair plan gradually as 

funding allows 

 Implement conservation / repair plan (focused investment); retain museum and close off 

rear wing 

 Restoration to museum and visitor accommodation 

 Restoration / conversion to museum and residents housing 

 Restoration / conversion to museum and mixed residents / visitor accommodation 

 Conversion to housing / remove museum 

 Conversion to hotel / remove museum 

 Conversion to other uses 

Are there other options to be explored? In the workshop we will consider other potential uses and 

then look at the pros and cons of the different options. 

Options for management of the collection 

 Retain collection with castle 
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 Sell collection as part of sale of building 

 Sell collection (or parts of it) separately to raise funds 

 Transfer to museum, other public body or collection 

Ownership options 

 Retain in SNH ownership 

 Transfer to alternative public body 

 Transfer to specially created castle trust / body 

 Transfer to alternative existing trust / charitable body 

 Open market sale 

In the workshop we will consider the collection and ownership options in relation to the uses and 

the objectives.  

In addition, we will consider whether there are other considerations – innovative ideas for funding 

etc. 
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Appendix 1:  
Previous Restoration Proposals 
Summary Report by Doug Reid, Architect 
 

Conservation, Management & Business Plan Proposals: November 2002 

(Page & Park) 

 
Scottish Natural Heritage commissioned a Study during 2002 that resulted in the preparation and 
publication of an informative document entitled “Conservation, Management & Business Plan 
Proposals: November 2002; Proposals for the Future of Kinloch Castle”.  Prepared for Scottish 
Natural Heritage by Page & Park Architects in association with the Glasgow Building Preservation 
Trust, KLM Partnership, Harley Haddow Partnership, SQW Limited and Ian White Associates, the 
document comprised of seven sections that informed as follows: 
 

 Section 1 : Assessment of Historical, Architectural & Social Significance 

 Section 2 : Assessment of Significance and Management of the Designed Landscape 

 Section 3 : Building Fabric Survey and Recommendations 

 Section 4 : Mechanical & Electrical Building Services Engineering Report 

 Section 5 : Balancing Conservation Impact, Recommendation & Policies 

 Section 6 : Management and Business Plan Issues 

 Section 7 : Financial Analysis 
 
Significant parts of the aforementioned document remain as relevant considerations in relation to 
finding a sustainable secure future for Kinloch Castle, however, content relating to the condition of 
the building fabric and financial matters are now some 10 years out of date. 
 
The Study Document highlighted and appraised the following seven options relating to securing the 
future of Kinloch Castle: 
 
Option 1: “Do Nothing” 
 
Option 1 did not involve any change to the existing internal layout or function of Kinloch Castle. 
 
This option was considered to be unacceptable to the Heritage Lottery Fund from a funding 
perspective and to Scottish Natural Heritage in view of their statutory obligations as the owners of a 
Category A Listed Building.  It was also considered to be unacceptable from a “Customer 
Satisfaction” perspective.  Capital and revenue cost implications involved the continuance of the 
long term costs associated with a “firefighting” approach to building repairs which will inevitably 
increase through time.   
 
This option was also considered not to represent an appropriate fit with the Scottish Natural 
Heritage Activities & Responsibilities in relation to maximisation of public access and promoting 
education. 
 
Option 2: “Conserve & Repair and Maintain the Status Quo” 
 
Option 2 did not involve any change to the existing internal layout or function of Kinloch Castle. 
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This option was considered to be unacceptable to the Heritage Lottery Fund from a funding 
perspective and to Scottish Natural Heritage in view of it being unacceptable within the context of 
the continuing frustration in terms of finding a sustainable and secure future for the Castle.  It was 
also considered to be unacceptable from a “Customer Satisfaction” perspective as there would be no 
resulting improvement in service or offer.  Capital and revenue cost implications involved the 
expenditure of significant capital without any increase in revenue although future maintenance costs 
would be lower than that of Option 1.   
 
This was also considered not to represent an appropriate fit with the Scottish Natural Heritage 
Activities & Responsibilities in relation to maximisation of public access and promoting education. 
 
Option 3: “Maximise En-Suite Facilities” 
 
Option 3 aimed at providing a level of accommodation in the “front of house” areas that would be to 
a higher standard than had been offered in the past (en-suite rooms).  The following points were 
relevant: 
 

 Provision of 9 “front of house” en-suite guestrooms of varying size. 

 Relocation of the Castle Manager’s residential accommodation outwith the Castle. 

 Hostel residential accommodation reduced to 11 rooms (including the Oak Rooms) and 
serviced by additional bathrooms. 

 No opportunity presented for enhancing the Hostel facilities. 

 Assumption made that “front of house” guests have free access to the Hall, Billiard Room, 
Smoking Room and Dining Room. 

 Access to Lady Monica’s Drawing Room, Empire Room and Library would be by arrangement 
only e.g. conferences, meetings, Castle tours, etc. 

 2 bedrooms, bathroom, lounge, kitchen provided for staff at first floor level. 
 
This option was considered to widen market opportunities and potentially enhance revenue but was 
not considered to necessarily represent a priority in relation to the primary aims of the Scottish 
Natural Heritage Activities & Responsibilities. 
 
