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1. Introduction 
 

 
Isle of Rum from the Isle of Eigg 

 

The Prince’s Regeneration Trust (PRT) has produced this report as part of a renewed phase 

of work to secure a viable future for Kinloch Castle. This work has been commissioned by 

the The Hon John Lambton's Mausoleum Settlement and the report has been produced in 

liaison with Scottish Natural Heritage (SNH), owner of the building and the Isle of Rum 

since 1957. PRT has been involved with Kinloch Castle since 2003, when the Castle featured 

on the BBC’s Restoration programme. In 2006, HRH The Prince of Wales visited the island 

to see the Castle for himself, the extent of work needed and the opportunities for 

regeneration.  

 

Many reports have been produced on Kinloch Castle since its future became uncertain and 

deterioration became a serious concern. The A-listed Castle, built in 1897 by the wealthy 

Bullough family of Lancashire, was added to the Buildings at Risk Register in 2004. Reports 

have included valuations of the building and contents; comprehensive reviews of several 

options for the future; a structural report on the building; a statement of cultural 

significance; and an initial strategy for care of the collection. Workshops have been held and 

stakeholders consulted.  

 

It is now critical to distil this work and, bringing together information about developments 

on the island and a renewed willingness from SNH, to capitalise on the opportunity to take 

forward the proposed use to the build stage. With the recent, significant investment by 

SNH of nearly £1m on external repairs, it is essential to continue in this positive direction 

and move towards next stages of the project. 

 

In addition, on-going development of Rum as an important tourist destination will help the 

island’s community become more self-reliant, and will enable rural regeneration through the 

preservation and promotion of natural and cultural heritage.  The community is represented 
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by the Isle of Rum Community Trust (IRCT), a company limited by guarantee with 

charitable status that was established in 2007 to create a sustainable community on the 

island. SNH has worked closely with IRCT and the overwhelming view from the recent 

community consultations carried out in 2013, is that the Castle is a resource waiting to be 

tapped, that its destination status should be fully utilised for the benefit of the community 

and the visiting public, and that the potential of the Castle as a venue for events, 

accommodation and employment should be fully developed.1 

 

   
HRH The Duke of Rothesay on a visit in 2006          Isle of Rum with Kinloch to NE 

 

It is often said in building conservation circles, that the best use for a building is that for 

which it was originally designed. However, it is rarely possible or practical with many 

important buildings at risk to achieve this. The uses for which they were constructed are 

often no-longer relevant to the communities in which they sit. This is particularly common 

with churches, old hospitals and schools, factories, mills and cinemas that were purpose 

built during previous centuries. Fortuitously, or because Kinloch is such a special case, there 

could be a real opportunity and call to return the building to something close its original use 

as a sumptuous Scottish lodge for events, parties and celebrations, a base from which to 

explore the island and enjoy a range of outdoor activities. 

 

The way forward to secure a new future for Kinloch Castle and consequent benefits for the 

island community is explored in detail in this report. 

 

 

 

                                                           
1
 SNH, Options for the Future for Kinloch Castle, October 2013, p 44 
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Kinloch Castle shortly after completion  
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3. Executive Summary  
 

 
Isle of Rum, Inner Hebrides, on the west coast of Scotland 

 

Kinloch Castle is a nationally important heritage asset. It has the potential to be a significant 

catalyst for economic regeneration on the Island of Rum. The Castle and its collection has 

been ‘at risk’ now for more than a decade, but through the concerted efforts of SNH, PRT 

and other key stakeholders, not least the IRCT and Kinloch Castle Friends Association, 

there is now a real opportunity to secure its future for the long-term and deliver social and 

economic benefits to the island community. 

Recent activity on the island includes: 

 

 Repairs have been undertaken to the Castle to ensure the building is wind and 

water-tight, safeguarding its future in the short-term.   

 A new bunkhouse is currently being built by the island community, which will 

provide over-night accommodation for a number of visitors to the island, leaving the 

Castle available for high quality self-catering or catered accommodation.   

 On-going consultations by SNH with the local community. 

 

Following the recent repairs to the Castle and progress on an island bunk-house, the 

proposal now is that Kinloch Castle is converted to high-quality self-catered and catered 

accommodation where small or large parties can stay in the Castle, dining on top-quality 

local produce, taking part in a range of activities, including deer stalking in truly magnificent 

scenery, bird watching, walking, sailing etc and experiencing something of the grandeur, fun 
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and eccentricity of Kinloch Castle. The aim is public access and engagement with the Castle, 

collection and the island’s cultural and natural heritage will be maintained and developed 

further as a major element of the project, offering both learning and leisure opportunities 

for visitors. 

 

Market research was undertaken to ensure that the predicted occupancy rates and charges 

were realistic and viable.  Eight apartments (plus a host couple apartment) can be developed 

and rental income is assessed as follows: 

 

Name of Apartment Low Season rent per 

week 

Mid Season rent per 

week 

High Seasons rent 

per week 

Principal £1,800 £2,200 £2,500 

Library £850 £1,000 £1,300 

Kitchen  £600 £800 £900 

Oak £650 £850 £1,000 

West £500 £600 £750 

North £300 £400 £500 

Cottage (Squash 1) £400 £500 £600 

Cottage (Squash 2) £400 £500 £600 

 

Key to the proposals was continued public access to the Castle and care was taken to 

ensure that tours could be held six days a week, with a reduced tour when the principal 

apartment is occupied. The aim is that the refurbished Castle will attract more visitors to 

the Island, increasing from c.10,000 currently to over 12,000 by year 5 and consequently 

more visitors going on Castle tours up from 40% currently to over 50% in year 1 and 

beyond. The proposed increase in visitor numbers (albeit modest) will impact on the 

viability of local businesses on the island and will play an important role in securing the long-

term sustainability of the Castle and the community. 

 

As part of the viability exercise new plans for the repair and re-use of the Castle were 

prepared, showing accommodation could be provided for up to 44 visitors at any one time.   

Fortunately the building is designed around a courtyard and the number of access points and 

stairwells within the Castle lends itself more readily to use by a single group or a number of 

groups, and for public access and events, without any one group of users conflicting others.    

The viability exercise predicts that by year 3 when marketing has built up the optimum 

occupancy levels, the enterprise will generate a surplus of c. £80,000 per annum. This is 

based on conservative occupancy rates and includes a fully budgeted allowance for staff and 

catering costs.  Cost estimates have been based on comparable enterprises where possible 

or direct quotes where required eg the insurance premium. This is to ensure the viability 

assessment is as accurate as possible. The estimated income and expenditure is shown in 

the table below: 
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 Year 1 Year 2 Year 3 Year 4 Year 5 

Income £280,242 £367,519 £488,6511 £499,651 £510,857 

Expenditure £220,869 

 

£261,920 

 

£318,151 

 

£330,384 

 

£339,176 

 

Surplus/deficit -£21,761 £21,239 

 

£82,002 

 

£78,662 

 

£78,969 

 

Cashflow -£23,011 

 

-£1,772 

 

£80,230 

 

£158,892 

 

£237,861 

 

Sinking Fund   £50,000 £100,000 £150,000 

 

Importantly the enterprise generates sufficient return to allow for a sinking fund of £50,000 

per annum to be built up, from year 3 onwards, which can be used to re-invest in the long-

term maintenance and repair of the building and the on-going conservation of the 

collections. 

 

A QS report of the likely costs of the repair and re-use of the building was also 

commissioned.  These costs were identified as follows: 

 

Item Cost 

Repair costs to the entire building £7,164,000 

Squash Court no 1 & 2 £363,000 

Landscaping works £100,000 est. 

Professional fees £1,300,000 

Non recoverable VAT  £250,000 est. 

Fit out costs £200,000 est. 

Total c.£9.5m 

 

This includes an allowance of nearly £1m for the conservation of the key fabrics and 

furnishings within the Castle.  A number of additional works are not included in this sum, 

including re-use of a number of outbuildings and wider landscaping around the Castle.   

 

Research into potential funders was also investigated and the initial funding sources and 

contribution is shown in the table below: 

 

Funder Potential level of funding to be secured 

Heritage Lottery Fund £2.5m 

Historic Scotland £0.5m 

Big Lottery £1m 

Trusts and Foundations £1m 

Family Trusts and private donors £3m 

SNH/Scottish Government £1.5m 

Total £9.5m 
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It is proposed that the management of the Castle should be transferred to a new Trust 

called the Kinloch Castle Trust to take advantage of the potential sources of public funding 

available and to ensure the custodianship of the Castle is secured for the long-term. The 

Trust may be best constituted as a company limited by guarantee, following the established 

building preservation trust (BPT) model. The principal charitable purpose of the Trust 

would be in relation to the preservation of the Castle and its collection for the benefit of 

the nation. 

 

The next steps to take the project forward are proposed as follows: 

 Presentation of this report to The Hon John Lambton's Mausoleum Settlement 

 Discussion with SNH on the results of our findings in this report 

 SNH and PRT to co-ordinate high-level meeting with the Scottish Government and 

key stakeholders to present proposals and recent findings; 

 PRT to develop a delivery plan which assigns appropriate tasks to SNH and PRT 

according to areas of expertise and continue to work together toward shared goals 

for Kinloch Castle; 

 PRT to develop and implement a strong fundraising strategy with support from SNH 

in relation to Government funding. At least 75% of the capital costs should be raised 

prior to handover of the Castle to the new Trust; 

 SNH, supported by PRT, to continue with community and stakeholder engagement 

on update and discussion on next steps; 

 Begin publicity campaign and secure trust chair;’ 

 Establish a new charitable Trust and secure a board of highly-experienced trustees at 

relevant point in the project; and 

 Engage in on-going programme of research, recording and conservation of collection 

and monitoring of environment using students, volunteers and paid professionals to 

ensure the understanding, appreciation and preservation of cultural assets. 
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4. Kinloch Castle and the Isle of Rum – the Tourist Offer 
 

‘For most of the last century Kinloch Castle was not only an anachronism, but was caricatured, 

sometimes ignorantly and unsympathetically. Paradoxically, the consequence of this is that it has 

been very little interfered with. There is now the opportunity to show that this is a building with the 

capacity to bring a new sense of purpose to the island, through learning, skills creation and 

attracting visitors who want to understand the exceptional significance of Kinloch Castle and its part 

in the history of Rum’2 

 

This statement by Merlin Waterson, former director of properties for the National Trust 

who has expertly informed the approach to Kinloch, confidently asserts the draw of Kinloch 

Castle for visitors. Not only that, but the statement places the Castle at the centre of new 

activity on the island, acting as the catalyst for economic regeneration in a rural setting. The 

island is home to just 44 people3 and the employment opportunities, from a range of 

tourism initiatives, will be crucial to the sustainable development of the island and its 

community. The following section therefore notes the areas where the island community 

may benefit through employment or increased business. 

 

4.1 The Journey 

The island of Rum is a spectacular destination. Located on the scenic west coast of Scotland, 

it is one of a group called the Small Isles – Rum, Muck, Eigg and Canna – Rum being the 

largest. The Small Isles lie south of the Isle of Skye and are accessible by ferry boat from 

Mallaig (operated by Calmac) or Arisaig. Charter boats run from Mallaig, Arisaig, Skye and 

Knoydart. SNH also observes that ‘Rum is seeing an increase in visitors arriving by private yacht 

and also from cruise boars such as the Herbridean Princess’4 

 

  
MV Lochnevis, the Small Isles ferry        1930s Scottish travel poster 

                                                           
2
 Merlin Waterson 

3
 SNH, Options for the Future for Kinloch Castle, October 2013, p24 

4
 Ibid. 



 
 

13 
 

The small industrial fishing port of Mallaig is the last stop on the famous West Highland Line, 

often described as the most scenic railway journey in the world. In the summer time (June 

to September), the historic Jacobite steam train with vintage carriages departs from Fort 

William, in the shadow of Ben Nevis.  

 

Trains from Glasgow to Fort William bring visitors from the Central Belt to catch the 

Jacobite, but due to timings, passengers must arrive the day before, staying overnight in Fort 

William. The journey to Mallaig then takes just over two hours, arriving in Mallaig at midday. 

Ferries to Rum (April to October) leave in the morning except on Fridays and at weekends. 

 

Standard trains and buses from Glasgow also run to Mallaig. From London, the journey is all 

the more remarkable because of the contrasts. 

 

Packaged day trips to Rum are available through ferry operator Calmac.  
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‘A time-saving and still romantic way to reach the Highlands is on the Caledonian Sleeper from 

London, alias the Deerstalker; the moment of raising the blind in the morning to the sight of 

mountains when the previous view was the bowels of Euston station is an uplifting contrast. It is also 

miraculous and heartening that some of the most desolate platforms in the world can still be 

connected to a capital city by sleeper train.’5 

 

The long journey to Rum is therefore very much part of the adventure and the scenic route 

one of the most impressive in the world. 

 

 
The Jacobite steam train on the Glenfinnan Viaduct 

 

4.2 Cultural Heritage 

It is indisputable that the cultural heritage on Rum, as displayed by the Castle, is a key draw 

for visitors. Of the 10,000 or so people who arrive on Rum every year, about half are day 

visitors6 where the Castle is cited as a key reason for visiting. The IRCT and SNH also work 

hard to provide a range of activities based around the heritage of the island. The IRCT has 

an excellent website offering ‘things to do’, ‘places to stay’, and information on natural and 

cultural heritage, news and events, and how to get there7. 
 

                                                           
5
 The Telegraph, Glasgow to Mallaig: Great Train Journeys,  4 March 2013 

6
 SNH, Options for the Future for Kinloch Castle, October 2013, p 24 

7
 http://www.isleofrum.com/ 

http://www.isleofrum.com/
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Bullough Mausoleum at Harris, Rum     Former laundry, now deer ‘research centre’, Kilmory 
 

Beyond the focal point of the Castle, there is a wealth of archaeological sites, built heritage, 

social history and geology to explore on Rum. Remains of townships, sheilings, field systems, 

enclosures, and ancient evidence of human activity dating to the Mesolithic period (8,500 

years ago) show the layers of activity on the island. The Mesolithic site at Kinloch, one of 

the earliest human settlements in Scotland, was excavated in 1984 and over 100,000 finds 

discovered. At the other end of the spectrum, the Bullough family mausoleum at Harris is a 

striking remnant of their occupation. The classical temple sits alone: 
 

‘an enormous Doric temple of polished sandstone containing three large sarcophagi - an echo of 

classical Greece standing in splendid isolation against the sublime backdrop of the Cuillin’8 
 

The monument was built by George Bullough, c1900, and both he and his wife Monica are 

buried there.  

