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A FeasibilityBoleskine House, Foyers

1.0 Introduction

The Boleskine House estate has had a number of prominent proprietors over the 
years including, most notably, Archibald Campbell Fraser of Lovat, Aleister Crowley, 
and Jimmy Page. With the odd exception, each owner has undertaken their own 
set of alteration, restoration and redevelopment projects, such that the house 
has experienced – and displays – significant change since its original incarnation. 
It is difficult to put a date on the first built structure on the site, however there is 
potential that a stone-built structure has been present since c.1730.

The house suffered devastating fires in 2015 and 2019 and is currently in a perilous 
condition.

In mid-2019 the Boleskine House Foundation SCIO [BHF] purchased Boleskine 
House. The open land to the South West is owned by Boleskine House Ltd and the 
Gate Lodge is in the private ownership of BHF’s founders. The Coach House was 
purchased in 2020 and is now also under the ownership of BHF.

In September 2019, BHF appointed LDN Architects to prepare proposals and 
strategies for the revival and restoration of Boleskine House and the establishment 
of short stay cabins on adjacent ground. Since then, it has also employed the 
services of Fairhurst to oversee the structural and civil aspects of the design.

Listed Building Consent (20/01665/LBC) has been granted to carry out immediate 
essential works to consolidate the surviving house structure and to remove 
detrimental modern alterations such as the cement harl, concrete floor slabs and 
raised planter in the courtyard. These works are now underway.

This document aims to summarise the context for the project in support of an 
application for Planning Permission to restore the external envelope of Boleskine 
House (a subsequent application will be required to agree the detail of the interiors) 
and provide ten low-impact eco-retreat cabins, a gate house and associated 
infrastructure on open ground to the South-West.

Boleskine House, and The Gate Lodge, images by Highland Historic Environment Record, 1967
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2.0 Outline Conservation Management Statement 

Continued

Introduction

The Boleskine House Foundation SCIO (herein abbreviated as “BHF”) is a Scottish 
Charitable Incorporated Organisation registered with the Scottish Charity regulator 
with company number SC049568. The charity has been formed to ensure the 
future of the Boleskine House estate, that it is secured for the local, national and 
international communities that value it as a place of historical significance.

Following the fire in 2015, which destroyed the roof and interior of the Category B 
listed structure, Boleskine House has been placed on the Buildings at Risk register 
with Historic Environment of Scotland and has been served with a Dangerous 
Building Notice by the Highland Council.

The BHF has consulted the Highland Council on its proposals for the estate via a 
pre–application enquiry (20/00390/PREAPP).

In addition, BHF has been granted Listed Building Consent (20/01665/LBC) and 
has made an application for Building Warrant in order to carry out the most urgent 
repair and consolidation work, in an effort to safeguard the building from further 
decay and to remove the need for a Dangerous Building Notice.

Purpose and plan of use for Boleskine House
 
The plan for Boleskine House is a sensitive reconstruction of the earlier plan 
including a classical interior. The use of the house will be residential with public 
events and tours of the grounds. There is no intention to use the structure for 
commercial residency such as hotel or bed and breakfast venue. This is partly due to 
the public profile of the place and its proven susceptibility to deliberate vandalism. 
It is seen to be a safer solution to allow supervised visits for the general public with 
only staff or known visitors allowed to stay overnight. 

Although much of the fabric has perished, the approach to the design is proposals 
is a conservation-led re-development of the historic structure to provide a unified 
and authentic aesthetic with a distinct purpose. The purpose being to bring 

about a public understanding of the historic importance of the site. The site is of 
significance as it plays an important role in the local developmental of the area 
especially at the time of the clearing of the glens and the Jacobite rebellion.
There will be bedrooms on the first floor in which professionals who are working 
with the charity can sleep, as well as any employed members of staff who will see 
to security to always be on the premises. 