Option 4: “Optimise Hostel Accommodation” 
 
Option 4 aimed at enhancing the existing Hostel accommodation by providing better facilities 
(lounges, kitchens and more bathrooms).  The following points were relevant: 
 

 16 Hostel bedrooms allowing more variety (family rooms, etc) and reduction of density of 
bedspaces. 

 Provision of additional common/lounge areas creating self-catering for different resident 
groups. 

 Provision of additional small kitchens creating catering for different resident groups. 

 Potential provision for 4 “front of house” en-suite guestrooms. 

 Required relocation of Castle Manager’s residential accommodation outwith the Castle. 

 Provision of restricted residential staff accommodation within the east wing. 

 Possibility of additional hostel-related non-residential accommodation within the basement 
level but disabled person’s access remains an issue. 

 
This option was considered to represent a close fit with the primary aims of the Scottish Natural 
Heritage Activities & Responsibilities and the role of a National Nature Reserve. 
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Option 5: “Environmental Education Focus” 
 
Option 5 aimed at exploring the possibility of providing enhanced accommodation within the Castle 
for the use of residential study groups and for Environmental Education activities.  The following 
points were relevant: 
 

 Provision of reasonable level of laboratory, classroom, meeting room facilities/areas in 
accessible and serviced zones at ground floor level.  Disabled person’s access remains a 
significant issue. 

 The Ballroom to be utilised for larger, more formal tasks/lectures. 

 Reduction of common facilities at ground floor level for Hostel residents and re-allocation of 
use of Bistro, Stores and Drying Rooms, etc off courtyard. 

 Relocation of Hostel Kitchen and Dining Area at Basement floor level but less than ideal with 
significant access issues. 

 Pressure to provide additional common facilities for Hostel so needed to be located on 
upper floor levels.  Kitchens at upper floor levels far from ideal.  Hostel bedrooms reduced as 
a consequence and significant access issues. 

 If Castle Manager’s flat remained as existing, accommodation would be restricted to 13 
Hostel bedrooms (with severely restricted common facilities) and 4 “front of house” en-suite 
guestrooms.  Bistro would be lost and only principal Dining Room could cater for guests. 

 
This option was considered to represent a close fit with the primary aims of the Scottish Natural 
Heritage Activities & Responsibilities and the role of a National Nature Reserve. 
 
Option 6: “Maximise Income” 
 
Option 6 involved the adaptation of the Castle accommodation to concentrate on high value 
activities, extending the “season” over what existed and to provide an added value service to 
visitors.   
Such activities were proposed to include game/field sports, special functions 
(conferences/weddings), and an extended programme of environment education courses.  
Significant capital investment, extensive special marketing and increased levels of accommodation 
and staffing. 
 
In terms of acceptability to the Heritage Lottery Fund, the maximisation of income will not be the 
main criteria of assessment but a business plan would need to show the balance of generating 
revenue with other assessment criteria.  This option raised the sensitive issue of field sports and the 
public perception of the links to such activities by an environmental agency such as Scottish Natural 
Heritage.  “Customer Satisfaction” was considered to be neutral in relation to this option.   
Capital and revenue cost implications involved a high level of capital costs being required to extend 
the markets along with a high level of operating costs which would significantly offset or even 
outweigh the additional income generated. 
 
This option was considered to be unlikely to be acceptable to fit with the Scottish Natural Heritage 
Activities & Responsibilities. 
 
Option 7: “Accommodation with Limited Environmental Education Facilities” 
 
From a Heritage Lottery Fund funding perspective, this option was considered to be acceptable on 
the basis of enhancing access to heritage at both physical and intellectual levels.  Similarly, this 
option was likely to be acceptable to Scottish Natural Heritage as it builds on the existing provision 
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and would continue to service existing markets but at an enhanced level.  “Customer Satisfaction” 
was considered to be acceptable/desirable.  Capital and revenue cost implications involved the 
expenditure of significant capital costs but with increased revenue generation also being required to 
cover the associated costs of providing an improved level of service that would be considered 
acceptable to the market. 
 
This option was considered to be a good fit with the primary aims of the Scottish Natural Heritage 
Activities & Responsibilities. 
 
The Preferred Option (November 2002) 
 
Option 7 (above) was selected as the Preferred Option in November 2002 being most suited to assist 
in securing a sustainable future for Kinloch Castle. 
 
Capital Construction Costs for the repair, restoration and conservation of Kinloch Castle and its 
contents were estimated at £3,962,405 (September 2002) excluding professional/statutory fees and 
applicable VAT. 
The Preferred Option was featured on the BBC Restoration Programme and was the subject of grant 
funding consideration however, the project did not proceed any further. 
 
 
 

The Prince’s Regeneration Trust Options Appraisal (2005-2010) 

 
Scottish Natural Heritage commissioned The Prince’s Regeneration Trust (formerly Prince of Wales’s 
Phoenix Trust) to assist them in giving further consideration to an Options Appraisal exercise that 
would re-appraise the content of the previous study carried out in 2002 and explore the potential 
solutions for the repair, restoration, conservation and adaptive uses that may result in securing an 
appropriate funding package and sustainable use for Kinloch Castle.  The study process was 
developed through three progressive phases during 2005-2010.  The initial phase of the study 
resulted in the preparation of an Options Appraisal Matrix in February 2005 which highlighted the 
following ten options relating to securing the future of Kinloch Castle. 
 