 

There are 17 scheduled monuments (protected by law due to their national importance) on 

the island, with sites varying from constructed stone remains, buried features and visible 

cultivation patterns. St Mary’s burial ground at Kilmory is of particular interest and contains 

grave markers from various periods including an early medieval cross slab.  

 

There is plenty to occupy the visitor in terms of sights to see, not least the Castle itself. 

 

4.3 Kinloch Gardens 

In addition, the grounds of Kinloch Castle are rich in history and design. The extensive 

gardens were designed, with no expense spared, to be exotic and colourful, a fitting 

backdrop to the Castle. They included a Japanese garden, walled warden, water garden, 

glasshouses and Lady Monica’s garden. Ancillary structures include the dairy, gazebo, gates 

and gate piers, crenelated walls, statuary, seating and bridges.  

 

                                                           
8
 Mary Miers, Western Seaboard: An Illustrated Architectural Guide, 2008 
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Now in ruins, the grounds appear romantic and magical at times, depending on the season. 

The gardens are recognised by Historic Scotland as being of high or outstanding importance 

in architectural, archaeological, scenic, nature conservation terms, and as a work of art. The 

site is on the agency’s Inventory of Gardens and Designed Landscapes. 

 

As Historic Scotland notes, ‘The designed landscape is an integral component of Kinloch's 

architectural and cultural composition’9, therefore the ideal outcome would be to restore the 

garden and its built features, creating a further attraction for visitors to the island. 

Contemporary photos survive of parts of the gardens and sufficient structure remains for a 

recreation to be carried out. This in itself could become an exciting project for volunteers, 

holiday-makers, the island community and the Kinloch Castle Friends Association. The 

research and development involved would provide a further important aspect to the 

interpretation and understanding of the Castle, its owners and the period in which it was 

created.  

 

  

 
Kinloch Castle Designed Landscape boundary             Garden features and dairy building 

 

 

                                                           
9
 Historic Scotland, Kinloch Castle, Inventory of Gardens and Designed Landscapes 
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4.4 Deer Stalking 

The 1900s was the great age of shooting and stalking in Scotland, but the history of Rum as 

a sporting estate began in the 19th century. James Bullough bought the island from James 

Hunter Campbell in 1888, after the island had been ‘cleared’ of its crofting community and it 

became populated by sheep. The red deer had been introduced in 1845 by the previous 

owner, Lord Salisbury, who first turned the island into a sporting estate. Deer have 

remained ever since, the stock pure and unpolluted by other deer species. The focus on the 

island is now primarily deer, particularly in terms of research of the herd by SNH and other 

bodies. 

 

 
Rum ponies 

  
Deer stalking on Rum, then…        And now 
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Rum deer are high quality animals, larger than mainland deer, and they need to be 

controlled for conservation purposes - which is where opportunities for stalking arise. As 

noted by SNH, ‘there is an opportunity to develop this for both the high value market given the 

quality of the stags, plus an ‘extreme’ stalking element, which is a growth area, for the more 

challenging and remote areas of the island.’10 

 

The Rum Deer Management Association (RDMA) was set up to increase the value of the 

red deer herd by introducing paying guests to stalk and shoot, independently from SNH. 

This occurred successfully between 2003 and 2008. This year, SNH is going out to the 

market for a sporting operator. They have already received seven expressions of interest, 

so there is a strong likelihood of commercial stalking developing over the coming years.  

 

Whether stalking is operated by an external outfit or by an island-based organisation, a key 

aim is to contribute to the socio-economic development of the island. Islanders can be 

employed even if the operations are run by an external firm. Indeed, there is a resident 

stalker based on the island with the requisite knowledge and skills. 

 

Deer stalking takes place from mid-August to mid-February, lengthening the visitor season 

to the island. A herd of eighteen ponies on Rum, a native Highland breed, exists to carry 

carcases off the hill in the traditional way. This adds to the quality of the experience, with 

deer stalking being carried out in the same way effectively as it was in earlier times. 

 

4.5 Outdoor Activity 

There is a wealth of outdoor activity on Rum, either organised or self-motivated. An 

obvious choice is walking in the rugged hills and mountains.  

 

‘The Isle of Rum is a paradise for hill walkers and mountaineers alike. If you are here for a few 

hours or a few days there are walks to suit all abilities.’11 

 

A number of itineraries have been developed for walkers by IRCT, from half an hour to 12 

hours for the ambitious Rum Cuillin Ridge walk, taking in six mountain peaks. In addition, 

there are now guided walks led by mountain leader Gavin Copland of Brocholme Croft. 

This newly established business provides walking tours and rambler holidays as well as 

wildlife photography expeditions, bird-watching tours and 4x4 safaris12. 

 

Walking, mountaineering and rock climbing on Rum is popular due to the challenging peaks, 

ridges and volcanic geology, not to mention the views.  

 

                                                           
10

 SNH, Options for the Future for Kinloch Castle, Oct 2013, p 10 
11

 IRCT website ‘Things to do’ 
12

 Brocholme Croft http://www.brocholme.com/ 

http://www.brocholme.com/
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‘The distinctive volcanic chain of hills comprising the Rum Cuillin is the obvious and immediate draw 

for outdoor enthusiasts, whether for hill walking, scrambling or rock climbing. A round of the Rum 

Cuillin makes for a challenging day in the hills and usually features somewhere on the ‘to-do’ list of 

Scottish mountain afficionados’13 

 

          
The Rum Cuillin               Cross slab at Kilmory burial ground 

 

The Viking names of the principal hills and mountains – Askival, Ainshval, Hallival, Trollaval, 

Barkeval and Ruinsival - illustrate a further layer of history and culture from the 9th to 13th 

centuries. The geology too is fascinating, providing interest for geologists and students. 

SNH, in conjunction with the British Geological Survey, produced a guidebook on the 

subject with the following introduction:  

 

‘The mountainous, wild landscape of the Isle of Rum has long been a mecca for geologists. For such 

a small island, the range of scenery is truly remarkable - from the jagged peaks of Askival and 

Hallival in the east, to the rounded hills of Orval and Ard Nev in the west, and the low "stepped" 

topography north of Kinloch Glen. As we will see, these features can be attributed to a geological 

                                                           
13

  Peter Edwards, Walking on Rum and the Small Isles, 2012, p 26 
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history that stretches back nearly 3,000 million years and includes deserts and ocean floors, 

volcanoes and glaciers.’14  

 

The island is seen as a destination for hill walkers and geologists, but accommodation has 

been problematic and unreliable in the past. The construction of a new 20-bed bunkhouse 

will go some way towards alleviating the accommodation issue since the hostel in the Castle 

closed in June 2013. The eight month build contract to for the new hostel, to be located 

next to the campsite in the village, has begun and completion is expected in August 2014. 

This has the significant benefit that the provision of a hostel no longer needs to be 

accommodated in the Castle itself freeing more space for alternative uses.  

 

 
 

Fishing is permitted in six designated lochs on Rum from April to October. Permits are free 

but must be obtained from SNH or IRCT. Fishing is prohibited in other lochs and lochans 

due to the protection of breeding birds and their habitats. Coastal and sea fishing does not 

carry any restrictions. River fishing is permitted on the Kinloch Burn mouth. 

 

Mallaig’s new yachting marina opened in 2011 at a cost of £900,000. This investment in the 

area is tremendously positive and means that more visitors can make the trip to Rum 

independently. The marina can provide berths for 48 yachts, many of which may tour the 

Small Isles stopping off at Rum and the Castle. 

 

The IRCT operates the Isle of Rum Community Ranger Service, giving talks, leading walks 

and taking boat trips, from April to October. The ‘Rum Seabird and Dolphin Experience’ takes 

place twice a week in summer. The programme also includes free and paid events like ‘Otter 

Walk’, ‘Rum Geology Day’, ‘Kids Biodiversity Afternoon’ and ‘Basking Shark Search at Kilmory’.15 A 

small visitor centre by the pier is open every day for visitors to pick up leaflets, fishing 

                                                           
14

 Bradwell and Goodenough, Rum and the Small Isles – a landscape fashioned by geology, 2007 
15

 IRCT, website: Ranger Service 
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permits and find out about the island before setting off for the day. Bike hire is also available 

on the island. 

 

4.6 Wildlife 

As noted already, Rum is designated as a National Nature Reserve (NNR). It is a special 

place for wildlife being remote with few people, and with an ecology in which several 

species thrive. In this regard, SNH states: 

 

‘Rum is one of 58 NNRs in Scotland. Scotland’s NNRs are special places for nature, where some of 

the best examples of Scotland’s wildlife are managed. Every NNR is carefully managed both for 

nature and for people, giving visitors the opportunity to experience our rich natural heritage. More 

visitors than ever before are coming to Rum, a trend we aim to encourage whilst also ensuring Rum 

remains a special place for wildlife.’16  

 

Red deer are synonymous with the Isle of Rum. Since 2006, the island’s herd of wild deer 

has featured on the BBC’s Autumnwatch over four series, the latest being in 2012, 

significantly raising the profile of the island and its wildlife.  

 

Going back further, the Isle of Rum Red Deer Project is a scientific research project that has 

been studying the deer since 1953. It ‘has become one of the longest and most complete 

scientific studies of a wild population of vertebrates in the world, and has been the subject of over a 

hundred scientific papers and three books.’17 

 

Studies in genetics, climate change, ageing and ecology is being carried out in conjunction 

with SNH and partners including the Universities of Edinburgh, Cambridge, St Andrew’s, 

Sheffield and Exeter. Researchers from Imperial College London and the James Hutton 

Institute in Aberdeen are also working on the project. These links with tertiary education 

institutions are strong and there is scope to develop this further in terms of lifelong learning 

and research opportunities.18  

 

Wildlife photography, or ‘camera-stalking’, is popular and Rum is an ideal location. In 

addition to the deer, there are sea eagles (aka white-tailed eagles), golden eagles, manx 

shearwaters, red-throated divers and a multitude of seabirds. Rum has a colony of over 

60,000 pairs of manx shearwaters, about 40% of the UK population, and is a key location to 

observe the species.  

 

Rum has around 250 feral goats, living in groups around its coastal fringes and cliffs. They 

have survived here since before the ‘clearances’ of the crofters in the early 19th century. 

                                                           
16

 SNH, The Story of Rum NNR  
17

 Isle of Rum Red Deer Project http://rumdeer.biology.ed.ac.uk/ 
18

 SNH, Options for the Future for Kinloch Castle, Oct 2013, p 10 

http://rumdeer.biology.ed.ac.uk/
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They were once kept by crofters and farmers for their hair, used for wig-making. Around 

the island, seals, dolphins, porpoises, basking sharks and occasionally orca can be seen from 

shore or on the journey by boat. 

 

SNH has highlighted the scope for rural skills training and volunteering19. Training could be 

offered as paid formal courses on specific aspects of rural skills, or volunteering in relation 

to the NNR, as part of a holiday, recording bird numbers or ringing, for example. 

 

   
Mountain goat on Rum                 Watching red deer at Kilmory Bay, Rum 

 

4.7 Local Produce 

For visitors to the island, the basics are available at the Village Shop and larger orders can be 

made in advance for groups. In the summer, the Tea Shop in the Village Hall serves lunches 

etc.  

 

In addition, the community interest company, Isle of Rum Venison, began trading in 2012. 

The company offers produce such as sausages, burgers, joints, minced, diced and smoked 

venison sources from the island’s wild herd. It can be purchased fresh or frozen on the 

island, and is also delivered to the mainland via Mallaig or Arisaig.  

 

Home-grown fruit, salad and vegetables are available as well as free range eggs from 

chickens, ducks and geese, and honey, jam and preserves. Bread, pies and cakes are also 

produced by islanders who have amongst them talented cooks, brewers, bakers, preservers 

and picklers.20 

 

The availability of fresh local produce would be a real selling point for those staying at the 

Castle on a fully catered basis and would be of benefit to islanders if demand for their 

produce was enhanced.  

                                                           
19

 Ibid. 
20

 IRCT website, Services 
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Rum venison logo        Free range eggs from Croft 3 
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5. Recent Developments 
 

While Kinloch Castle has been at risk for some years, recently there has been significant 

progress in terms of the repair of the building envelope, positive action from SNH, and 

improvements on the island led by the IRCT and SNH. Re-engagement of PRT and 

collaboration with SNH on the way forward has enabled a focussing of minds on the need 

to fully develop the preferred end use for the Castle. 

 

[DN: awaiting confirmation from SNH as to current management of Castle]. 

 

5.1  Re-engagement of PRT and Review of Options 

With our consultants and architect, in July 2013 PRT explored in detail the background to 

this long-running project. Through this current commission, we have been able to focus on 

what is viewed as the best future for the Castle and the island in terms of sustainable 

tourism and economic viability, integration with the island community, public access to the 

Castle and collection, and preservation of a nationally important asset. We have been able 

to discard options that, in our view, simply served to test worst case scenarios - such as ‘do 

nothing’, demolish or sell on the open market. 

 

5.2  SNH: Options for the Future of Kinloch Castle  

In October 2013, following a consultation event in which PRT participated and subsequent 

discussion with us, SNH produced a report based on stakeholder consultation and 

exploration of positive options for reuse of the Castle. The exercise was extremely useful in 

pulling together relevant background information, focussing on the positive options and 

updating stakeholders on recent changes on the island. SNH involved key stakeholders in 

the review of options including: the Isle of Rum Community Trust; Rum Community 

Association; Kinloch Castle Friends Association; Highland Council; Historic Scotland; The 

Prince’s Regeneration Trust; Highlands & Islands Enterprise; National Trust for Scotland; 

and the Royal Commission on the Ancient and Historical Monuments of Scotland. 

 

The review measured options against objectives including: 

 Securing a financially viable future; 

 Conserving and enhancing heritage and public access; 

 Supporting socio-economic development; and 

 Linking to the wider management of the island. 