Members of the public will be able to visit most, if not all, rooms of the ground 
floor of the house during opening hours, which the BHF anticipate will initially be 
2-3 times a week between the hours of 10:00 and 15:00. This will grow as the 
BHF have the income to support being open for longer. Small admissions will be 
charged, and guests can choose to partake in a guided tour on the house’s history. 
The BHF also aim to have a library and study which guests may use, and in the 
summer gardens to visit and enjoy.

If demand for activities increases over time for the charity, the house may be used to 
offer small conferences to academic communities, heritage societies or other such 
related groups for the purpose of educational benefit. This is not however, seen 
to be the primary income generating activity to overcome the conservation defecit 
required to restore the house and estate. To do so would require approx.20,000 
visitors per year, which the BHF considers would have a detrimental effect on the 
local road traffic. Instead, 10 x cabins for weekly rental is seen as a lower impact 
option for the land. Heritage grants and/or loans from private donors or banks 
depend on showing feasibility to maintain the estate long term and so without an 
income stream there is no way Boleskine can ever be rebuilt – the cabins provide 
this without having to target bus tours of and high volume visits to the estate. This 
is seen as being of extra importance considering the pressure on heritage grants 
compounded by the effects of Coronavirus.

Adjacent Image: 3D Photogrammetric model by Aaron Sneddon of AerialScotland.



4 5

A FeasibilityBoleskine House, Foyers

Eco-sensitive tourist accommodation

In the BHF’s view, the adjoining land to the South of the estate appears capable of 
accepting a number of low-impact holiday lodges or cabins that, if presented well 
and by mitigating harm to the setting of the listed structures, would be of great 
benefit to the longevity of the listed estate.

As the Loch Ness area is a significant tourist attraction with a variety of options for 
accommodation to the tourist, the BHF’s market research has indicated that this 
facility at this location on the southern shore of Loch Ness is viable. There will clearly 
be a number of years whereby the estate will be operating at a financial deficit as 
the rebuild cost of Boleskine House is indicating quite high values. These high values 
will also be compounded by the need for on-site staff.
 
The BHF’s proposal is for a sensitive use of the field lands on the adjacent space, 
together with new car parking which is secluded within the existing mature trees. 
The noise impact of the works would be minimal as the work would be undertaken 
slowly over a period of a few years and utilising local tradespeople to do the work 
without any heavy machinery on site.
 
1 - 2 week stays in the cabins would be promoted to limit the reduce the comings 
and goings of different visitors.

Once opened to the public the cabins would then generate an income which would 
be applied to:
 
1. Pay for the bulk of the costs for the restoration of Boleskine House.
2. To fund a sinking fund for maintenance of the house and its estate going 

forward.
3. To employ a professional horticultural specialist to manage the trees on the 

estate as well as the woodland areas
4. To employ a gardener to work on the restoration of the gardens, as well as to 

fund the cost of the plants and trees needing to be purchased (anticipated to 
be two gardeners for the first 3 years)

5. To employ managing staff on site to (a) be present on a site office to greet 
members of the public and (b) to act as grounds keeper/security for the listed 
building 24/7.

6. To employ a tour guide.
7. To pay for all insurances and public liability insurance required for the estate as 

a whole, which is necessary to open to the public.
 
In summary, the following staff will be employed: 1 x estate manager, 2 x cleaning 
staff, 2 x groundskeepers/gardeners and 1 x tour guide.

The overall anticipated cost of the house restoration, as well as the reinstatement of 
the gardens, landscaping, security cameras and upgrading the fencing for Boleskine 
House and its gardens is anticipated to be close to £1.5 million. As for prolonged 
maintenance of the estate, projected annual costs after the house restoration would 
be £150k for staff and maintenance of Boleskine House and £25k for the costs of 
running services such as water and heating. The BHF may make a reserved estimate 
of an additional £10-£15k to maintain the gardens on the 35+ acres of land on 
the estate. On top of this the BHF have website costs, booking fee costs for the 
cabins (about 15% of the price paid and miscellaneous costs). These figures could 
very well be conservative and be exceeded. These costs cannot be met without a 
substantial income stream and the cabins will provide that income stream.
 