Option 1: “Demolition of Kinloch Castle” 
 
Option 1 comprised the complete demolition of the existing Castle to ground floor cill level with the 
Castle footprint being retained and landscaped.  Expenditure was likely to be in the region of 
£800,000 excl VAT and included packaging/removal of contents, demolition works, transportation of 
selected salvage “off island”, provisional allowance of costs towards a Public Local Inquiry and 
associated professional fees.  The statutory process was considered to be of a likely 2 year duration, 
no grant assistance would be available and this option was considered to have the most extreme 
and detrimental impact on the listed building and designed landscape setting resulting in the total 
loss of the building and the essential Hostel accommodation.  Ownership/Management would 
remain with Scottish Natural Heritage. 
 
Option 2: “Kinloch Caste as a Roofless Ruin” 
 
Option 2 comprised the complete removal of the existing roof, windows, internal fixtures and 
fittings, internal walls/stairs leaving the outer walls of the Castle in-situ.  This option would require 
additional structural wall supports and boundary fencing to prevent the public from entering an area 
of risk. 
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Expenditure was likely to be in the region of £900,000 excl VAT and included packaging/removal of 
contents, partial demolition works, purchase and installation of temporary propping, purchase and 
installation of a “ring fence”, transportation of selected salvage “off island”, provisional allowance of 
costs towards a Public Local Inquiry and associated professional fees.   
 
The statutory process was considered to be of a likely 2 year duration, no grant assistance would be 
available and this option was considered to be the second most extreme and detrimental impact on 
the listed building and designed landscape setting resulting in the partial loss of the building and 
total loss of the essential Hostel accommodation.  Ownership/Management would remain with 
Scottish Natural Heritage. 
 
Option 3: “Kinloch Castle to Remain as Existing” 
 
Option 3 comprised retention of the existing bedroom accommodation within the principal wing, 
retained public access to the principal rooms in “front of house” and Hostel accommodation within 
the west and part of the north wing. 
 
Annual expenditure was likely to be in the region of the existing annual repair and maintenance 
budget of £65,000 excl VAT, professional fees, etc.  This option was considered to be non-strategic 
and representative of a short term solution that is questionable as an acceptable approach.  The 
accommodation that would remain available would be 14 Hostel 3 person bedrooms and 8 principal 
wing 2 person bedrooms providing a total of 58 bedspaces.  All common, education and ancillary 
areas would remain as existing.  Ownership/Management would remain with Scottish Natural 
Heritage with continued annual restricted budget expenditure. 
 
Option 4: “Maintaining Existing Use with Major Restoration/Maintenance & Repair Strategy and 
Budget” 
 
Option 4 comprised retention of the existing bedroom accommodation within the principal wing, 
retained public access to the principal rooms in “front of house” and Hostel accommodation within 
the west and part of the north wing. 
 
Expenditure was likely to be in the region of £4,360,000 excl VAT but inclusive of major 
repair/restoration works and associated professional fees.  This budget figure excluded all 
alteration/conversion costs, site development costs, infrastructure costs, landscape costs, Sea Wall 
& Gazebo costs, local authority statutory charges, costs associated with conservation of the contents 
and VAT. 
 
This option would involve a planned repair strategy to be carried out as a single exercise and would 
diminish the vulnerability of the listed building however it would be entirely dependable upon 
significant capital finance being made available from Scottish Natural Heritage Budgets and grant 
funding sources.  The accommodation that would remain available would be 14 Hostel 3 person 
bedrooms and 10 principal wing 2 person bedrooms providing a total of 62 bedspaces.  All common, 
education and ancillary areas would remain as existing.  Ownership/Management would remain with 
Scottish Natural Heritage with continued maintenance responsibilities. 
 
Option 5: “Page & Park Preferred Option (Option 7 : November 2002) 
 
Option 5 was based on reconsideration of “Option 7” within the “Page & Park Conservation, 
Management and Business Plan Proposals : November 2002”.  This option was based on retaining 
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the existing provision of accommodation within the Castle and also providing a small number of en-
suite guestrooms and flexible spaces to include a level of Environmental Education facilities. 
 
Expenditure was likely to be in the region of £5,370,000 excl VAT which was calculated by applying 
the RICS Cost Index (to February 2005) to the initial “Page & Park” cost estimate.  This budget figure 
included a major restoration/repair strategy for Kinloch Castle, contents & conservation costs and 
associated professional fees.  It excluded site development costs, infrastructure costs, landscape 
costs, Sea Wall & Gazebo costs, local authority statutory charges and VAT. 
 
This option would involve a planned repair strategy to be carried out as a single exercise and would 
diminish the vulnerability of the listed building however it would be entirely dependent upon 
significant capital finance being made available from Scottish Natural Heritage Budgets and grant 
funding sources.  Ownership/Management would remain with Scottish Natural Heritage with 
continued maintenance responsibilities. 
 
Option 5 would be compatible with Scottish Natural Heritage Activities & Responsibilities but with 
potential high risk option from potential recurring annual deficit influenced by operation of hotel 
venture and increased level of staffing/running costs. 
 