 

Two options emerged as most promising in meeting objectives: 

 Retaining the museum and converting other parts of the building to visitor 

accommodation; and 



 
 

25 
 

 Retaining the museum and converting other parts of the building to a mix of visitor 

and residential accommodation. 

 

In conclusion, the report recommended that their two preferred options should be 

explored in detail and a business case developed. Elements of other options could be 

included by exploring different combinations of Museum, visitor and residential 

accommodation and their impacts on financial viability, plus the financial impact of including 

weddings and conferences within the business model. 

 

The recommended next steps, the report suggests, should include: 

 Examining the practical feasibility of delivering the scheme within the building; 

 Exploring potential sources of funding for the repair/restoration phase; 

 Testing the financial viability of the operation including links to stalking and other 

activities; 

 Consideration of ownership/delivery models;  

 Market testing of sale of all or parts of the building; 

 Finding sources of funding that could support the castle in the long-term; and 

 Identification of the current and potential socio-economic impact of the Castle. 

 

In October 2013, we discussed with SNH the need to make the most of limited resources 

and agreed to divide key tasks between PRT and SNH, in order to avoid duplication and 

maximise benefit.  

 

[DN: awaiting confirmation from SNH. 

 

5.3  Changes on the Island 

There have been a number of significant changes on the Island providing a new context for 

the Castle and the options for reuse: 

 The island is now in dual ownership following the transfer of land and property to IRCT 

in 2009 / 2010. This includes parts of the designed landscape near the Castle. Areas 

immediately adjacent to the Castle and the related structures (walled garden, gazebo, 

dairy, squash courts etc.) were retained in SNH ownership to facilitate any future 

restoration scheme.  

 The community is developing well; a community company has brought efficient 

broadband to the Small Isles; IRCT manages most properties and the water supply; three 

crofts have been let bringing two new families and further woodland crofts are being 

explored. 44 people are currently resident on the island (up from a low of 25 at one 

point). 
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 IRCT has secured funds to build a new 20-bed bunkhouse plus new B&Bs are 

developing; new businesses are operating linked to the National Nature Reserve (NNR) 

including venison processing, outdoor expeditions, cycle hire and visitor transport.  

 The SNH hostel has been relocated out of the Castle and into a temporary facility to fill 

the gap until the community bunkhouse is operational. Moving the hostel out of the 

Castle was a risk management measure to reduce the possibility of an unplanned closure 

due to the deterioration of the Castle, leaving the island with no accommodation for 

visitors and contractors.  

 SNH has also been working to tackle the water ingress issues affecting the structure and 

fabric of the castle. Significant work has been undertaken on the roof and upper 

masonry and, while there is more work to do, the building is now 80-85% water tight. 

This is a major improvement. Further, advice from the consultant architect and 

structural engineer suggests that SNH have caught the corrosion issue in time and the 

building is stabilised, and so as long as we can complete the works to tackle water 

ingress, the structure of the building itself should remain stable. This is a significant step 

forward and makes overall restoration of the building more achievable.  

 IRCT operates a ranger service and is developing a forest plan for woodlands in its 

ownership, including within the designed landscape.  

 IRCT and SNH are working collaboratively to develop improved visitor facilities on the 

island.  

 IRCT has developed a housing policy and is pursuing options to increase provision; this 

is a major challenge and a significant constraint to community development. There is a 

shortage of housing for existing residents with some in poor quality temporary 

accommodation.  

 SNH has operated a commercial stalking lease; while the stalking is high quality the 

commercial potential and socio-economic benefits of the lease are currently limited by 

lack of suitable accommodation and hospitality for stalking clients.  

 As the community develops, it is increasingly focusing its more limited resources on 

managing the NNR and developing its potential. 

 

  
New waiting room at ferry terminal provided by SNH in 2012     Refurbished bothy at Dibidil 
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5.4 Scottish Government Overview 

In November 2013, SNH’s report was submitted to the Scottish Government for review by 

their sponsor department, Environment and Climate Change (DECC). As an agency of the 

Government, SNH depends on funding from DECC and therefore any significant work 

carried out in relation to the Castle and costs incurred must gain approval. SNH emphasised 

to the Minister for DECC, Paul Wheelhouse MSP, that there are viable options that could 

deliver public benefits and support the future development of the island. SNH stressed that 

the required restoration work will require significant public investment. In this regard, the 

Minister has been asked for a steer on whether public funds are likely to be available to 

ensure the next business planning phase of work can proceed. 

 

As of June 2014, SNH is awaiting a response from the Scottish Government. 

 

[DN: awaiting confirmation from SNH] 
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6. Castle and Collection: Significance, Conservation, 

Presentation 
 

Kinloch Castle is an experience. Its décor, furniture and object d’art are at once lavish, 

striking, curious and bizarre. It is something of a revelation to see the magnificent interior 

for the first time and wonder how it all came together quite so well in this location. That 

the collection has survived in situ is also remarkable, but varying states of preservation and 

decay mean that a programme of conservation must be undertaken to stabilise the 

collection, conserving or restoring objects or furnishings as appropriate. The visitor 

experience depends on the survival and preservation of the collection, and there is great 

scope for interpretation, presenting the remarkable story of the Bullough family and the 

Edwardian era at Kinloch through the impressive collection. 
 

  
Lady Drinking Tea by Louis Gallic         Dining room panelling in mahogany 
 

6.1 Significance 

The significance of the Castle is in its ‘time-capsule’ atmosphere and intact nature of the 

interior stuffed with myriad paintings, artefacts and trophies. The glass cabinet in the Empire 

Room full of stuffed humming birds is just one unforgettable item; the Orchestrion is 

another, and to hear it play is joyfully absurd. 

 

The incongruous existence of Kinloch, on a remote and rugged island, is a major 

contributor to the experience and epitomises the endeavours of the affluent industrialist – 

demonstrating that there are no challenges that cannot be overcome through grandiose 

vision and sufficient wealth. As Merlin Waterson states: ‘As a document and evocation of 

Edwardian society at play in the Highlands, Kinloch is unsurpassed.’21 

                                                           
21

 Merlin Waterson 
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Importance, therefore, has always been in terms of social and historic significance, 

sumptuousness and completeness. The principal apartments are striking examples of an 

extravagant fin de siècle lifestyle enjoyed by a hugely wealthy couple. Kinloch was built and 

fitted out between 1897 and 1900 by around no less than 300 tradesmen and craftsmen. It 

displays best quality masonry, joinery, cabinetry, stained glass, textiles, fixtures and fittings. 

The alterations made to the castle in 1903, on the arrival of Bullough’s wife Monique Lilly de 

la Pasture, added significantly to the collection, including items linked to her Napoleonic 

ancestry in the new Empire Room. 

 

The decorative art and textiles in particular stand out, as Ian Gow notes: ‘In the cellars we 

found many upholstery treasures safely in store and left convinced that this was a serious work of 

art with an important collection of paintings, furniture and decorative art and quite outstanding 

textiles’22 
 

   
Smoking room                                   Lady Bullough by Hugh Goldwin Riviere, 1909 
 

Stylistically, Kinloch’s interiors are historicist and, far from avant garde, they are ‘an 

assemblage of decorative elements, rather than the integrated design achieved by the best 

contemporary architects’.23Architecturally, it does not compare to contemporary masterpieces 

                                                           
22

 Ian Gow, in ‘Island castle under threat’ by Marcus Binney, Country Life, August 12, 2009 
23

 Merlin Waterson 
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such as Robert Lorimer’s Ardkinglas on Loch Fyne (1900-07) or Charles Rennie 

Mackintosh’s Hill House, Helensburgh (1902-04).  

 

Designed by the firm of Leeming and Leeming of Halifax, better known for municipal 

buildings in the north of England, the courtyard plan and the design language of Kinloch does 

not possess the originality recognised in the work of Mackintosh, Lorimer and Edwin 

Lutyens. The Castle sits comfortably within the genre of revivalist domestic architecture 

exemplified by earlier extravagances such as Kinlochmoidart (1882-84) by William Leiper, 

with its French-influenced Scots Baronial style and heavily ornamented interior.  

 

In the 19th century Scotland had become a playground for wealthy families and the nobility 

since the days of Queen Victoria and Prince Albert at Balmoral (1853-56). The royal hunting 

lodge at Deeside displays a prominent tower, as with Kinloch, and has a distinct Germanic 

appearance. Mar Lodge, Aberdeenshire (1895-98) in Elizabethan style is comparable to 

Kinloch, in its scale and purpose – with the famous ballroom ceiling covered in antlers.  

 

Scots Baronialism was highly popular during the 19th century, and variations on the theme 

embraced French and German castellated styles. Kinlochmoidart designed by William Leiper 

is an excellent example in the Western Highlands, and comparable to Kinloch in many ways, 

not least the technology installed to provide guests with every ‘mod con’. Cragside in 

Northumberland by Richard Norman Shaw (1863) is a fine example of an industrialist’s 

passion for technology, extravagance and scale. Its Tudor-revival style, large-scale and 

technology of the moment including hydroelectric power, telephone system and elaborate 

central heating were innovative at the time. 

 

Similarly, Kinloch Castle displays double-glazing, air vents to draw tobacco smoke from the 

Billiards Room, elaborate showers, a telephone system, and once had a heated glasshouse 

containing terrapins and the humming birds, later the subject of a taxidermy project 

following failure of the heating one winter. In this way, the wealth was demonstrated 

further, through the technology of the period and reflecting the eccentricity of the owner 

and his determination to create a statement  

 

6.2 Conservation 

‘What is likely to be of the greatest interest to future visitors and historians is not a recreation or 

replication of the interiors, substituting new decoration for what is original, but instead an exercise in 

finger-tip care and restraint, in preservation and in preventative conservation.’24  

 

This statement by Merlin Waterson guides the overall approach to conservation of the 

interiors at Kinloch. There is an important distinction between conservation and restoration 

and, wherever possible, the former ‘light-touch’ approach should be adopted rather than a 

                                                           
24

 Merlin Waterson 
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restorative approach which can only ever be interpretation and recreation of the past. The 

value of authenticity must not be underestimated, because it is the very thing that gives 

Kinloch its magical quality. Therefore an approach to conservation, repair and restoration 

should be explicitly set out, by a conservation professional, and agreed prior to any 

programme of work beginning. The recommendations will inform the costs associated with 

the conversion and re-presentation of the interiors and collection.  

 

By seeking the guidance of experts in the field, an overall strategy can be devised and agreed 

whereby an assessment of the condition and importance of each object or room will help 

determine the next steps. There will be challenging areas: for example, the high-quality silk 

wall-covering in the ballroom, which gives the room its golden, ethereal quality, has been 

damaged by water ingress. In this case, it would be advisable for a textile conservator to 

explore the possibilities, costs and outcomes of two or three options for the treatment of 

this important fabric. 

 

A clear vision of how the completed castle and interiors should look must be set out at the 

beginning. This is where the skills and direction of a board of trustees, formed to take 

forward the project, will be essential. The other substantial challenge will be how to 

combine the need for significant alterations to the interior to enable the new use, with the 

imperative for preserving the special character of the interior and collection. This issue is 

also highlighted by Merlin Waterson: ‘Achieving a level of use which is compatible with our 

conservation obligations and which also contributes to the Castle’s financial viability will need 

constant monitoring and review.’25 Due to the significance of the collection and the need for 

on-going preventive conservation and monitoring, to maintain the stability of the interior 

and collection, the house manager(s) will need to have a level of skill and/or training 

provided on the care and management of the property and contents. 
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Humming birds in their glass case, Empire Room       Light damage to textiles, Drawing Room 

  
The Ballroom         Water-damaged silk wall covering 

 

In addition, volunteers or work parties could be engaged in a programme of conservation 

and collections care. A summer school (or spring school) with training and education could 

be incorporated and indeed may be necessary due to the scale of the task and need for an 
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available skilled workforce. The Castle and collection will require a strategy for collections 

care prepared by a conservator. Activity can be arranged in terms of media (textiles, 

furniture, stained glass, metal, paintings, etc.) and in terms of the type of work whether that 

is cleaning or more intensive conservation.  

 

6.3 Presentation 

In work undertaken for PRT, Merlin Waterson recommended that a visitor route is created 

which takes in the principal apartments. The route focuses on the most impressive spaces in 

Kinloch Castle, rooms where there has been little alteration and where the Bullough family 

spent the majority of their time. These are: the Hall; Lady Monica’s Drawing Room; the 

Empire Room; the Ballroom; upstairs to Lady Monica’s Bedroom and Bathroom; the Gallery; 

Sir George Bullough’s Bedroom; downstairs again to the Dining Room and finally the 

Billiards Room and the Smoking Room.   [DN: Insert Plan of route here]. 

 

Consideration should be given to the secondary rooms too, and service areas – in fact, 

anywhere where there are features of interest, whether grand or purely functional. ‘Below 

stairs’ holds interest for visitors and the technological apparatus at Kinloch may be of more 

interest to some visitors than the fashionable furnishings. 

 

The collection of objects and paintings is varied but a number of magnificent objects stand 

out, not least Oriental gifts collected on tours to Japan by George Bullough in his yacht 

Rhouma. The portable contents of Kinloch are valued at over £2m, though no single item is 

worth more than £250,000 with most being considerably less.26 

 

6.4 Virtual access 

In view of the remote nature of the Castle, even with enhanced visitor access the numbers 

able to see it in person will always be less than a more centrally situated historic building. 

There are, however, ways in which access can be provided to a much increased audience 

using virtual reality and new media so that the joys of the Castle can be brought to a much  

wider audience. 

 

  
Shower with complex pipe system   

                                                           
26

 SNH, Options for the Future for Kinloch Castle 2013, p16 
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7 Towards the New Use: Castle as Economic Powerhouse 
 

The new use for Kinloch Castle must be financially viable, must preserve as much of the 

character and plan of the Castle, and bring economic and social benefits to the island. 

Throughout previous analyses of many options, some form of guest accommodation has 

always emerged as a leading use. The challenge will be in balancing the needs of paying 

guests with preservation of the special character of the Castle and maintaining and 

enhancing public accessibility. 