The intention would be to start with a few cabins at first and then to engage in tree 
planting around the area while further cabins are built. The first few cabins will then 
pay for the estate to open for tourists to visit the grounds (and not the house as 
work will be ongoing).
 
Without an income the charity will not be able support either the restoration or 
the management of the estate long term and there is a very real prospect that the 
house will not be restored and will be left in a ruinous condition (as it has been for 
the last four years).
 

Adjacent Image: 3D Photogrammetric model by Aaron Sneddon of AerialScotland. Continued

2.0 Outline Conservation Management Statement (cont.)
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Conclusion

The BHF is committed to ensuring the development of the estate is in line with the 
nature and topography in the immediate vicinity of the house. The BHF is aware of 
the setting implications and potential impact that such a development could cause 
to the land and natural beauty. A bold remoteness that could be easily harmed with 
an unsuitable holiday or tourist venue.

The BHF’s view is that the cabins are discreet in both appearance and situation 
and the infrastructure necessary to accommodate such an installation is carefully 
considered. The free draining and greener walking surfaces from the communal 
parking area will ensure that the vista and character of the loch side is not 
compromised. The setting of Boleskine House will be compromised if the lodges 
or accommodation either over look or are themselves overlooked by the listed 
structure. The quantum of development is both critical to the setting and more 
importantly the ongoing maintenance costs of the house and the land. This is a 
unique opportunity for a charity aimed at restoring a listed building to be supported 
by a far reaching international audience.

A crude 10 year plan would seek to break even on the build cost and cover the 
ongoing costs, which require an annual turnover of £225k. Spread over a nine 
month period of camping activity would require £25k per month turnover to cover 
costs and to repay loans. Recent market research indicates that 10 eco-retreat 
cabins, with at least 80% occupancy in peak seasons, could achieve this.

The financial burden for such a venture can be met if a variety of lodges are offered. 
This can present a variety of bespoke accommodation units specifically designed 
to their immediate location. Designed as *hides* to definitely blend in to the 
geography. The intention is for the services for the lodges to be environmentally 
sensitive to the locale and the climate in general. The niche market of green tourism 
is becoming more popular as the general public move away from foreign holidays 
and seek a simple, tranquil holiday experience.
 

Adjacent Image: Photograph of the open land to the South-West of Boleskine House 

2.0 Outline Conservation Management Statement (cont.)
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3.0 Physical Context

The Boleskine House estate is located on the South side of the B852, midway 
between Inverfarigaig and Foyers. It enjoys an elevated position in a green setting 
overlooking Loch Ness, with a wooded area to the South East. The land typically 
slopes upwards and away from the Loch to the South East.

The estate amounts to c.35 acres and includes the following built structures:

• Boleskine House [Category B Listed, early 18th C, subsequently substantially 
altered] and its formal gardens to the South East

• The Gate Lodge [Category B Listed, early 19th C.] on the B852

• The Coach House [Category B Listed, early 19th C.] to the East of Boleskine 
House

• A former pig shed between Boleskine House and the Coach House

• A small covered log store adjacent to the house

• Access tracks, gates and gate posts [mentioned in The Gate Lodge listing] 

• A separate access to the South field

Boleskine House is in a perilous condition following devastating fires in 2015 and 
2019 and the current physical condition is described in detail in the Fabric Audit 
(Appendix A). In summary, the roofs, wall linings, and timber partitions have all 
perished and the remaining stone, block and brick structure has been severely 
compromised. It is listed on the Buildings at Risk Register and has been issued 
with a Dangerous Buildings Notice. BHF has however recently been granted Listed 
Building Consent to carry out the most urgent of repairs and has cleared much of 
the vegetation and loose debris that littered the site.

The building is laid out in a ‘U’ plan form, enclosing a courtyard to the South 
East and displaying a formal frontage, facing the Loch, to the North West. A long 
corridor along the courtyard side connects a series of large rooms along the North 
West elevation. Similarly, the two wings of the plan are relatively straightforward in 
plan and are made up of adjacent rooms, which have previously been sub-divided.