Option 6: “Conversion to Residential Use with Limited Public Access to Principal Rooms” 
 
Option 6 comprised the conversion of Kinloch Castle to create 8 apartments/houses varying in size 
from 1-6 bedrooms, education areas and limited public access to principal rooms within “front of 
house” area.   
Accommodation to be created would include: 
 

 One 1 Bedroom Apartment 

 One 2 Bedroom Apartment 

 Three 3 Bedroom Apartments 

 One 3-storey 6 Bedroomed House 

 One 2-storey 6 Bedroomed House 

 One 2-storey 6 Bedroomed House with public access and multi-purpose area 
 

Expenditure was likely to be in the region of £4,950,000 excl VAT and included a major restoration/ 
repair strategy, internal alteration works to Kinloch Castle and associated professional fees.  This 
budget figure excluded the expenditure of approximately £520,000 towards the creation of a 14 
bedroom “Dormy House” outwith the Castle, site development costs, infrastructure costs, landscape 
costs, Sea Wall & Gazebo costs, local authority statutory charges, costs associated with conservation 
of the contents and VAT.  This option would involve a planned repair strategy to be carried out as a 
single exercise, diminish the vulnerability of the listed building and introduce a revenue stream from 
residential sales.  This option would remain reliant upon significant capital finance being made 
available from Scottish Natural Heritage Budgets and grant funding sources. 
 
Ownership/Management could be assumed by a Special Purpose vehicle involving a public/private 
partnership with potential private ownership of apartments/houses and/or some retained by 
Scottish Natural Heritage.  Potential involvement of a management company for short term letting, 
and for private contributions to annual maintenance costs. 
 
Option 6 would be compatible with Scottish Natural Heritage Activities & Responsibilities and could 
represent a project with sustainable long term investment potential, private repair/maintenance 
strategy and diversification of available visitor accommodation. 
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Option 7: “Conversion to Hotel use” 

 
Option 7 comprised the conversion of Kinloch Castle to create a 20 Bedroom Hotel with separate 
shop, cafe/bistro, 3 Bedroom Manager’s apartment, staff accommodation and would retain public 
access to principal rooms within “front of house” areas. 

 
Expenditure was likely to be in the region of £5,462,000 excl VAT and included a major restoration/ 
repair strategy, internal alteration works to Kinloch Castle and associated professional fees.  This 
budget figure excluded the expenditure of approximately £520,000 towards the creation of a 14 
bedroom “Dormy House” outwith the Castle, site development costs, infrastructure costs, landscape 
costs, Sea Wall & Gazebo costs, local authority statutory charges, costs associated with conservation 
of the contents and VAT. 

 
This option would involve a planned repair strategy to be carried out as a single exercise, diminish 
the vulnerability of the listed building and introduce private investment.  This option would remain 
reliant upon capital finance being made available from Scottish Natural Heritage Budgets and private 
investment. 
 
Ownership/Management could be assumed by a private enterprise with a possible public/private 
partnership for principal rooms with continued public access. 
 
Option 7 would be compatible with Scottish Natural Heritage Activities & Responsibilities and could 
represent a project with potential high risk single operation use influenced by operation of a 
commercial hotel venture and increased level of staffing/running costs. 

 
Option 8: “Conversion of Principal Wing to “Lodge House” & 6 Private Apartments” 

 
Option 8 comprised the conversion of Kinloch Castle to create a 2-storey “Lodge House” with 7 
letting bedrooms and a 3 bedroom Manager’s Apartment within the principal wing along with 
conversion of the rear wings to create 6 apartments/houses and retained public access to the 
principal rooms within the “front of house” areas. 

 
Expenditure was likely to be in the region of £4,915,000 excl VAT and included a major restoration/ 
repair strategy, internal alteration works to Kinloch Castle and associated professional fees.  This 
budget figure excluded the expenditure of approximately £520,000 towards the creation of a 14 
bedroom “Dormy House” outwith the Castle, site development costs, infrastructure costs, landscape 
costs, Sea Wall & Gazebo costs, local authority statutory charges, costs associated with conservation 
of the contents and VAT. 
 
This option would involve a planned repair strategy to be carried out as a single exercise, diminish 
the vulnerability of the listed building and introduce private investment. 
 
Ownership/Management could be assumed by a Special Purpose vehicle involving a public/private 
partnership with potential private ownership of apartments/houses and/or some retained by 
Scottish Natural Heritage.  Potential involvement of a Management company for short term letting. 
 
Option 8 would be compatible with Scottish Natural Heritage Activities & Responsibilities and could 
represent a project with sustainable long term investment potential, private repair/maintenance 
strategy and diversification of visitor accommodation. 
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Option 9: “Conversion of Principal Wing to “Lodge House & 5 Private Apartments” 
 
Option 9 comprised the conversion of Kinloch Castle to create a 2-storey “Lodge House” with 7 
letting bedrooms and a 3 bedroom Manager’s Apartment within the principal wing along with 
conversion of the rear wings to create 5 apartments/houses, enhanced cafe/bistro, shop and 
retained public access to the principal rooms within the “front of house” areas.  The installation of a 
lift was also included to provide disabled person’s access to first floor level within the “front of 
house” area. 
 