 

We have concluded, and SNH agrees that in the light of significant changes on the island 

(outlined earlier in this report), including removal of the need for bunkhouse 

accommodation within the Castle, that high-quality accommodation for guests, with access 

to the principal apartments (described as ‘the Museum’) for visiting tourists, is the preferred 

option. The nature of the lettable accommodation should be flexible, catering for a number 

of small parties or one large party. The Castle should be hosted by a resident manager or 

family responsible for all operations other than catering.  

 

The proposal is to convert the Castle into a series of self-contained apartments for letting 

by holiday-makers, with the ability to readily open up the whole Castle to one large party of 

guests. As there is no longer the need to for hostel accommodation,  (due to the current 

temporary hostel and the permanent hostel now under construction) the standard of 

accommodation within the Castle can be set at a higher level, thus bringing a higher revenue 

stream. 

  
Lady Monica’s Drawing Room                Lady Monica’s Drawing Room 

The Castle will remain a key visitor attraction with tours of the principal apartments 

provided for as many days as possible throughout the year. Other activity relating to the 

cultural heritage of the collection and interior can be planned, such as summer (or spring 

and autumn) schools on conservation and cleaning of artefacts. As the Castle grows as a 

destination, small weddings, conferences and corporate events and entertaining can be 
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developed. The key thrust of the new use is that it must be flexible, to cater for demand, to 

maximise public access and employment opportunities for islanders. 

 

Guests staying at the Castle in any of the apartments would be able to participate in a range 

of island activities, from deer stalking and walking tours to photography safaris and boat 

trips to other islands. A programme of booking could be devised whereby guests either 

choose to do this independently, or a package of options could be arranged for larger 

parties and all bookings would be made through the manager, catering for groups who wish 

a tailored experience. 

 

7.1 Proposed Accommodation  

Within the Castle, six apartments would be available for let together with the host/manager 

apartment, making seven apartments in total. The total rooms (excluding the host/manager 

apartment) in the Castle would sleep 38 (as below). In addition, two cottages would be 

formed in the Old Squash Court, each sleeping three people, giving a maximum of 44 guests. 

The host apartment could sleep five designed to enable family use.  

 

Principal Apartment 13 

Library Apartment 7 

Oak Apartment 6 

Kitchen Apartment 6 

West Apartment 4 

North Apartment 2 

Host Apartment 5 

Old Squash Court  3 

Old Squash Court 3 

When a large party requires a chef for catering, then they will also be required to hire a 

small apartment for chef accommodation.  

The apartments will all be self-contained, but by opening up connecting doors, there will be 

scope to use all apartments together and enjoy the Castle in its entirety. The Ballroom will 

serve as a multi-purpose space, from serving tea and biscuits to visitors on a tour, to 

corporate entertaining or catering for small wedding parties.  

The principal apartments at Kinloch – those on the tour - have always been described in 

reports as ‘the Museum’. Public access to the Museum is of key importance to the future of 

the Castle and the island. Tours will bring revenue and, importantly, will enable visitors to 

understand and enjoy something of the history and life of the Castle.  
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The Empire Room       The Empire Room 

 

The principal apartments will therefore have dual functions: as holiday and event 

accommodation and Museum. This combination will have to be carefully managed to achieve 

the right balance. Daily tours will be permitted with visitors being able to view the principal 

rooms even when the Principal and Library Apartments are let. However, they will be timed 

so that most of the guests will be outdoors on activities and the most private principal 

spaces eg Lady Monica’s Bedroom and Bathroom, and Sir George Bullough’s Bedroom will 

only be accessible when not in use by guests. 

7.2 Market Research into Luxury Holiday Accommodation 

There are a significant number of luxury estates and houses in Scotland, often marketed as 

sporting estates offering activities such as fishing, stalking and shooting. George Goldsmith is 

one of the leading agents in the market, with a selection of sporting estates, lodges, castles 

and country houses for hire, largely in Scotland, that focus on exclusivity and traditional 

Scottish estate life. 

 

George Goldsmith’s company has over 200 properties on its books, sleeping from two to 

55 people. Properties are often designed to retain the high-quality feel of their original use, 

with adverts placing emphasis on a property’s history and setting. Interior design is often 

based on period décor and the use of natural tones and tweeds; should this not be possible, 

rooms are refurbished to meet high-quality modern fit-out and interior design standards. 

 

George Goldsmith and Jenny Hendry were consulted on the potential of Kinloch Castle as 

luxury high-end holiday accommodation. They reported that there was a limited market for 

high-end catered accommodation, which tended to be for special occasions such as 

weddings, anniversaries and special birthdays. In general, sporting rentals tend to attract 

more catered clients, and if good sport is available then properties do see repeat bookings. 

However, some reservations were expressed about the suitability of Kinloch for a 

traditional sporting party, as the house is much larger than a typical shooting party of 

around twenty people, and therefore the property may not be exclusively theirs. 
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In terms of seasonal variation, the agents indicated that each property has its own unique 

seasonal periods, dependent upon location and activities offered. However, they stated that, 

in general, seasonal periods were: 

 

 Low Season: November – March (excluding Christmas and New Year) 

 Mid Season: April – June (excluding Easter), September and October 

 High Season: July, August, Easter, October Half Term, Christmas and New Year 

 

In the Business Case, developed in the following section, we use these seasonal periods as a 

base for calculations. Advice on occupancy rates for Kinloch is as follows:  

 

 

 Year 1 Year 2 Year 3 

Low Season 20% 30% 40% 

Mid Season 30% 40% 50% 

High Season 45% 60% 75% 

Kinloch Castle: Estimated Occupancy Rates 

 

In order to explore the market and gain further insight into the field of high-quality 

accommodation, we looked at a number of comparable self-catering properties in Scotland. 

We have looked beyond the Landmark Trust and Vivat Trust models, simply because the 

experience at Kinloch, we feel, will provide more comfort and authenticity, as well as a 

unique and highly unusual experience. The opportunity to have fully-catered accommodation 

as well as a range of activities planned for guests if desired, takes the type of offer into a 

different category. 

 

We have selected the following seven properties, both self-catering and catered, as useful 

comparators in this study. 
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Kinlochmoidart House, Inverness-shire 

 

   
Kinlochmoidart House                                        Entrance hall 

 

Kinlochmoidart is a Scots Baronial mansion located on the 5,000 acre Kinlochmoidart Estate 

near Loch Moidart in Inverness-shire, 40 miles from Fort William. The House was designed 

by William Leiper in 1884 and underwent extensive renovation by leading conservation 

architects Simpson & Brown. The House has been divided into a number of self-contained 

units, sleeping between four and 18 people, which can either be rented separately or as a 

whole sleeping 31. The Main House is the largest of these units, sleeping 18, at a cost of 

£3,300 per week during the low season to £4,200 per week during the high season. The 

smallest unit, the Turret, sleeps four, and is available at a cost of £560 per week during the 

low season, rising to £980 per week during the high season. 

 

In addition to the main units, there are four cottages on the estate sleeping between two 

and 11, which brings the total number of guests the estate can sleep to 50. The cottages 

range in size from the Colt House, which sleeps 11 at a cost of £595 per week during the 

low season to £1,145 during the high season, to the two person cottages of Glenfield and 

the Dairy House, which cost £390 and £480 per week during the low season and £620 and 

£750 during the high season respectively. 

 

The Kinlochmoidart Estate offers guests salmon fishing on three miles of the River Moidart, 

as well as the potential to arrange trout fishing on the hill lochs and sea fishing nearby. 

Other nearby activities advertised include hill walking and golf, and the venue also markets 

itself as a wedding venue. 
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Alvie House & Estate, Kincraig 

 

   
Alvie House      Sitting room 

 

Alvie House is an Edwardian style shooting lodge dating back to the mid-nineteenth century, 

and acts as the hub of the 13,000 acre Alvie and Dalraddy Estates, located four miles south 

of Aviemore near the village of Kincraig in Badenoch, the geographic centre of Scotland. 

Alvie offers a slightly less exclusive overall offer when compared with Kinlochmoidart, which 

is reflected in its costs and the range of activities that it offers. 

 

Alvie offers flexible accommodation, with each part of the House available to be rented 

separately, or as a whole for 35. The largest unit, the main House, sleeps 17, but is only 

available on a fully catered basis and has therefore not been used as a direct comparator in 

the financial appraisal. The smaller areas in the main House are available to rent separately 

as self-catering units. The largest, the Top Flat, sleeps ten at a cost of £757 per week during 

the low season and £990 per week during the high season. The other unit, the North Wing, 

sleeps 8, and costs £605 per week during the low season and £927 per week during the high 

season. 

 

There are three self-catering cottages on the Estate. Peak Cottage sleeps six at a cost of 

£465 per week during the low season and £705 per week during the high season. Numbers 

1 and 4 Wester Delfour sleep four, at a cost of £322 per week during the low season and 

£705 per week during the high season. The Estate also provides room for static caravans 

and camping.  

 

The Alvie Estate offers a range of activities for guests, including clay pigeon shooting, horse 

riding, quad bike tours, archery and bushcraft. It also advertises itself as a wedding and 

corporate hire venue. 
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Ardtornish House & Estate, Morven 

 

 
Ardtornish House 

 

The category A-listed Ardtornish House lies within the Ardtornish Estate, named after a 

ruined 14th century castle situated nearby and famous for its 25 acres of gardens developed 

in the middle of the twentieth century. The House was constructed between 1884 and 

1891, mainly by labour employed directly by the Estate, and parts have recently been 

remodelled into self-catering accommodation apartments. 

 

Ardtornish sits in between Kinlochmoidart and Alvie in terms of quality, which is reflected 

in its price. The largest of the units in the House, the South Wing, sleeps 12, and is available 

for £1,675 per week during the high season and £1,381 per week during the low season. 

The smallest, the Garden Flat, sleeps five, and costs £650 per week during the high season 

and £562 per week during the low season. 
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The Nursery Flat, Ardtornish House 

In addition to the main House, there are a number of self-catering cottages on the Estate. 

The largest, Achranich, sleeps 18, and costs £1,381 per week during the high season and 

£960 per week during the low season. The smallest, Craigendarroch 1, sleeps four and costs 

£555 per week during the high season and £418 per week during the low season. The Estate 

also includes a bunkhouse in which beds can be booked on a per night basis. 

 

Ardtornish advertises a number of traditional sporting activities that take place on the 

Estate, including stalking, shooting, and salmon and sea trout fishing on the River Aline. 

 

Plane Castle, Stirling 

 

   
Plane Castle            Historic interior 

The Category B listed Plane Castle consists of a 15th century oblong tower house and an 

adjoining 16th century manor house. The Castle marketed through its history, with emphasis 

placed on its original features and the atmosphere of a bygone era.  
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Plane Castle is a high-end property, which is reflected in its prices relative to the other 

comparators. The Tower and the Manor are marketed as two separate apartments that can 

be booked separately or as a whole. The Manor is the larger of the two, sleeping ten, and 

costs £2,400 per week during the high season and £1,800 per week during the low season. 

The smaller Tower sleeps 6, and costs £1,400 per week during the high season and £1,000 

per week during the low season. 

 

Plane is a much smaller property than the other comparators, and therefore offers less with 

regards to on-site activities. It instead markets itself as a base for exploring the wider region, 

including as accommodation for the Ryder Cup, the Edinburgh Festival and the 2014 

Commonwealth Games. 

 

 

 

Balfour Castle, Isle of Shapinsay, Orkney  

 

   
Balfour Castle                                                         Drawing Room 

 

Balfour Castle is a Scots Baronial style building constructed in 1847. It was commissioned by 

Colonel David Balfour, and designed by David Bryce, one of the most successful Scottish 

architects of his day, and the leading exponent of the Scots Baronial style. The Castle 

grounds include a two-acre walled garden, also designed by Bryce, which provide the 

Castle’s kitchens with fresh produce. Balfour markets itself as providing ‘unrivalled 5 star 

luxury’, with each bedroom decorated with unique décor, and the Castle’s kitchen headed up 

by an award-winning private chef. 

 

Balfour sleeps 18, and is only available to be booked on an exclusive use basis (i.e. as a 

whole). Hire of the Castle costs £4,350 per night, with £120 per person per day on top for 

full board, including breakfast, lunch, afternoon tea, canapés and dinner. 

 

Balfour offers a wide range of activities, including walking, trout fishing, tennis, seal watching, 

paintball, diving, archery, cooking lessons, clay pigeon shooting, boat trips and bird watching. 
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It also includes a state-of-the-art golf simulator, which can be changed into a cinema and 

games room, and a spa with a pool, hot tub and sauna. 

 

Balfour Castle is the epitome of luxurious escape, situated on an island in the Orkney 

archipelago, accessible by private boat charter and literally heaving with extravagance and 

fine interiors. Helicopters are welcome to land on the Castle lawns. 

 

 

 

 

 

 

 

Aikwood Tower, Scottish Borders 

 

   
Aikwood Tower         The Laird’s Study 

 

Aikwood Tower is a Category A listed building, constructed in the 16th century by the 

Scotts of Aikwood. Used as agricultural storage for much of the 20th century, the tower was 

restored in 1989 by the ninth Duke of Buccleuch as a family home, and then subsequently 

renovated by the current owner, The Honourable Rory David Scott Steel, to what it 

advertises as ‘understated luxury in the Scottish Borders’. 

 

Aikwood sleeps 10, and like Balfour is available to be booked on an exclusive use basis. A 

week’s stay costs £3,800 per week during the high season and £2,100 per week during the 

low season. These rates are advertised on a self-catered basis; however, full catering 

services are also available at the following rates: 

 

 Full Scottish Breakfast - £14 

 Lunch - £16 

 Dinner - £55 
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Aikwood is advertised as being in the perfect location for country sports, with the nearby 

Bowhill Estate’s pheasant shoot regularly listed as one of Scotland’s Top 10 by Shooting 

Times, and the nearby River Tweed famous for its salmon fishing. Also advertised is 

Glentress Forest, which includes a number of mountain bike trails and activities, and 

Roxburghe championship golf course five minutes’ drive away. 

7.3 Market Research into Catering Staff 

Catering staff at Kinloch Castle would not be provided throughout the year, instead a six 

month contract would be awarded to a head chef to cover the peak season, with off-peak 

demand filled by an assistant chef sourced from the island to assist the host couple. Salaries 

for chefs/cooks and waiting staff have been researched from the closest comparators and 

altered pro rata for the business case. 