The Gate Lodge is a small one-bedroom domestic property, which sits close to the 
road edge at the bottom of the main drive. It is an unremarkable but charming 
property and has been recently repaired and redecorated.

The small covered log store to the north of the existing house is unremarkable but 
functional.

Other built structures include the gates and gate posts where the main drive meets 
the road and a second set immediately before Boleskine House. There are also 
various fences and field gates around the properties.

The South field is provided with a generous access road off the B852, which re-joins 
the same road further South. Presently, it is used for nothing more than access to 
the field, however, the standard and scale of the road suggests that it may have 
been created with more ambitious plans in mind.

The Coach House is an unusually ornate agricultural building situated close to the 
tree line at the North of the estate. In basic terms, it is made up of three spaces – a 
central large room with two sets of accommodation at either side. The South East 
elevation is relatively plain with a hay loft door at the North end.

The pig shed is a linear, modern blockwork structure with a mono-pitch roof. It has 
very limited architectural merit but is a functional store for materials etc.
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4.0 Historical Context

Adjacent Images:  Top left - Extract of G Taylor & A Skinner’s ‘The Road from Inverness to Fort Augustus and Fort William and from Inverness to Glen Urquhart’, 1776
  Top right - Extract of military maps, 1832
  Bottom left - Extract of military maps, 1866
  Bottom right - Extract of Ordinance Survey Map, 1903

As mentioned above, Boleskine House estate has had a number of famous 
proprietors over the years including, most notably, Archibald Campbell Fraser of 
Lovat, Aleister Crowley and Jimmy Page. It means that the place has a historical 
significance that transcends its architectural features in social and cultural heritage. 
Much has been written on the lives and practices of its proprietors, however, for the 
purposes of this report, the architectural context remains the focus.

Boleskine House itself is Category B Listed and on the Buildings at Risk Register. 
There is also presently a Dangerous Buildings Notice [DBN] applied to the building. 
The Listing reads:

“Begun late 18th century and continuously enlarged until circa 1830. Now forms 
single storey, irregular 7-bay house with projecting outer bays with truncated 
gables. Pink harled with ashlar dressings and margins (some rendered). Present 
SE front probably re-cast from NW. Centre projecting pilastered ashlar bay with 
entrance flanked by narrow side lights; porch linked to outer bays by shallow loggia 
supported by slender Roman Doric columns; deep continuous entablature. NW 
elevation; round-headed window in gabled centre bay (probably former entrance) 
3-window projecting bowed bays (to right with modern alteration to one window) 
with bowed piended roofs in bays 2 and 6; outer bays with Venetian windows. 
Multi-pane glazing; long and short channelled ashlar quoins. Symmetrical pair ridge 
and panelled end wallhead stacks; slate roofs. East service door masked by later 
single storey, single bay extension. 

Interior; long corridor runs full length of house in SE front probably formed in 
earlier 19th century; panelled arches and screens flanking centre entrance bay. 
Simple plaster cornices to 2 public rooms with bowed bay windows giving to NW.”
The Gate Lodge, along with its Gate and Gate Piers, to the Northern boundary of 
the site are also Category B Listed. The Listing reads: 

“Earlier 19th century, single storey 3-bay NW facing gate lodge. All coursed mixed 
rubble, with contrasting painted tooled margins. Centre door with narrow side 
lights in shallow canted recess; flanking casement windows. Centre door sheltered 
by projecting 3-sided shallow piended canopy supported by 4 slender painted cast-
iron columns. Single casement window in each return gable, also in shallow canted 
recess. Small centre rear window. All casements and sashes with horizontal glazing, 
tooled ashlar sandstone angles. Stumpy off-centre stack; shallow piended slate roof 
with projecting eaves. 

Gate piers and gates; early-mid 19th century pair decorative lattice work cast-iron 
square gate piers with shallow pyramidal caps. Pair matching cast-iron carriage 
gates with decorative spearhead detailing. Flanking matching speared railings on 
low coped retaining wall. 