Expenditure was likely to be in the region of £4,940,000 excl VAT and included a major 
restoration/repair strategy, internal alteration works to Kinloch Castle and associated professional 
fees.  This budget figure excluded the expenditure of approximately £520,000 towards the creation 
of a 14 bedroom “Dormy House” outwith the Castle, site development costs, infrastructure costs, 
landscape costs, Sea Wall & Gazebo costs, local authority statutory charges, costs associated with 
conservation of the contents and VAT. 
 
Ownership/Management could be assumed by a Special Purpose vehicle involving a public/private 
partnership with potential private ownership of apartments/houses and/or some retained by 
Scottish Natural Heritage.  Potential involvement of a management company for short term letting. 
 
Option 9 would be compatible with Scottish Natural Heritage Activities & Responsibilities and could 
represent a project with sustainable long term investment potential, private repair/maintenance 
strategy, diversification of visitor accommodation and enhanced common/social facilities. 
 
Option 10: “Conversion/Extension of Ground Floor Accommodation to Create 
Entertainment/Education Facilities” 
 
Option 10 comprised the conversion of Kinloch Castle to create enhanced entertainment and 
education facilities within the ground floor level and within the external courtyard area.  In addition, 
conversion would also create a 2-storey “Lodge House” with 7 letting bedrooms and lift installation, 
within the principal wing along with conversion of the upper floor levels within the rear wings to 
create 5 apartments, cafe/bistro and shop at ground floor level and retained public access to the 
principal rooms within the “front of house” areas. 
 
Expenditure was likely to be in the region of £5,450,000 excl VAT and included a major 
restoration/repair strategy, internal alteration works to Kinloch Castle, partial enclosure/alterations 
to the external courtyard and associated professional fees.   
This budget figure excluded the expenditure of approximately £520,000 towards the creation of a 14 
bedroom “Dormy House” outwith the Castle, site development costs, infrastructure costs, landscape 
costs, Sea Wall & Gazebo costs, local authority statutory charges, costs associated with the 
conservation of the contents and VAT. 
 
Ownership/Management could be assumed by a Special Purpose vehicle involving a public/private 
partnership with potential private ownership of apartments/houses and/or some retained by 
Scottish Natural Heritage.  Potential involvement of a management company for short term letting. 
 
Option 10 would be compatible with Scottish Natural Heritage Activities & Responsibilities however 
the project would involve greater alteration/extension within the historic fabric and the level of 
intervention required will be an influencing factor.   
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This option could represent a project with sustainable long term investment potential, private 
repair/ maintenance strategy, diversification of visitor accommodation and enhanced 
entertainment/educational and common/social facilities. 
 
The Preferred Option (February 2005) 
 
Option 8 (above) was selected by the Kinloch Castle Technical Group as the preferred option in the 
Spring of 2005, being most suited to assist in securing a sustainable future for Kinloch Castle.  The 
Kinloch Castle Technical Group comprised of all Key Stakeholders in the project including 
representatives of Scottish Natural Heritage, The Prince of Wales’s Phoenix Trust and James F 
Stephen Architects. 
 
The Preferred Option comprised the proposed conversion of Kinloch Castle to create a 2-storey 
“Lodge House” with 7 letting bedrooms and a Castle Manager’s Apartment within the principal wing 
along with the proposed conversion of the rear wings to create 6 apartments/houses and retained 
public access to the principal rooms within the “front of house” areas. 
 
All Hostel accommodation was intended to be relocated to a new-build facility outwith Kinloch 
Castle. 
 
Statement of Cultural Significance 
 
A report entitled “The Importance of Kinloch Castle, A Statement of Cultural Significance; 
Conservation, Presentation and Public Benefit” was prepared on behalf of The Prince of Wales’s 
Phoenix Trust / Scottish Natural Heritage by Merlin Waterson in 2007 supplemented by additional 
material provided by Dr Deborah Mays, Head of Listing, Historic Scotland and Ian Gow, Curator, The 
National Trust for Scotland.  The report informed the development of design considerations in 
relation to the proposed restoration, conservation and alteration of Kinloch Castle. 
 
Key Stakeholder Workshops 
 
Following Key Stakeholder Workshops including representatives of Scottish Natural Heritage, The 
Prince of Wales’s Phoenix Trust, The Highland Council, Historic Scotland, the Project Team and the 
local community it was agreed that the following statutory applications should be prepared and 
submitted to the Highland Council. 
 

 Application for Planning Permission for the erection o f a new-build residential and 
educational activity centre in close proximity to Kinloch Castle to allow for the relocation of 
the existing Hostel. 

 Application for Planning Permission for the erection of 2 houses on the former Ferry 
Cottages site to create additional residential accommodation on the island. 

 Application for Planning Permission and Listed Building Consent for the restoration and 
alteration of the principal wing of Kinloch Castle to improve visitor access and facilities, and 
restoration and conversion to create seven separate apartments (including the “Lodge 
House”). 

 
Statutory Consents 
 

 Planning Permission Ref No 07/00511/FULLO for the erection of two houses (semi-detached) 
on the former Ferry Cottages site was conditionally approved by the Highland Council on 30 
June 2008.  The consent is valid for 5 years and will expire on 30 June 2013. 
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 Detailed Planning Permission Ref No 08/00089/FULLO for the erection of a residential and 
educational activity centre on land north-west of Kinloch Castle was conditionally approved 
by the Highland Council on 11 December 2008.  The consent is valid for 5 years and will 
expire on 11 December 2013. 