 

Head Chef 

Salary rates for head chefs were sourced from a number of websites advertising positions 

available, including jobmate.co.uk and www.caterer.com. To give a good comparator for 

Kinloch, and with the assumption that it is likely these staff would be recruited from outside 

the island population, salaries were found for a number of luxury hotels in areas in the West 

of Scotland, including Ayrshire, Argyle and the Isle of Arran. These were found to be 

consistent at around £25,000 per annum. 

 

Assistant Chef 

During the peak season, or for large events during the off-peak season, it has been assumed 

that an assistant chef will be required to support the head chef or the host couple (during 

the off-peak season). It is anticipated that the assistant chef will be sourced from the island 

population. Comparator salaries for assistant chefs of £8-10 per hour were found on 

www.chefsinscotland.co.uk . This has been extrapolated to a daily rate of £100 per day. 

Waiting Staff 

Waiting staff will be required for large events during the peak season and to support the 

assistant chef during the off-peak season. It is expected that waiting staff will be recruited 

from the Island. www.weecook.co.uk, which advertises a private chef service throughout 

Scotland and is based in Glasgow, provides waiter hire from a minimum of £50 per day. 

Given the assumption that expected salaries will be slightly lower on Kinloch, it is expected 

that this minimum rate would suffice for waiting staff. 

 

  

http://www.chefsinscotland.co.uk/
http://www.weecook.co.uk/
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8. The Business Case 

The following business case uses a projection of revenue income and expenditure for 

Kinloch Castle over a five year period. The revenue calculations have been made on a 

quarterly basis: 

 Q1 – Jan – March  

 Q2 – April – June 

 Q3 – July – September 

 Q4 – October – December  

 

There is a summary revenue sheet by year, showing income, expenditure and cash flow. The 

full financial spreadsheets including assumptions can be found at Appendix F. Below is a 

summary of assumptions, formulas and revenue calculations. 

 

It is assumed that VAT has been included in all expense items where applicable. An annual 

inflation rate of 2.5% has been assumed and applied to all expense items subject to inflation. 

The same rate increase has also been applied to salaries and to annual increase in all sources 

of income.  

 

8.1 Castle Apartments and Income Generation 

Kinloch will have eight apartments available to rent, six located within the castle and two in 

the converted Old Squash Court in the grounds. The apartments vary in size and character, 

from the very large Principal Apartment, which sleeps 13 and boasts the finest rooms and 

majority of the art collection, to the smallest North apartment, located in the attic of the 

Castle with one double bedroom and one kitchen/living room. A summary of the 

apartments is in the table below. 

Name of 

Apartment 

 

Sleeps Notes 

Principal Apartment 

13 Over two floors at front of house. Contains best rooms, 

would be open for guided public tours. 

Library 

8 Over three floors in south west corner of Castle. 

Could be adapted to sleep 7 if one bedroom made ensuite. 

For the purposes of appraisal capacity of 8 assumed. 

Kitchen  

6 Ground floor. Adapted for DDA compliance (wheelchair 

accessible). 

Oak 6 West facing, but higher quality rooms at first floor 

West 4 Second floor, narrow, relatively small rooms 

North 2 Second floor, open plan kitchen/living room 

Cottage (Squash 1) 3 New (identical to Squash 2) separate from Castle 

Cottage (Squash 2) 3 New (identical to Squash 1) separate from Castle 

Host  5 Not available for rent 
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Apartments can be hired out individually or in combination for larger parties. It will be 

possible for a party to hire the whole Castle and acquire exclusive use for events. The total 

capacity of the Castle is 45 guests. 

All apartments will have kitchens and will be let on a self-catering basis. In addition the 

Principal Apartment will have the option of a fully-catered service, and this will be offered to 

guests booking this space, and for parties hiring the whole Castle. When catering for just 

the Principal Apartment, meals can be served in the Dining Room which seats up to 16 

people. Since the room can accommodate a larger number than the 13 person bedroom 

capacity of the Principal Apartment, some flexibility can be provided in catering services. For 

example, catering could also be extended to guests of one of the smaller apartments (see 

below), when it is booked by the same party. 

When the whole Castle is hired out, the Ballroom can be set up for catering serves and has 

a capacity of up to 45 people. There are three sources of income that can be generated 

through the new use at Kinloch: 

 Letting Income – generated by the self-catering apartments 

 Catering Income – generated by the sale of catering services to occupants of the 

Principal Apartment or larger parties occupying the whole Castle 

 Visitor Income – generated from ticket receipts through the public visiting the Castle 

and taking a guided tour 

8.2  Letting Income 

Taking these revenue streams in turn, letting income is calculated on the basis of the weekly 

hire of each apartment individually. The visitor economy is strongly seasonally in this part of 

the country, so rental levels and occupancy have been calculated according to seasons.  

There are three seasons: 

 Low Season – January, February, March, November, December (except two weeks at 

Christmas and New Year) 

 Mid Season – April (except two weeks at Easter), May, June, September and October 

 High Season – July, August, Easter, Christmas, New Year, October Half Term 

There are 19 weeks in the low season; 19 in mid season and 14 in high season. These 

seasons do not distribute evenly across the four quarters. The distribution of weeks per 

quarter can be seen in the table below: 

Quarter Months Low Season Mid Season High Season Total 

Q1 Jan, Feb, March 12  1 13 

Q2 April, May, June  11 2 13 

Q3 July, Aug, Sept  4 9 13 

Q4 Oct, Nov, Dec 7 4 2 13 

 Totals 19 19 14 52 
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Rental levels have been estimated based on four of the comparable letting properties: 

Kinlochmoidart, Ardtornish, Alvie, and Plane Castle. These comparators represent a range 

of similar properties of varying levels of quality and price. These properties have apartments 

of differing size to Kinloch (Kinochmoidart has an 18 bed apartment and a nine bed 

apartment but no direct comparator with Kinloch’s Principal Apartment that sleeps 13). 

None of these properties has an apartment that sleeps three people but estimated rental 

levels can be calculated on a pro rata basis. Average pro rata rates for high, mid and low 

seasons were calculated for apartments sleeping thirteen, eight, six (lower and higher 

quality), four, three and two. From these, individual rates were decided for each of the 

apartments. 

Name of Apartment Low Season rent per 

week 

Mid Season rent per 

week 

High Seasons rent 

per week 

Principal £1,800 £2,200 £2,500 

Library £850 £1,000 £1,300 

Kitchen  £600 £800 £900 

Oak £650 £850 £1,000 

West £500 £600 £750 

North £300 £400 £500 

Cottage (Squash 1) £400 £500 £600 

Cottage (Squash 2) £400 £500 £600 

 

The Oak Apartment is slightly more expensive than the Kitchen, even though both sleep 6 

people. This is because the rooms in the Oak Apartment will be of higher quality with a 

higher level of historic features than the Kitchen Apartment.  

The maximum rent can be calculated for each quarter for each apartment. This produces an 

income figure if the apartments were 100% occupied. For example, the maximum rent from 

the Principal Apartment would be £24,100 in Q1, £29,200 in Q2, £31,300 in Q3 and 

£26,400 in Q4. However, in reality the apartments will not be fully occupied all year. In fact, 

given the location, difficulty of access, and relatively niche product provided, occupancy 

rates may be modest, particularly at low season. 

To calculate occupancy, we used Ardorntish and Kinlochmoidart as comparators and we 

also sought opinion from George Goldsmith. This research highlighted the strongly seasonal 

nature of occupancy, which is markedly higher in peak season than it is in low season. 

Occupancy rates apply at a starting rate, which is then increased over a three year period. 

By the third year, it is assumed that maximum occupancy rates have been met and will hold 

for the subsequent years.  

Occupancy patterns are as follows: 

 Q1 (Low Season): start at 20% then rise by 10% per year up to 40% 
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 Q2 and Q4 (Mid Season): start at 30% then rise by 10% per year up to 50% 

 Q3 (High Season): start at 45% then rise by 15% per year up to 75% by year three. 

For ease of analysis, we have assumed that occupancy rates are the same for all apartments. 

An important consideration when determining occupancy rates is the wide range of 

attractions and activities (stalking, hiking, scenery, etc.) that the island will offer, and the fact 

that Kinloch Castle will be one of only two (together with the bunkhouse) substantial places 

to stay on the island. While Kinloch Castle may not receive any direct income from the 

activities on the island, we may assume that it would benefit as the principal place to stay. 

Therefore we have been optimistic about occupancy rates in mid and high seasons when the 

principal activities will take place. 

Rental income from self-catering accommodation has been calculated for each quarter based 

on the number of low, mid and high season weeks in each quarter multiplied by the 

respective weekly rent for each season, multiplied by the occupancy rates for each season. 

The income streams from the three seasons are added together to give a total for each 

quarter. The formula is calculated as such: 

 

 

 

 

Calculating this income is more accurate since it takes into account that the quarters cannot 

evenly be divided between low, mid and high. For example, the first quarter (Jan-March) is 

mostly composed of low season rates but does include a week’s rent at high season rates to 

take account of the New Year week. Income per quarter varies significantly accordingly to 

the number of low, mid and high season weeks within each quarter. To demonstrate this, 

the table below shows the quarterly income in Year 3 for the Principal Apartment and the 

Oak Apartment27. 

Quarterly 

Income 

Y3 Q1 Y3 Q2 Y3Q3 Y3Q4 

Principal 

Apartment 

£10,609 £14,938 £21,719 £12,978 

Oak Apartment £3,908 £6,250 £8,788 £5,095 

 

Income in the third quarter is over twice that of the first, showing how important the 

summer season will be to generating sufficient income for the property.  

                                                           
27

 Figures are provisional 

Rental Income per Apartment per quarter = (No. of Low season weeks x Low 

Season Rent x Low Season Occupancy) + (No. of Mid Season Weeks x Mid Season 

Rent x Mid Season Occupancy) + (No. of High Season Weeks x High Season Rent x 

High Season Occupancy) 
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The other crucial factor affecting rental income is a steady increase in occupancy in the first 

three years. The table below summarises the rental income per apartment for Years 1-3: 

Rental Income Year 1 Year 2 Year 3 

Principal Apartment £35,130 £45,505 £62,143 

Library £17,120 £22,078 £30,293 

Kitchen  £12,510 £16,169 £22,083 

Oak £13,615 £17,575 £24,040 

West £10,045 £12,968 £17,769 

North £6,570 £8,455 £11,593 

Cottage (Squash 1) £8,150 £10,526 £14,405 

Cottage (Squash 2) £8,150 £10,526 £14,405 

  

After Year 3, rental income only increases in line with inflation. Once fully occupied, rental 

income from the self-catering bed/nights would be 42% of the total income. 

8.3 Catering Income 

The basic source of income for Kinloch is self-catering accommodation. Each apartment has 

a fully equipped kitchen and dining room and it is assumed that the majority of the 

apartments will be taken up by guests who will be happy to prepare meals for themselves. 

There will, however, be an additional stream of income from large parties wishing to have a 

fully-catered holiday. Catering services will be charged on top of the cost of hiring out the 

apartments. It is assumed that catering will be provided for parties hiring: 

 The Principal Apartment 

 The Whole Castle 

The Principal Apartment has a fully equipped kitchen and kitchen preparation area capable 

of catering for large parties. The limiting capacity for catering is the size of the dining areas. 

For those parties hiring the Principal Apartment, it is assumed that they will use the Dining 

Room, with a capacity of 16 people. Those parties hiring the Whole Castle will make use of 

the Ballroom, with a capacity of 45 people.  

Since the Principal Apartment only sleeps 13, there can be some flexibility in extending 

catering services to guests occupying another small apartment (such as one of the cottages 

in the squash courts), when they book as part of the larger group, up to a maximum 

capacity of 16 people. When using the Principal Apartment for catering services, a mark-up 

will be charged, equivalent to the cost of renting the North Apartment. This is to cover the 

cost of accommodation for the Head Chef (see calculation at end of this section).  

The capacity of the Ballroom (45 people) matches the maximum capacity of all the 

apartments at Kinloch. Depending on demand and at the discretion of the operator, it 

should be possible for a large party to gain exclusive use of the entire Castle even if not all 
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of the apartments are occupied. However, for the sake of simplicity, the business case does 

not make any assumptions about additional supplements for gaining exclusive use of the 

castle or potential lost income from smaller apartments being unavailable due to a large 

party exercising exclusive use. 

The formula used to calculate catering income is complex, so the following section will 

describe each scenario in turn.  

 How often will the Principal Apartment/Whole Castle be booked? 

This is calculated from the occupancy rates of the Principal Apartment and Whole Castle. 

Occupancy rates for the Principal Apartment are per season per year. Those for the Whole 

Castle have been informed by market research and are based on a prudent estimate. From 

our research, it is assumed that exclusive occupancy of the Whole Castle will be rare, so 

low occupancy rates are applicable. 

 Y1 Low 

Season 

Y1 Mid 

Season 

Y1 High 

Season 

Y3 Low 

Season 

Y3 Mid 

Season 

Y3 High 

Season 

Principal 

Apartment 

20% 30% 45% 40% 50% 75% 

Whole 

Castle 

4% 6% 9% 8% 10% 15% 

 

From these rates we can work out the number of weeks per year that the Principal 

Apartment and the Whole Castle will be occupied. 

 

 

 

 

 

 Year 1 Year 2 Year 3 

Principal Apartment 16 22 28 

Whole Castle 2 3 6 

Table: No. of weeks booked 
 
In order to work out the catering income, which is on a per day basis, we need to know the 

number of days when the Principal Apartment and Whole Castle will be booked. The table 

below has converted weeks into days by multiplying by seven. 

 

Occupancy of Principal Apartment/Whole Castle = 

(Total no. of Low Season weeks in the year x Low Season Occupancy Rate) + (Total no. 

of Mid Season Weeks in the year x Mid Season Occupancy Rate) + (Total no. of High 

Season Weeks in the year x High Season Occupancy Rate) 

 



 
 

51 
 

 Year 1 Year 2 Year 3 

Principal Apartment 112 154 196 

Whole Castle 21 28 42 

Table: No. of days booked 

 

 What will the take-up rate be for Catering Services? 