Unusual shallow recess detailing to gate lodge. Probably originally had paired ridge 
stacks.”

The other Category B Listed building on the estate, is the Coach House, also 
referred to as Boleskine House Stables. It’s listing reads:

“1810-20, single-storey NW facing stable block of 7 bays. All coursed rubble with 
tooled ashlar margins. Wide advanced and pedimented centre bay with segmental 
headed carriage entrance and oval oculus in tympanum; double leaf plank door 
and channelled ashlar quoins. Stables to left, with flanking windows; 3 bays to 
right with off-centre door. Modern glazing; off-centre ridge stack; slightly bellcast 
piended slate roof. Interior; arcaded range of stalls survive in stables. Probably 
originally had paired ridge stacks.”

Continued
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Following LDN’s research, the following basic timeline has been established:

c.1730  General Wade’s Road is built into Foyers

1747  A structure is shown at Boleskine on Roy’s mapping of 1747-55

1760  The property is purchased by Col. Archibald Fraser 

1760-1830 The property undergoes various redevelopment under Fraser’s  
  ownership

1810-20 The Coach House / stables is built

1837  Listing describes the property as:

1899  The property is purchased by Aleister Crowley 

1926  Drawings produced for A E Priestley Esq by George Gordon & Co,  
  Inverness showing an alteration and an extension to the NW

1970  The property is purchased by Jimmy Page

1971  Boleskine House is listed

1970-92 The property undergoes various redevelopment under Page’s  
  ownership

1996  A further set of drawings show alterations while the house was  
  owned by the McGillivray family

“...The House is a modern well arranged structure, fit for the accommodation 
of a family of distinction. It contains elegant Drawing-Room, twenty-six feet 
long (including bow window) eighteen feet wide, and about twelve feet high; 
Dining-Room of similar dimensions, six Bed-Rooms, and three Dressing-Rooms, 
&c. &c. the principal Bed-Room being twenty feet square, Water-Closet, vaulted 
Wine-Cellar, Butler’s Pantry Servants’ Hall, Housekeeper’s Room, Kitchen, Pantry, 
Laundry, Woman’s Sleeping Room, and Men’s do. The whole Rooms are supplied 
with Grates, including complete ranges in Kitchen and Laundry. The Entry-Hall 
and passages measure 100 feet long in a stretch, relieved by arches, columns, 
and plasters, terminated by glass-doors at each end. The elaminated plaster-work, 
papering, and painting is much admired. A never-failing spring of superior quality 
supplies the cisterns of the House.”

2015  The first fire takes place

2019  The second fire takes place.

From our understandings of the timeline and the evidence presented on-site, the 
following tentative conclusions have been reached:

• A rubble built harled structure with granite dressings existed on the site close 
to the Government Road. It may have served as a staging post and overnight 
staging post, supply depot or barracks (potentially the ‘General’s Hut Inn’, 
though that is a hypothesis only, partly informed by the military maps of 1776).

• It may have had outbuildings of potentially timber construction which may have 
originally had masonry fireplace walls or had these added and which included a 
cellar. Together this formed a South facing courtyard.

• Between 1760 and 1830 this was extended in various phases by the Fraser 
family, adding wings that incorporated earlier material and then extending 
these southwards.

• These wings formalised the overall design and incorporated Palladian features 
and the channelled masonry that were made fashionable by William Adam’s 
Vitruvius Scoticus, published between 1748-1812.

• One of the later alterations (possibly early in the 19th century) was a more 
formal colonnade added to the courtyard elevation with associated alterations 
on the South side of the central block.

• Later in the 19th century a two-storey service block was built over the side door 
on the East.

• Photos from the early 20th century show multiple dormers, indicating an upper 
floor of limited accommodation.

• An extension may have been built to the West in 1926, but this has now 
disappeared.

• Major alterations took place from 1970 and again when ownership changed in 
1992 through 1997.

4.0 Historical Context (cont.)
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