 Detailed Planning Permission Ref No 07/00509/FULLO and Listed Building Consent Ref 
07/00510/LBCLO for the restoration and alteration of the principal wing to improve visitor 
access and facilities, and restoration and conversion of the rear wing to create seven 
separate apartments, Kinloch Castle were conditionally approved on 1 September 2010.  The 
consents are valid for 5 years and will expire on 1 September 2015.  The issue of Planning 
Permission involved the execution of a Section 75 Agreement relating to a Woodland 
Management and Grounds Maintenance Scheme. 

 
Cost Report / Discussion Document: November 2007 
 
The John Duguid Partnership, Chartered Quantity Surveyors updated and advised on the Kinloch 
Castle potential budget costs in November 2007 based on the proposed implementation of “The 
Preferred Option”. 
 
The following budget cost information has been extracted from the November 2007 Report: 
 
 

(A) Repair & Restoration Works (Base Date Reference 4th Quarter 2007) 

(1) Kinloch Castle   
 Repair and restoration of existing structure, including the essential 

structural repair works advised after conclusion of the investigative 
survey exercise. 

  

 Total approximate gross floor area : 2958m² £ 4,051,000 
    
(2) Part Curtilage Site Servicing Works   
 Repair and restoration of water supply/treatment, drainage and 

telephone services to existing buildings within the curtilage area. 
  

 Provisional allowance £ 95,000 
 Repair and restoration of the hydro electric and back-up diesel 

generation facilities to the existing buildings within the curtilage area. 
  

 Provisional allowance £ 93,000 
    

 Sub Total (A) £ 4,239,000 
 

(B) Furniture, Floor Coverings, Art Work, etc 

(1) Repair and restoration and all curatorial conservation work including 
removal, storage, replacement and restoration 

£ 800,000 

 Sub Total (B) £ 800,000 
 

(C) Alterations to Kinloch Castle to create Principal Frontage (including public access, host family 

and guest accommodation), The Library House, The Old Kitchen, The Oak, The Turret, The 

West and Corner Apartments 
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(1) Alterations to Kinloch Castle to create Principal frontage (including 
Public Access, Host Family and Guest Accommodation), The Library 
House, The Old Kitchen, The Oak, The Turret, The West and Corner 
Apartments. 

£  

 Total approximate gross floor area: 2958m² £ 1,795,000 

 Sub Total (C) £ 1,795,000 

    

 Total budget cost for (A) + (B) + (C) above £ 6,834,000 
 
The abovementioned costs specifically exclude any allowance for design team/professional fees, 
statutory charges, inflation beyond 4th quarter 2007, satellite broadband system, additional lightning 
conductor installation and VAT. The total capital cost including fees etc was estimated at c. £13 
million in 2007. 
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Appendix 2:  

Conservation / repair works carried out and current 

condition of the building 

Report by Doug Reid, Architect 

 

Essential & Emergency Repair Works carried out to 12 October 2012  

Funded by Scottish Natural Heritage 

 
Replacement of Radius Curved Timber Windows within the Northmost Oriel Window on the West 
Elevation 
 
The first and second floor radius curved traditional timber windows were replaced on a “like-for-
like” basis within a contract placed directly by Scottish Natural Heritage at a cost of approximately 
£20,000 excl VAT. 
 
Essential Structural Repairs to Two Oriel Windows within the West Elevation and the Main Tower 
within the East Elevation 
 
Essential structural repair/replacement of defective intermediate floors and roof structures including 
replacement of existing cold water storage tanks and associated structural supports, masonry repair 
and indentation, traditional lime repointing of open joints/cracks and code 8 roof leadwork was 
carried out during 2010.  The construction works Final Account was approximately £170,000 excl 
VAT and professional fees. 
 
Essential and Emergency Roof Level Repairs 
 
Competitive tenders were sought and returned in relation to the comprehensive repair of the entire 
roof area over Kinloch Castle during 3rd quarter 2011 with an overall estimate construction budget of 
approximately £620,000 excl VAT.  The lowest returned tender of £553,334 excl VAT exceeded the 
available budget.  The works content was reduced with works to be carried out on a phased basis. 
 
Listed Building Consent Ref 11/03098/LBC for the essential and emergency roof repair works was 
granted on 15 December 2011 by the Highland Council.  The Phase 1 Works Final Account for 
construction works was agreed at approximately £380,000 excl VAT and professional fees following 
completion in October 2012.  The works included extensive code 8 lead parapet gutter/valley 
replacement, structural roof and gutter timber repairs/replacement, general slate 
repairs/replacement, hipped lead soaker replacement, extensive repair works to and below 
defective ridge tiles and deep grouting/re-pointing of open wallhead joints all to mitigate water 
ingress. 
 
Scottish Natural Heritage applied for a further budgetary allocation to allow continuation of the 
essential roof repair works on a prioritised basis during 2013.  It is anticipated that this will involve a 
further construction cost of approximately £350,000 excl VAT; only £150k was available in the 
budget, this being total budget inclusive of VAT and fees. 
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Internal Dry Rot Remediation, Repair Plasterwork & Redecoration 
 
Scottish Natural Heritage directly carried out dry rot remediation and internal repairwork during 
2012 at an approximately cost of £40,000 excl VAT. 
 