Both parties occupying the Principal Apartment and parties taking exclusive use of the 

Whole Castle will have a choice to pay an addition supplement for catering services, as 

opposed to organising the catering provisions themselves. We have assumed that 75% of 

those renting the Principal Apartment will opt for catering and 50% of those renting the 

Whole Castle will opt for catering services. The reason for the lower take-up rate for the 

Whole Castle is that we have assumed that these large parties may be more likely to bring 

their own cook.  

Applying this percentage rate gives the number of days when catering services will have to 

be provided in the Castle: 

 Y1 Y2 Y3 

Principal Apartment 84 116 147 

Whole Castle 11 14 21 

Total 95 days 130 days 168 days 

Number of days when catering services will be provided 

 

These statistics are also used in expenditure calculations to work out the catering staff 

required to deliver catering services. 

 How many covers need to be met for each day? 

The next step is to calculate how many guests need to be catered for. The capacity for the 

hire of the Principal Apartment (16) and the Whole Castle (45) is based on the capacity of 

the Dining Room and the Ballroom. However, we need to assume that full capacity will not 

always be achieved due to single occupancy of double rooms or parties taking exclusive use 

of the Whole Castle without having the numbers to fill all the bedrooms in all the 

apartments. We therefore assume a ‘dining occupancy rate’ of 85% for the Principal 

Apartment and 75% for the Whole Castle. This calculation gives an estimated number of 14 

guests to use catering services in the Principal Apartment and 34 guests to use catering 

service when the Whole Castle is hired out. 

 

Maximum Dining 

Capacity 

Bedroom 

occupancy rate Number of guests 

Principal 

Apartment 16 85% 14 

Whole Castle 45 75% 34 
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We can then multiply the number of guests by the number of days when catering will be 

provided to find out how many day-covers are needed throughout the year.  

 

 What is the income from Catering Services? 

The final step is to work out the income. A full board charge including breakfast, lunch and 

dinner has been assumed at £85 per head. When multiplied by the number of covers, this 

gives the income from catering for both the Principal Apartment and the Whole Castle. 

 

 

The projected income from Catering can be summarised in the table below: 

 Year 1 Year 2 Year 3 Year 4 Year 5 

Principal 

Apartment 

£99,960 £140,881 £183,677 £188,050 £192,423 

Whole 

Castle 

£33,915 £46,351 £71,222 £72,917 £74,613 

 

Income from Catering Services is the most important income stream, accounting for 55% by 

Year 3. While catering accounts for over 10% greater income that accommodation, it is 

important to remember that a large proportion of this income is immediately discounted by 

the cost of food and catering staff (see cost section below). 

When using the Principal Apartment for catering services, a mark-up will be charged, 

equivalent to the cost of renting the North Apartment. This is to cover the cost of 

accommodation for the Head Chef. This is counted as an income equivalent to 75% (the 

percentage take-up of catering services for the Principal Apartment) of the normal rental 

income from the North Apartment: an additional £5,000 in the first year, rising to £8,694 in 

Year 3. 

8.4  Visitor Income 

The third source of income is from tickets sold for guided tours of the Principal Apartment, 

otherwise known as The Museum. These educational tours will be provided by the Castle’s 

manager, or host. Islanders may also give the tours on a voluntary basis. Even when the 

Principal Apartment is occupied by guests, the main rooms on the ground floor will still be 

open to the public, but the bedrooms will not be included in the tour. The cost of this 

partial tour will be at a reduced rate. 

 

Income from Catering Services = No. of daily covers x daily price per head 

 

Total number of daily covers = No. of days when catering will be provided x no. of 

guests  
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Income is calculated on the basis that works to the Castle will encourage more visitors and 

at least 50% of day visitors will take the tour. According to SNH, there are around 10,000 

day visitors to the island currently, and the aim is this should increase to around 12,000 by 

year 5. Full tours are currently charged at £9 for an adult, £8 for a student, £4.50 for a child 

and £8 for members of a group. On this basis, revenue projections are based on average 

price of £8 per head. Full tours are limited in number whilst the Principal Apartment is 

occupied, as a result this income falls as the occupancies rates rise.   

Whilst the Principal Apartment is occupied, only a partial tour will be available. This rate 

increases year on year as occupancy rises. Partial tours will be charged at a discounted rate 

of £6.50 for an adult, £6 for a student, £3.50 for a child and £6 for members of a group. 

Partial tour revenue has been calculated on the basis of an average price of £6 per head. 

 Year 1 Year 2 Year 3 Year 4 Year 5 

Projected 

Revenue  

£27,692 £26,078 £23,455   

Percentage taking 

partial tour 

(when principal 

apartment 

occupied) 

30.77% 42.31% 53.85% 53.85% 53.85% 

Projected 

Revenue (partial 

tour) 

£7,385 £10,408 £13,569 £13,569 £13,569 

Total £35,077 £36,486 £37,024 £39,816 £42,813 

 

The two income sources balance each other out to provide a stable annual income stream 

of around £29,000 a year from year 5.  

8.5 Total Income 

Total income starts at £280,242 in Year 1 and then rises in line with higher occupancy rates 

in subsequent years. In Year 3, maximum occupancy is reached, and income is at £488,651. 

Thereafter income increases in line with inflation.  

 

 Year 1 Year 2 Year 3 Year 4 Year 5 

Total Income £280,242 £367,519 £488,651 £499,651 £510,857 

  

8.6 Expenditure 

In order to assess the viability of the new use, we must examine the balance between 

income and expenditure. Expenditure can be divided into two categories: 
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Salaries 

This includes the cost of full-time staff (Property Manager Team or host couple) and part-

time staff (head chef, assistant chef, cleaning staff, gardener, waiting staff). Salaries are a 

significant element of expenditure accounting for 27% in Year 1 and 22% of total 

expenditure by Year 3.  

  

Running Costs 

All other costs are included under the category of running costs. These have been estimated 

based on comparable examples, on existing outlays and running costs or on previous 

estimates produced for technical reports and business cases for Kinloch Castle in the past. 

 

Salaries - Property Manager Team 

The largest salary expenditure item is the salary for the Property Manager Team. It is 

envisaged that a couple or family will take on the residential occupation of hosting, managing 

and operating Kinloch Castle on a full-time permanent basis. The Property Manager Team 

would be living on site in the Host Apartment on the first floor of the Castle. The host 

couple would benefit from free accommodation, but would have a significant workload in 

managing eight apartments especially in peak season when they may all be occupied 

simultaneously.  

 

The Property Manager Team would also coordinate guided tours of the principal 

apartments when not occupied, and manage all other staff on site including cooks, waiters, 

cleaning staff and gardener. They would therefore be required to have a range of skills (as 

well as requisite experience of property management) including: staff management and 

delivering visitor services; desirable skills/experience of cookery, maintenance and historic 

building and artefact conservation. The Manager’s salary would be £25,000/annum which, 

with national insurance contributions and pension (additional 25%) equates to £31,250. 

 

Salaries - Housekeeping Staff 

While the Property Manager Team will be overseeing the upkeep of the Castle and grounds, 

staff will need to be employed to undertake the day-to-day cleaning, house-keeping and 

gardening. 

 

It is assumed that these staff will be employed on an hourly basis, so that they can be 

retained as required. Both the housekeeper/cleaner and gardener would be paid around 

£8/hour. An allowance has been made for three staff members working 16 hours/week (a 

total allowance of 48 hours per week). This is a cost of nearly £20,000 in Year 1, rising with 

salary increase (at the same rate as inflation) to nearly £22,000 in Year 5.  This allowance is 

flexible across the year since more cleaning time is likely to be required in summer than in 

winter. It is intended that staff can be drawn from the local community, making it easier to 

employ flexible seasonal staff. 
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An allowance for the gardener’s time of 8 hours a week has been made which will cost 

£3,328 in Year 1 rising to £3,661 in Year 5. The gardener’s budget for equipment is found at 

the Cleaning/Gardener Equipment item under Property Expenses. This is the same for all 

options at £500/year. 

 

Salaries - Head Chef and Waiting Staff 

Catering staff would be employed to provide catering services for the Principal Apartment 

and the Whole Castle when parties take on the offer of a fully-catered holiday, on an 

estimated 168 days/year.  

 

To meet this demand, the business case makes an assumption for a Head Chef and Waiter 

to be employed for six months in the year. This seasonal post would run from May to 

October, the busiest months of the year. The Head Chef’s starting wage is £25,000; the 

waiter’s starting wage is £12,500. After adding national insurance and pension contributions 

at 25%, half this cost would be £15,625 and £7,813. 

 

There is an issue that some of the catering services may be demanded at Easter or 

Christmas or indeed at any time during the low season when the Head Chef is not 

employed. At this time it is assumed that either the host couple could meet catering 

requirements or temporary catering staff could be employed for these events (see below). 

 

Salaries - Temporary Kitchen Help and Waiting Staff 

An allowance has been made for additional temporary kitchen help and waiting staff. Staff 

will be principally required when the Whole Castle is booked and the Ballroom is used for 

large events catering up to 45 people. In this scenario, the 6-month Head Chef and Waiter 

will need assistance for food prep, cooking and serving. In addition a contingency has been 

allowed for additional days that may be required to cover catering requirements for the 

Principal Apartments at times of the year (Easter, New Year) when the Head Chef will not 

be in post. The table of calculations is below: 

 

Staff Post Wage/ 

Day 

Y1 (total cost) Y2 (total cost) Y3 (total cost) 

Assistant Chef £100 £1,750 £2,460 £3,675 

Waiter £50 £875 £1,230 £1,837 

General Kitchen 

Staff 

£30 £525 £738 £1,102 

Total (incl. 

Inflation) 

 £3,150 £4,428 £6,615 
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The day rates are based on costs of hiring assistant chefs, waiters or general kitchen staff for 

events or day’s work. 

 

In addition to salaries, other costs include expenditure associated with operating the Castle, 

paying for fuel, rates, etc. – the running costs. 

 

Running Costs - Business Rates 

The Highland Council was consulted to establish business rates for the Castle. The rateable 

value of the property is £6,500. This may increase when the property is refurbished so an 

increased allowance of £15,000 has been allowed. When multiplied by the standard rates 

multiplier (46.2p), this gives an annual business rate payment of £6,930. It is assumed that 

business rates will stay at this level for the five years. 

 

Running Costs - Utilities 

The Isle of Rum is not connected to the national grid, nor the national water supply. Instead, 

electricity is generated by a hydro-power scheme on the island run by SNH. Water is 

pumped from a loch through a system managed and maintained by the Isle of Rum 

Community Trust. The calculations for utilities expenditure will therefore not only be based 

on an estimated typical utility bill but also on the assumption that the Castle would only 

need to contribute a proportion of the total costs of utility supply. 

 

Electricity will be an important expense for the Castle. The cost of this has been estimated 

by calculating what would be a typical bill if Scottish Power were providing the service. 

Scottish Power charge 12.235p per unit (KWH) in the Scottish Hydro area. We know that 

the Castle and the temporary bunkhouse together currently use 60,000 units of electricity a 

year28. We can use this as a base number in Year 0. However, once operating, the real 

number will be much higher (estimated at 100,000 units in Year 1, 140,000 units in Year 2 

and 180,000 units in Year 3). If supplied by Scottish Power at full rate, this would cost 

£12,000 in Year 1. However, we have assumed that the operator of the Castle may get a 

reduced rate of 85% because of their charitable status and because the successful operation 

of the Castle is such a key factor for the prosperity of the island. An allowance of £10,340 

has been made for Year1, £14,560 in Year 2 and £18,720 in Year 3. 

 

In terms of water supply, it is assumed that Kinloch will only be charged a nominal fee of 

£1,000 in Year 3 (starting at £500 in Year 1 and £750 in Year 2) to make a contribution to 

the costs of the Isle of Rum Community Trust who control the water supply. 

 

There is no direct gas supply to Rum. Instead gas is brought onto the island in bottles. 

There is no budget for gas use since the ovens in the kitchen apartment are likely to be 

electric. Heating and hot water will be supplied by the diesel-run boiler. An estimation of 

                                                           
28

 Conversation with Stewart Sandison, Operations Manager, SNH 
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the cost of supplying diesel to run the boiler is based on a cost of £380 for 500 litres. We 

have used a pro rata estimation based on another holiday accommodation property in 

Scotland to calculate that Kinloch Castle, that sleeps 45, would be estimated to use 10,000-

15,000 litres per year. This calculates at £7,600 when up and running in Year 3 (£3,800 in 

Year 1 and £5,700 in Year 2). 

 

The total cost of utilities is estimated to be £14,700 in Year 1, £21,535 in Year 2 and 

£28,686 in Year 3, thereafter rising in line with inflation. This expenditure allowance is 

matches the revised Business Plan by SNH in 2009, which estimated utilities at £25,000. 

 

The Highland Council has confirmed that there is no charge for waste and recycling 

collection on the island. 

 

Running Costs - Utilities (Contingency) 

Due to the unpredictable nature of electricity generation on the Isle of Rum, it is important 

to include a contingency item for utilities in the expenditure. This allows for a proportion 

(10%) of the cost of hiring and running an electric generator should the island’s generator 

fail. The cost comprises a £4,000 set up cost, a £15,600 running cost and a £2,280 per year 

allowance for fuel. Since this is a potential contingency item rather than a definite 

requirement it would not be appropriate to include the full cost in the expenditure budget. 

However, an allowance needs to be made to ensure that there has been some cost 

budgeted for this eventuality. The full cost of running the generator in Year 1 is estimated to 

be £21,880. We have budgeted for 10% each year (£2,188) to allow time for call out and the 

supply to be re-instated 

 

Running Costs - Telephone / Broadband 

Broadband is available on the Island. A fixed-line telephone and broadband service will be 

provided for each apartment in the Castle. An allowance based on a monthly service charge 

of £30 has been made per line. This budget is £2,880 in Year 1 rising thereafter in line with 

inflation. 

 

Running Costs – Building and Contents Insurance 

Estimated figures for the cost of insurance have varied from £25,000 to £50,000 and it is 

acknowledged that insurance is the ‘biggest single factor’ in terms of viability of the future 

business plan29.  

 

In order to try to adopt a realistic figure a quote was obtained from Oval Insurance brokers 

and this allowed for reinstatement of the castle at £25m, £2m contents cover and 

employers and public liability insurance.  The total premium was calculated at c. £34,000 per 

annum.   