Defective Plaster Ceiling Removal 
 
Scottish Natural Heritage directly carried out precautionary removal of defective and loose plaster 
ceilings following pressure testing by C & C Conservation and Laing Traditional Masonry during 2012 
at an approximate cost of £12,000 excl VAT. 
 

Appraisal and Prioritisation of Essential Repair and Maintenance : February 2012 

 
Scottish Natural Heritage commissioned James F Stephen Architects to appraise the physical 
condition of Kinloch Castle during January 2012 focusing attention solely on essential repair needs 
and excluding any aspects of restoration/conservation.  The primary aims and objectives of this 
exercise was to identify the scope and extent of essential repair works required (outwith the roof 
areas) to assist in returning the fabric of the building to a structurally sound, wind and watertight 
condition.  Addison Conservation & Design provided structural appraisal services and the John 
Duguid Partnership prepared Budget Costs to accompany the essential repair and maintenance 
schedules. 
 
Roof Repair Works 
 
As previously advised Phase 1 of the essential roof repair works have been completed during 2012 at 
a finalised construction cost of approximately £380,000 excl VAT and professional fees.   
 
Drawing No 3573-GA-315-C (attached) highlights the roof areas within which repair work has been 
carried out to completion.  Such works involved the removal/repair/replacement of rotten support 
timbers, rafter ends, wallplates and gutter soleboards, replacement of code 8 lead sheet to all 
external peripheral parapet gutters, alteration of parapet gutter alignment and installation of new 
cast iron rainwater downpipes to effectively conduct rainwater into the below ground drainage 
system, general slate repairs/replacement, repair/replacement of defective clay ridge tiles and 
supporting timbers and grouting/repointing of open joints to the crenellated wallhead. 
 
Further expenditure of a construction budget of approximately £350,000 excl VAT and professional 
fees has been identified for the carrying out of Phase 2 roof repairs, which will include further 
leadwork to the four corner turret roofs, main tower, chimney breast and crow stepped gable 
abutments, general slate/roof timber repairs, repair of all courtyard cast iron gutters, repair of 
traditional skylights and roof vent components/flashings, dormer window repairs and 
grouting/repointing of open joints within turret, chimney breasts, crow stepped gables and 
ornamental masonry.  Drawing No 3573-GA-317-A highlights the scope and extent of the required 
works. 
 

Current Condition of Kinloch Castle 
 
The main problem remains water ingress through the external fabric of the building, however this 
has lessened following the expenditure of approximately £370,000 excl VAT and completion of 
essential fabric repairs over approximately 50% of overall roof area and high level wallheads to all 
four main elevations. 
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It is imperative that all outstanding essential roof repair works be undertaken with all urgency to 
reinstate a 100% wind and watertight roof covering over the main footprint of the Castle.  The 
construction cost of such works, if carried out in a single exercise, is estimated at approximately 
£350,000 excl VAT. 
 
The outstanding essential roof repair works include the following: 
 

 Inspection and necessary repair of two main lead gutters, an adjacent slate roof finish and all 
supporting timbers located above the Billiard Room and Ballroom.  The considered 
installation of additional rainwater downpipes may also prove beneficial. 

 Grouting/repointing of all open masonry joints in chimney breasts, tables and reparation of 
chimney pot haunching. 

 Inspection and necessary repair of all lead abutment gutters/flashings to chimney breasts, 
crow stepped gables and wall junctions. 

 Comprehensive reparation of the lead roof and crenellated wallhead to all four corner turret 
structures. 

 Grouting/repointing of all open masonry joints in the main tower, four main corner turrets, 
two half round & two round features on the west elevation, crow stepped gables and above 
roof level walls. 

 Inspection and reparation of all traditional skylights, ventilation terminals and pipe 
penetrations and their associated lead flashings. 

 Comprehensive reparation of seven separate roof dormer window structures and window 
components. 

 Comprehensive reparation of the main longitudinal roof dormer structure and window 
components within the west wing. 

 Inspection and reparation of all cast iron rainwater gutters and downpipes. 

 Inspection and reparation of finishes to high level flat roof areas. 
 
Notwithstanding the above, the primary and secondary structural roof timbers and general 
construction is in relatively good condition with the exception of specific vulnerable areas that 
continue to allow water ingress into the interior of the Castle. 
 
The general external wall construction of the Castle has been built as internal brickwork, 
intermediate vertical asphalt and external sandstone.  The exception to this are the four main turrets 
and two oriel windows which have been built as single skin masonry which has been found to be 
most susceptible to wind driven rain through open mortar joints. 
 
All window and door openings appear to have been formed with a reliance on embedded steel 
lintels over the internal brick walls.  On the external face, the steel lintels have been set into formed 
rebates within the rear face of external stone lintels.  Water ingress via the open joint wallheads and 
defective parapet gutters has made its way towards the steel lintels with oxidisation of steel 
material exerting significant forces on adjacent masonry components.  A “jacking” action caused by 
expansion of the steel lintel has resulted in the formation of cracks and increased opening of mortar 
which in turn exacerbates the problem by allowing increased water ingress. 
 