                                                           
29

 SNH Business Case, 2009. Paragraph 8.29 
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Running Costs – Maintenance 

Following advice from the project architect, we have assumed an annual maintenance budget 

of £50,000. This covers all inspections, repairs and maintenance work both external and 

internal including servicing alarms and securing systems, basic maintenance to mechanical 

and electrical services, basic building maintenance (windows, doors, cleaning of gutters), 

replacing and maintaining fire safety equipment, and internal and exterior decorating works, 

including refurbishing the bedrooms. Maintenance is the second biggest item of expenditure 

(after food) but given the scale of the building and the importance of maintaining it in good 

condition once it has been restored, it is important to allocate a generous budget. To reflect 

that, maintenance costs rise as the building and its systems age, we have assumed an annual 

increase of 5% over inflation. By Year 5, the maintenance allowance is £66,773. 

 

Running Costs - Environmental Monitoring and Conservation 

In addition to maintenance, which will keep the building, fixtures and fittings, and its services 

in good condition, we have added an allowance for environmental monitoring and 

conservation work to the collection. The collection is extensive and many of the items are 

require cleaning, conservation or repair. It is not realistic for the whole collection to be 

conserved at one time. A capital sum will need to be set aside to conserve or restore some 

of the key items which will feature in the main apartments in the property, but revenue 

grants will need to be secured on an on-going basis as much of the collection will need to be 

conserved over a longer timescale. We have therefore budgeted for setting up a monitoring 

and conservation system that would become a permanent facility in the castle. 

This cost has three elements:  

 Hanwell Environmental Monitoring System. This has a set up cost of £1,320 in 

Year 0 and a subsequent running cost of £1,200 thereafter. 

 Conservation Store and Workshop. It is planned that a conservation workshop 

will be set up and equipped for the ongoing conservation of the collections. A £6,000 

budget has been allowed in Year 0 for setting up and equipping the store and 

workshop. In year 4, an additional £2,000 has been budgeted for restocking the 

store. 

 Conservation School. Conservation work presents an opportunity to involve the 

local community and the visiting public in the running and upkeep of the Castle, and 

in education and learning about cultural heritage. The third and final constituent of 

this budget therefore is a cost of £2,500/year for a school which will give hands on 

training and experience of conserving a range of objects from Kinloch Castle’s 

important collection. The school would be run by volunteers from the local 

community and would recruit professional potentially on a pro bono basis as 

necessary. Public grants and contributions from Trusts and Foundations would 

supplement the Conservation School budget on a project by project basis. 
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The total setting up budget is £7,320 in Year 0. Running costs start at £3,700 in Year 1 then 

rise in line with inflation to just over £4,000 in Year 5. 

Running Costs – Replacement Stock 

This budget item is an allowance for the replacements of stock and property contents 

(including everything that is used in the property from crockery to bed linen). The cost of 

these items is proportionate to the quality of the accommodation. In line with Vivat Trust 

policy, we have calculated 4% of the rental income and catering services income to cover 

this cost. The budget therefore increases with occupancy reflecting that the need for 

replacements and renewals is affected by use and occupancy. 

The budget starts at £9,807 in Year 1, rising to £13,241 in Year 2 and £18,065 in Year 3. 

Running Costs - Cleaning & Grounds Maintenance 

The budget for cleaning equipment (starting at £500/year) covers basic equipment such as a 

hoover. The budget for grounds maintenance covers equipment and seeds required by the 

gardener for the upkeep of the grounds. A starting budget of £500 is allocated from Year 1 

yearly following inflation. An increase of £250 has been allocated in Year 5 for the purchase 

of new equipment. 

 

Running Costs - Consumables/Hamper 

The consumables budget is for all consumable items for guests necessary for each 

apartment. This includes toilet roll and soap for the bathroom, but the principal expense is 

for a welcome hamper for the guests that will include chocolates, sparkling wine, etc. We 

have assumed three budgets depending on the size of the apartment: the budget for the 

principal apartment is £75; that for the Library, Kitchen and Oak apartments in £55 and that 

for West, North and the Cottages is £40. 

 

The total budget is calculated by the number of bookings throughout the year multiplied by 

the changeover budget. Across all apartments the cost is £6,400 rising to £11,760 in Year 3.  

 

Running Costs - Food/Ingredients 

Food is the single largest item of expenditure. The allowance is for all the ingredients 

required to do the catering for those guests opting in for catering services. The formula for 

calculating the cost of food is as follows: 

 

 

A budget of £32.50/day for food has been assumed (including a table wine allowance). This is 

based on a typical grocery basket for 3 high quality meals per day. The total cost starts at 

Cost of Food/Ingredients for Catering = food budget per person per day x no of covers  
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£51,188 in Year 1, increasing in line with an increase in occupancy rates to £71,589 in year 2 

and then to £97,461 in Year 3. Thenceforth the projected increase is in line with inflation. 

Running Costs - Marketing and Commission 

Marketing is an important budget item - if people do not know about the property, or 

cannot find out about it and easily book it, it will remain empty. The marketing budget 

breaks down into two key items: 

 

 Annual budget. This starts at £1,250 and includes £750 for the cost of appearing in 

a suitable marketing publication (the amount that George Goldsmith charges to appear 

in its marketing brochure) and a starting allowance of £500/year in Years 0 and 1 to 

pay for other marketing media. This falls to £400/year in Year 2, £300/year in Year 3. 

Free editorials and articles in key publications will also be secured. 

 Estate Agent Commission. A specialist property like Kinloch will need to be 

carefully marketed to a target clientele. An agency commission of 17.5% has been 

assumed, which is based on the commission that Unique Cottages takes. This is a cost 

of £19,276 in Year 1. 

 

Running Costs - Administration/Overheads 

This expenditure category covers administration and running costs of the charitable trust 

that will be set up to own and manage the property. Items include: 

 

 Trustees travel and expenses. To Trustee meetings, for example. 

 Postage and delivery  

 Printing, paper and stationery. There is likely to be an office in the Host Apartment or in 

the Castle elsewhere 

 Other. A contingency annual allowance starting at £100 

 

Administration allowance is £10,000/year. This is estimated from the Outline Business Plan 

prepared by PWC. 

 

Running Costs - Other Property Expenses / Sundry 

Finally, there is a contingency item based on 2% of all Property Expenses (not fixed 

expenses such as business rates or salaries). In Year 1, the contingency sum is £3,732, rising 

to £4,500 in Year 2 and £5,421 in Year 3. 
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Summary of Expenditure 

The table below summarises the expenditure by category and total for Year 0-5. 

 Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 

Salaries  81,134 84,360 88,498 90,605 92,712 

Running 

Costs 

1,250 220,869 261,920 318,151 330,384 339,176 

Total £1,250 £302,003 £346,280 £406,694 £420,989 £431,888 

 

The revenue expenditure totals in Year 0 are only £1,250 is for marketing only. It is 

assumed that the bulk of start-up costs (purchase of equipment and materials) will be 

included in fit out capital costs. Salaries total £81,134 rising to £92,712 by Year 5. The 

modest rise reflects the fact that the principle salary posts are fixed. Only the cost of the 

temporary cook increases in line with occupancy. By contrast the running costs increase   

substantially year-on-year from the outset, starting at £220,869 increasing to £339,176 by 

Year 5. Key expenditure items including replacement, consumables and food are directly by 

the occupancy rates and this is reflected in the sharp increase in costs between Years 1 and 

3.  

Surplus/Deficit and Cash Flow 

 Year 1 Year 2 Year 3 Year 4 Year 5 

Income £280,242 £367,519 £488,6511 £499,651 £510,857 

Expenditure £220,869 

 

£261,920 

 

£318,151 

 

£330,384 

 

£339,176 

 

Surplus/deficit -£21,761 £21,239 

 

£82,002 

 

£78,662 

 

£78,969 

 

Cashflow -£23,011 

 

-£1,772 

 

£80,230 

 

£158,892 

 

£237,861 

 

Sinking Fund   £50,000 £100,000 £150,000 

 

Surplus is calculated by subtracting annual expenditure from income. In the first year of 

operation income is less than expenditure, resulting in a deficit of -£21,761. In Year 2, the 

castle is expected to make a small surplus of £21,239. This just falls short of the cash flow 

deficit from Year 0 and Year 1. By Year 3, once occupancy reaches maximum levels, there is 

sufficient income to generate a generous surplus even when expenditure is accounted for 

(£82,002). This allows for a strong balance or cash flow to be built up from which a sinking 

fund of £50,000/year can be put aside for future repair works to the building or grounds. 

The surplus generated can be used to undertake major conservation and replanting in the 

gardens or to tackle the conservation of items from the collections. Part of the sum could 

also be set aside as a bonus scheme for the host couple as an incentive to increase revenue 

income from the property, manifested in terms of repeat booking, positive feedback results 
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and high occupancy levels. Finally, any additional surplus could be used to support the work 

of the trust and deliver wider out-reach on the island. 

Conclusion 

In conclusion, the financial appraisal demonstrates that this scheme for Kinloch Castle is 

viable. The appraisal shows that revenue is heavily dependent on occupancy rates, but we 

have used relatively conservative assumptions to ensure that the appraisal is robust. Even in 

Year 2, when occupancy rates are not yet at their highest, income is higher than 

expenditure and a surplus is made. However, in order to safeguard the future of the Castle, 

the project should be aiming to generate at least over £50,000 surplus annually, so that a 

sinking fund can be built up. It should therefore be aiming for occupancy levels approaching 

those projected for Year 3 (50% in mid-season and 75% in high season), and a c £70-80,000 

annual surplus. 

The financial appraisal has also helped to clarify the key to making this project a success: a 

very important proportion of income is derived from the use of the Principal Apartment 

(over 50%), since this can be rented out at a higher rate and can attract parties to make use 

of the catering services. The health of the financial appraisal is dependent on strong income 

being secured in the high season, to generate the bulk of the annual surplus. Fortunately, 

our market research has indicated that the large apartment can indeed often be slightly 

easier to let since it constitutes the unique selling point of a grand sumptuous holiday 

accommodation like Kinloch Castle. In other words, Kinloch is precisely the place that is 

likely to attract large parties who will want an indulgent break in the summer or early 

autumn. In short if a success can be made of the Principal Apartment, this is the key to 

unlocking the viability of operations, securing a sustainable future for the Castle and island. 
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9. Capital Works: Costs and Phasing 

The capital works for this project have been costed by a QS working in conjunction with 

the architect. Budget costs have been provided on the repair, restoration and alteration 

works.  

Importantly, the following works have already been carried out by James F Stephen 

Architects, under the auspices of project architect Doug Reid, who has been involved with 

Kinloch for over 10 years. This recent repair work represents a significant investment of 

nearly £1m by SNH and has resulted in making the building envelope wind and watertight.  

The breakdown of costs for repair carried out to date is as follows: 

Repairs to oriel windows     £  70,000 

Repairs to oriel windows and main tower structure  £170,000 

Roof repairs (Phase 1)     £380,000 

Roof repairs (Phase 2)     £100,000 

Internal dry rot eradication works    £  40,000 

Plaster ceiling removal, etc.     £  12,000 

Total (exc. VAT and fees)     £772,000 
 

Projected budget costs for the remaining capital works have been calculated as both a single 

phase of work, or in a series of five consecutive phases to allow operation of the Castle to 

begin in part.  

Capital works – single phase 

Repair and restoration works including essential structural repairs identified in the course of 

investigatory survey exercise      £3,928,000 

 

Alterations to create public area, host family flat, kitchen apartment, library apartment, oak 

apartment, north and west apartments   £2,234,000 

 

Repair and restoration and all curatorial conservation work, including removal, storage, 

replacement and restoration     £   930,000 

 

Site curtilage works (new metal railings and gates adjacent to Castle, making good lawns and 

service area       £     32,000 

 

Site servicing works (restricted to repairs to the existing draining system, installation of new 

sewerage treatment plan and improvement to land drainage to the east of the Castle 

        £     40,000 
 

Total        £7,164,000 
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Capital works – five phases 

The following budget costs accompany the architect’s drawings (nos. 269-B-SD-321, 322 and 

323, included at Appendix E). The repair, restoration and curatorial conservation works and 

site curtilage and servicing works have been included within the Phase 1 operations. 

 

The benefits of phasing the project are that the Castle can begin operating as a business as 

soon as the first phase is complete, bringing in much-needed revenue from the Principal 

Apartment and establishing the venture. Not only that, but phasing breaks up the project 

into discrete parts that can be attractive to funders and private donors. 

Phasing does, however, cost more. In this case, the additional cost may be in the region of 

£500,000. 

Phase    Year         Repair/Restoration Wks  Alterations  Total 

1 2014/16 £3,225,000    £1,005,000  £4,230,000 

2 2017  £   570,000    £  369,000  £   939,000 

3 2018  £   366,000    £  308,000  £   674,000 

4 2019  £   628,000    £  375,000  £1,003,000 

5 2020  £   432,000    £  391,000  £   823,000 

 

Total                           £7,669,000 

 

The above budget costs exclude any allowance for the following, which must be budgeted 

for in addition: 

 

 Professional fees and associated VAT (fees at 17%, so likely to be c £1.3m); 

 Any VAT on the works (unrecoverable VAT c £250K); 

 Landscaping works (likely to be c £100K); 

 Soft furnishings including carpets, curtains and loose furniture, fixtures and fittings (c 

£200K);  

 

The following works are not included in the capital costs: 

 

 Works to other buildings including the Plunge Pool, the Dairy and the Nursery; 

 SNH direct expenditure, etc; 

 Any electricity supply works undertaken by SNH; and 

 Satellite broadband system and lightening conductor installation. 

 

In addition, conversion of the Old Squash Court to two units, which can be carried out as a 

discrete phase, entails a budget cost of: 
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Repair and restoration works       £  85,900 

Alteration works        £227,000 

 

Update from 4th quarter of 2007 to 1st quarter 2014                + 16% £  50,064 

 

Total          £363,000  

 

Total estimated capital costs including professional fees are shown in the table below: 

 

Item Cost 

Repair costs to the entire building £7,164,000 

Squash Court no 1 & 2 £363,000 

Landscaping works £100,000 est. 

Professional fees £1,300,000 

Non recoverable VAT  £250,000 est. 