Otherwise, the split faced and ashlar stone components are in particularly good condition.  
Notwithstanding this, continued water ingress has to be stopped with all urgency. 
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The patent glazing, asphalt floor finish and the ashlar arched colonnade to the peripheral verandah 
on three main elevations of the Castle is in variable condition from extreme disrepair to good.  The 
patent glazing, where intact, provides excellent resistance to water penetration of the main external 
walls of the Castle.  For the overall wellbeing of the fabric of Kinloch Castle, the comprehensive 
repairs should be carried out to ensure that the patent glazing and peripheral box gutters/rainwater 
conductors are reinstated to full working order and that the arched masonry structure and 
associated footings are maintained in a structurally sound condition. 
 
The construction cost of essential repair works to the external walls and colonnade if carried out in a 
single exercise, is estimated at approximately £620,000 excl VAT.  Such essential repair works 
include the following: 
 

 Stabilisation, re-dowelling and setting of all loose merlon stones within the crenellated 
wallheads throughout. 

 Stiff bristle brushing of areas of stonework to remove algae, lichen and/or surface salts to 
allow full inspection of mortar and masonry condition. 

 Removal of all vegetation growth, grouting and re-pointing of all open joints. 

 Carry out minimum indentation of sandstone in areas of significant erosion/delamination 
which compatible sandstone material. 

 Non-ferrous cross-pinning and associated repairs to areas of cracked/split sandstone within 
voussoirs/keystones to colonnade arch structures. 

 Stabilisation and re-levelling of peripheral edges/footings to arched colonnade. 

 Comprehensive repairs to timber bearers/glazing bars and reinstatement of all missing 
and/or damaged glazing within the patent glazing system above the arched colonnade. 

 Inspection and repair of all low level flat roof areas in traditional lead sheet material. 

 Traditional repairs and re-decoration of defective timber window components to ensure 
proper operability and effective maintenance.  To include seals to masonry. 

 Traditional repair of defective metal and stained glass windows inclusive of glass 
replacement to ensure proper operability and effective wind/watertight barriers.  To include 
seals to masonry. 

 Traditional repair and re-decoration of defective timber door components to ensure proper 
operability, effective maintenance and wind/watertight barriers.  To include seals to 
masonry. 

 
Notwithstanding the above, the external masonry is in relatively good condition with the exception 
of the aforementioned vulnerable areas that continue to allow water ingress to penetrate the 
interior and cause oxidisation of embedded steel components. 
 
Internally, the essential repair works generally relate to addressing the potential damage caused by 
significant and frequent water ingress via defective areas of roof construction and open joints within 
the external masonry walls.  Considerations relate to evident saturation and damage to ornamental 
plaster cornices/ceilings and plain plaster ceilings.  In addition, there is evident failure of first floor 
level plaster on the hard internal wall finishes and evidence of significant water ingress from above 
within the principal rooms along the south, west (part) elevations and within the Hall. 
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Traditional plaster has been reported as separating from timber lath and falling to the floor within 
areas accessible by visiting members of the public and Scottish Natural Heritage staff.  Precautionary 
action has been taken by Scottish Natural Heritage which involved testing the suspect ceiling areas 
and removing plaster that was at high risk of collapse, involving expenditure in the region of £12,000 
excl VAT. 
 
Simple and straightforward temporary repair works have been considered and reported to identify a 
schedule of potential reparatory works to be carried out that will allow the respective areas to 
continue to be used.  Scottish Natural Heritage have advised that restoration works are not 
affordable due to budgetary restrictions. 
 
The construction cost of such internal reparatory works, if carried out in a single exercise, is 
estimated at approximately £189,000 excl VAT, and includes the following: 
 

 Careful removal of defective areas of plaster ceilings and ornamental cornices/mouldings in 
areas where risk of collapse is considered to be high following extensive saturation/water 
ingress. 

 Removal of furniture, artworks, books, floorcoverings, etc in areas of reported high relative 
humidity or known saturation. 

 Investigation and necessary repair work around glazed laylights where saturation and/or 
settlement is evident. 

 Eradication of evident dry rot. 

 Removal of defective/loose plaster from internal wall surfaces where failure is evident 
following saturation/water ingress. 

 Intrusive investigation and monitoring to be carried out within areas that are known to have 
been saturated over prolonged periods and that are difficult to access. 

Summary of Incurred and Anticipated Repairwork Expenditure as at January 2013 
 
Incurred Repairwork Expenditure (Construction Costs)    
    
Repairs to Oriel Window Components £ 70,000  
Repairs to Oriel Window & Main Tower Structures £ 170,000  
Roof Repairs (Phase 1) £ 380,000  
Internal Repairs (Dry Rot & Reinstatement Works) £ 40,000  
Plaster Ceiling Reports & Precautionary Action £ 12,000  

Total £ 672,000 excl VAT 
    
Anticipated Repair work Expenditure    
    
Roof Repairs (Phase 2) £ 350,000  
External Wall Repairs £ 620,000  
Internal Repairs £ 189,000  

Total £ 1,159,000 excl VAT 
 
The abovementioned figures exclude professional fees, Scottish Natural Heritage direct expenditure, 
local authority charges and Value Added Tax.  
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Appendix 3:   Roof areas within which repairs have been carried out to completion 
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Appendix 4:   Scope and extent of works required 
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Appendix 5:   Land ownership showing areas in IRCT ownership in red. 

 