Fit out costs £200,000 est. 

Total c.£9.5m 
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10. Fundraising Strategy for Capital Works  

It is essential that an achievable fundraising strategy is implemented and followed in order to 

secure a future for Kinloch Castle and its significant collections. We have undertaken 

preliminary research into potential funding for capital works and this is outlined below 

(*indicates good match to funder objectives).  Detailed funding availability and conditions by 

funder is attached at Appendix J. 

Historic Scotland* 

As the Government agency for the historic environment in Scotland, Historic Scotland 

offers financial help to meet the cost of high-quality repairs to buildings of special 

architectural and historic interest. In order to meet minimum requirements, the heritage 

site must be of sufficient historic or architectural interest and must demonstrate need for 

repair, while the project itself should show greater community benefits and the promotion 

of quality and development of knowledge and skills.  Historic Scotland would be able to fund 

this project once ownership has been transferred to a suitable charitable trust. The 

maximum grant award is £500,000. 

Heritage Lottery Fund (HLF) 

Heritage Grants Programme* 

Heritage Grants applications go through a two round process.  If successful at first round 

application projects can secure funding to enter a development phase in order to submit the 

second round application, this may take up to 24 months. HLF grants are assessed against 

outcomes for heritage, people and communities, these criteria are weighted and as a 

minimum for projects requesting £2million or more than one outcome for heritage, people 

and communities should be met. 

For grant requests of £2million and under £5million the decision is made by the HLF Board 

of Trustees. There is also the potential to apply as a ‘major batch’ project if the grant 

request is more than £5 million, first round applications are made once a year.  This grant 

application would also encapsulate restoration of the collections, heritage interpretation, 

community outreach, as well as heritage and skills training. 

Similarly, the Heritage Enterprise programme is for projects that seek to achieve economic 

growth by investing in heritage. It is primarily for enterprising community organisations to 

help them rescue neglected historic buildings and sites and return them to a viable 

productive use. Applications are open for grants from £100,000 to £5million.  It is important 

to note that any grant request over £2million is decided on by the HLF Board of Trustees. 

These applications will compete against other applications from across the UK. 

Priority will be given to projects that are located within areas of the UK experiencing 

economic disadvantage and are in buildings which are formally designated and ‘at risk’. 
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Heritage Enterprise is designed to bridge the funding gap that prevents a historic asset in 

need of repair from being returned to a beneficial and commercial use. There must be a 

conservation deficit which must be proved.  By closing the gap (i.e. meeting the conservation 

deficit) HLF hopes to encourage greater private sector involvement with many Heritage 

Enterprise projects, working in partnership with community organisations to deliver 

commercially viable projects.  

 

Big Lottery 

Growing Community Assets 

The project Growing Community Assets funding stream from Big Lottery could potentially 

provide Kinloch Castle with funding. Growing Community Assets gives communities more 

control and influence over their own future through ownership of assets. These are usually 

physical assets, such as land, buildings or equipment, but may also include other types of 

asset such as energy. Big Lottery believe that the process of acquiring assets encourages 

people to become more involved in their communities, developing the skills, capacity and 

confidence they need to work together to address local needs.  Applicants must achieve all 

4 outcomes: Communities work together to own and develop local assets; communities are 

sustainable and improve their economic, environmental and social future through the 

ownership and development of local assets; communities develop skills and knowledge 

through the ownership and development of local assets; communities overcome 

disadvantage and inequality through the ownership and development of local assets.  

Trusts and Foundations 

Funding from Trusts and Foundations may prove vital in finding a solution to Kinloch Castle.  

The following trusts and foundations were felt most appropriate for capital works at Kinloch 

Castle as they could potentially make significant donations. 

The Monument Trust (£500,000)* is one of the Sainsbury Family Charitable Trusts.  Kinloch 

may be eligible for significant funding under the arts and heritage category. The trust will 

consider unsolicited proposals, as long as they demonstrably and closely fit their specific 

area of interest. However, it should be understood that the majority of unsolicited 

proposals are unsuccessful. Given the national significance of the castle and collections, 

Kinloch may prove to be a strong applicant.  

The Barcapel Foundation* could potentially provide funding for the project through the 

heritage priority area (up to £200,000).  The original financiers of the foundation had a keen 

interest in our heritage, specifying that one of the foundations aims was the preservation 

and beautification of historic properties. The foundation continues to support the built 

environment and will support our literary and artistic heritage as well as architectural. 

The Wolfson Foundation* has a strong interest in helping to conserve the country's 

architectural heritage, including monuments and landscapes where these are of significant 
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historical interest. We aim to support excellence in this area, defined in this context 

primarily by the historic and architectural significance of the building, but also by the work 

of the organisation managing the building (including interpretation and public engagement 

with the history of the site/building). Grants are generally made toward the repair and 

conservation of the building, monument or landscape. Where the building or site is of more 

than regional significance we may include the funding of educational or interpretation spaces. 

Capital projects may be eligible where they include restoration or conservation work to the 

historic fabric of buildings that are listed either Grade I or II*. The building should be 

accessible to the public for the majority of the year. Support is also given, on occasion, to 

landscapes and gardens where these are of exceptional historic significance. Buildings or 

sites held in private ownership are generally not eligible. 

Collections 

As well as capital works it is essential to fundraise for the restoration, repair and 

interpretation of the collections at Kinloch.  Smaller grants may be applied for to The Leche 

Trust, The Dulverton Trust, and the Mercers’ Company.  Given the significant nature of the 

collections at Kinloch the National Heritage Memorial Fund* may be able to fund the 

project, specifically the rare Orchestrion.  

NHMF aims to save items that are of outstanding importance to the national heritage and at 

risk.  NHMF can fund heritage projects of all sizes and there is no limit to the percentage of 

funding that can be applied for. However NHMF operates as a fund of last resort, so 

applicants must be able to prove that they have explored, or are exploring, all other 

possible sources of funding, including their own resources. In addition to being of 

importance to the national heritage, the item/s must also be in some way outstanding. This 

could be because of rarity, quality, association with a historic figure or event, or 

designations. 

The importance of a lead donor 

In PRT’s experience the ability to secure funding from all potential sources, public and 

private, is very significantly increased if there is a lead donor. In a recent project undertaken 

by PRT the existence of £2m in private donations together with £1.4m from English 

Heritage, was critical to the successful completion of a £9m fundraising project. If such a 

donation was forthcoming it would enhance enormously the opportunities for a successful 

outcome for the Castle and the island. 

Conclusions 

Ideally, the fundraising strategy should aim to secure funding for the entire project, but it 

may need to be phased due to the significant sums involved, which would increase the 

funding required by approximately £0.5m. If funding is secured in one phase the total capital 

costs are estimated to be in the region of £9.5m.   
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The following table sets out the potential sources of funding and potential levels of funding 

that could potentially be secured for the project.  This has not been discussed with potential 

funders at this stage of the feasibility process. Please note that securing £9.5m in funding for 

any project is extremely challenging and a significant contribution towards capital costs 

should be made by SNH, as the owner, to encourage other funders to support the project. 

Funder Potential level of funding to be secured 

Heritage Lottery Fund £2.5m 

Historic Scotland £0.5m 

Big Lottery £1m 

Trusts and Foundations £1m 

Family Trusts and private donors £3m 

SNH/Scottish Government £1.5m 

Total £9.5m 

 

The next stage of the funding process is to submit pre-applications to funders, or hold initial 

conversations, to gauge their likely interest in the project and potential level of support.   
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11.  Delivery of the Project 

Ideally capital funding for the entire project should be secured at the outset to give a new 

Trust the confidence to take on the building and site. If the project is carried out in phases 

the outstanding capital funding will be a significant risk to the Trust and may result in 

funders being reluctant to support the project. Should the work be undertaken in phases 

then at least 75% of the entire project cost should be secured in principle (ie a letter of 

commitment or a First Round pass from a public funding body) before transfer of the Castle 

to a new Trust is effected. In order to secure significant public funding it is recommended 

that ownership of the Castle is transferred to a newly formed charitable trust at the right 

time. For the purposes of this report, the new trust is described as Kinloch Castle Trust 

(KCT).  

It is also recommended that a targeted approach to established funding sources and through 

the Trust’s own fundraising ventures, tapping into audiences both in the UK and abroad that 

have a tradition of supporting such ventures is pursued. This has the potential to leverage 

additional funding, significantly adding to the value of public sector contributions.  

11.1 Forming the Trust 

Forming the new Trust is an important step towards securing the future of Kinloch Castle. 

The Trust may be best constituted as a company limited by guarantee, following the 

established building preservation trust (BPT) model. Charitable status should then be sought 

from the Office of the Scottish Charity Regulator (OSCR). The principal charitable purpose 

of the Trust would be in relation to the preservation of the Castle and its collection for the 

benefit of the nation. The charity would be required to meet the test that its purposes are, 

and remain, charitable. Of the purposes permitted by OSCR, the most relevant in this case 

is: The advancement of the arts, heritage, culture or science.  

Whether or not a charity provides or intends to provide public benefit is matter for the 

decision of OSCR. It will be essential at the outset therefore to be clear about the vision 

and purposes of the Trust, and in particular how the range of public benefits will be 

achieved and maintained and how the commercial ventures will complement rather than 

overshadow the main aims. 

 

Every charity is governed by a board of trustees who take overall responsibility for the 

strategic direction and work of the charity. Its responsibilities include ensuring that the 

charity is effectively and properly run and is meeting its overall purposes as set out in its 

governing document.  

 

The board should be formed around six or eight trustees (or directors) with relevant 

experience and skills. In this case, these should include the following essential skills and 

experience: financial expertise; organisational development; operations expertise (visitor 
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attraction, museum, hotel); education and learning expertise (visitor centre, interpretation); 

vocational qualifications (tourism, retail, rural skills); business experience; media and 

communications; human resources including legal aspects; IT including web design; 

knowledge of emerging policies and how they may affect operations; strategic thinking and 

planning; legal expertise; environmental and sustainability issues; cultural heritage and 

conservation expertise. Trustees should form a mix of local community and high-profile 

individuals. We recommend that a dynamic and highly experienced chair should be 

appointed with the remaining Trustees recruited through an open process, with local and 

national advertising and a formal interview process undertaken.  This should ensure the best 

mix of Trustees is secured.  

The board would normally meet at least quarterly each year to review activities, plan 

forward and receive and approve reports on matters. It may delegate work to committees 

comprising board trustees and others. In this case, the Kinloch Castle Friends Association, 

with their extensive knowledge and hand-on skills, will be of particular value in helping to 

take the project forward. Indeed, they may also be represented at board level and the 

Friends assigned particular tasks by the board. 

 

   
Kinloch Castle                                                 Kinloch Castle Friends in the Dining Room 

 

It will also be important for trustees to be able to ‘open doors’ to major sources of income, 

whether through a network of philanthropists and entrepreneurs, or to be familiar with the 

public funding landscape. Trustees will be required to act as ‘ambassadors’ for the trust, to 

raise the profile of the project and its benefits. An advisory role by PRT could also 

significantly help with promoting the project, networking, fundraising and ensuring key 

milestones are achieved on time. A project champion, well-known and engaging, would be a 

bonus. 

It is likely that the KCT would need initial support in terms of governance and project 

development. This is where the advice and input of PRT would be particularly useful. PRT 
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has significant experience of assisting charitable trusts in taking forward major heritage-led 

regeneration projects.  

11.2 Transfer of Ownership 

The transfer of ownership to KCT should take place once at least 75% of the capital funding 

has been secured in principle ie a First Round pass has been awarded by various funders or 

letter of support secured. Similarly, public funders will seek assurances in writing and 

evidence that a Trust has been formed, that charitable status has been achieved or is at least 

in-hand, and that the owner is willing to transfer, before considering funding. Legal advice 

will be necessary to ensure the correct course of action and timing. 

Ideally, SNH should transfer the Castle and gardens with an endowment to provide for on-

going maintenance and repair costs. This would be of considerable benefit to the new Trust 

who will require substantial capital sums to deliver the project.  

 

11.3 Infrastructure 

Improvements to the water and power supply will be a critical factor to the success and 

expansion of activity at Kinloch. The costs are not known, but may be in the region of 

£800,000 to £1m. SNH and IRCT are working together on a strategy for rationalisation of 

utility supply. The aim is that IRCT would eventually control both the water and electricity 

supply on the island. Before that point, however, substantial investment is needed to 

improve the situation. At the moment, water is often in short supply and electricity supply is 

irregular, with electric kettles, cookers and dryers not permitted because of overloading 

problems. At present, baths are not proposed for the Castle apartments (unless they exist 

already) because of the shortage of water. Laundering the linen from nine apartments with a 

total of 26 beds on a regular basis will place significant pressure on already limited supplies. 

The matter is a priority and the project to reuse the Castle simply cannot be delivered in 

isolation without the infrastructure to support it. 

11.4 Next steps 

The future of Kinloch Castle has long hung in the balance. The funding of this report by the 

The Hon John Lambton's Mausoleum Settlement, provides a real opportunity to bring key 

parties together to see if a solution might at last be forthcoming. If a sum were available to 

kickstart a fundraising initiative this might be the start of a new future, not just for the 

Castle but for the Island. 

 

We believe that the following next steps should be implemented: 

 Presentation of this report to The Hon John Lambton's Mausoleum Settlement 

 Discussion with SNH on the results of our findings in this report 

 SNH and PRT to co-ordinate high-level meeting with the Scottish Government and 

key stakeholders to present proposals and recent findings; 
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 PRT to develop a delivery plan which assigns appropriate tasks to SNH and PRT 

according to areas of expertise and continue to work together toward shared goals 

for Kinloch Castle; 

 PRT to develop and implement a strong fundraising strategy with support from SNH 

in relation to Government funding. At least 75% of the capital costs should be raised 

prior to handover of the Castle to the new Trust; 

 SNH, supported by PRT, to continue with community and stakeholder engagement 

on update and discussion on next steps; 

 Begin publicity campaign and secure trust chair;’ 

 Establish a new charitable Trust and secure a board of highly-experienced trustees at 

relevant point in the project; and 

 Engage in on-going programme of research, recording and conservation of collection 

and monitoring of environment using students, volunteers and paid professionals to 

ensure the understanding, appreciation and preservation of cultural assets. 
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