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on the basis stated below.  A copy of the original email and our letter of confirmation of instructions are enclosed at Appendix 1. 
We draw your attention to our accompanying Report together with the General Assumptions and Conditions upon which our 
Valuation has been prepared, details of which are provided at Appendix 2.  

We trust that our report meets your requirements; however should you have any queries, please do not hesitate to contact us. 

Yours faithfully 

For and on behalf of Savills (UK) Limited 

Sian Robinson MRICS  Hugo Struthers MRICS  
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1.1. Instructions and Basis Of Valuation 

You have instructed us to provide our opinions of value on the following basis: 

• The current Market Value of the heritable interest in the Subject Property (“Market Value”); 
 

1.1.1. General Assumptions and Conditions 

All our valuations have been carried out on the basis of the General Assumptions and Conditions set out in the relevant section 
towards the rear of this report.   

1.1.2. Date of Valuation 

Our opinions of value are as at the date of this report being the 23 January 2015.  The importance of the date of valuation must 
be stressed as property values can change over a relatively short period.   

1.1.3. Definitions of Market Value and Market Rent 

In accordance with your instructions, we adopted the RICS definitions of Market Value, as detailed below: 

Valuation Standard VPS 4 1.2 of the Red Book defines Market Value (MV) as: 

“The estimated amount for which an asset or liability should exchange on the valuation date between a willing buyer and a 
willing seller in an arm’s length transaction, after proper marketing and where the parties had each acted knowledgeably, 
prudently and without compulsion.”   

1.1.4. Purpose of Valuations 

You instruct us that our valuations are required ahead of a potential purchase of the Property. 

1.1.5. Conflicts of Interest 

You have instructed us to value the Property in the knowledge that we have previously provided you with non-red book advice 
along with general property advice relating to Castle Toward. We do not perceive there to be a conflict in us accepting your 
instruction to value the Property and the Valuer is in a position to provide an objective and unbiased valuation in accordance 
with the RICS Red Book.  We will be acting as External Valuers, as defined in the Red Book.   

1.1.6. Valuer Details and Inspection 

The due diligence enquiries referred to below were undertaken by Sian Robinson MRICS.  The valuation has been discussed 
with Andrew Perratt of Residential Agency Team in Savills Glasgow Office and has also been reviewed by Hugo Struthers 
MRICS.   

The Property was inspected on 25 February and 09 April 2014 by Sian Robinson MRICS.  We were able to inspect the majority 
of the property, both externally and internally, save where noted below and limited to those areas that were easily accessible or 
visible.  The weather on the date of our inspection was overcast and wet. 
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Sian Robinson and Hugo Struthers are RICS Registered Valuers.  Furthermore, in accordance with VPS 3.7, we confirm that 
the aforementioned individuals have sufficient current local and regional knowledge of the particular market and the skills and 
understanding to undertake the valuation competently.   

1.1.7. Extent of Due Diligence Enquiries and Information Sources 

The extent of the due diligence enquiries we have undertaken and the sources of the information we have relied upon for the 
purpose of our valuation are stated in the relevant sections of our report below.  Where reports and other information have been 
provided, we summarise the relevant details in this report.  We do not accept responsibility for any errors or omissions in the 
information and documentation provided to us, nor for any consequences that may flow from such errors and omissions.   

1.1.8. Liability and Liability Cap 

Our letter confirming our instructions at Appendix 1 includes details of any liability cap. 

1.1.9. RICS Compliance 

This report has been prepared in accordance with Royal Institution of Chartered Surveyors’ (“RICS”) Valuation – Professional 
Standards January 2014 (the “RICS Red Book”) published in November 2013 and effective from 6 January 2014, in particular in 
accordance with the requirements of VPS 3 entitled Valuation reports and VPGA 2 Valuations secured lending, as appropriate.  
We are obliged to confirm that this valuation report may be subject to monitoring under the RICS’s Code of Conduct and 
Disciplinary Regulations. 

Our report in accordance with those requirements is set out below. 

1.1.10. Verification 

This report contains many assumptions, some of a general and some of a specific nature.  Our valuation is based upon certain 
information supplied to us by others.  Some information we consider material may not have been provided to us.  All of these 
matters are referred to in the relevant sections of this report.   

1.1.11. Confidentiality and Responsibility 

Finally, in accordance with the recommendations of the RICS, we would state that this report is provided solely for the purpose 
stated above.  It is confidential to and for the use only of the party to whom it is addressed only, and no responsibility is 
accepted to any third party for the whole or any part of its contents.  Any such parties rely upon this report at their own risk.  
Neither the whole nor any part of this report or any reference to it may be included now, or at any time in the future, in any 
published document, circular or statement, nor published, referred to or used in any way without our written approval of the form 
and context in which it may appear.   

1.2. Background 

Castle Toward is owned by Argyll and Bute Council.  It was advertised for sale in 2010, with a range of offers being received 
between £550,000 and £2,300,000.  We understand that the accepted offer fell through as a result of finance issues.  We 
understand South Cowal Community Development Company (SCCDC) launched their right to buy process in 2013 and are 
currently in negotiations with Argyll and Bute Council for the purchase of the Property.     
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2. The Property, Statutory & Legal Aspects
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2.1. Location & Situation  

We enclose below a General Location Map and situation map showing the location and situation of Castle Toward in its regional 
context.   

 

Castle Toward is located on the southern point of the Cowal peninsula within Argyll and Bute.  It is approximately 8.5 miles 
south of the town of Dunoon and 42.9 miles west of Glasgow (via the Gourock to Dunoon Ferry) – circa 2 hour journey via the 
ferry. . 
 
It is on the edge of the villages of Innellan and Toward which are predominantly residential settlements and to the north and 
west of the Property the land use is predominantly agricultural ground and forestry.  
 
The Property’s private driveway is accessed directly from the unclassified main road to the south which leads from the A815 
from Dunoon.  A site plan is reproduced below and taken from the sales particulars included within Appendix 3. 
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2.2. Description 

The Property comprises the following: 

• Castle Toward: A grade B listed mansion house extending to circa 37,534 sq ft; 
• East & West Cottages: A pair of 5/6 bedroom semi-detached cottages; 
• Gate lodge complex: Former coach house, workshops with ¾ contained flats; 
• Woodland & parklands: 142.7 acres including walled gardens, glasshouses and ornamental gardens as well as 

Toward Castle ruin set within woodland and parkland with shore frontage. 

2.3. Castle Toward  

2.3.1. Main House 

Castle Toward mansion house 

East & West Cottages 

Gate Lodge Complex 
Toward Castle ruin 
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Castle Toward is a Category B listed, mansion house which is understood to have been designed by David Hamilton and built in 
the 1820s, being extended further in the 1920s. It has most recently been utilised as a residential school and outdoor activity 
centre and is of sandstone construction beneath a pitched slate and flat felt roof with lead work in gulleys and valleys. There are 
turreted and castellated features. Most of the house has single glazed timber sash and case windows, although some of the 
upper floor rooms have metal framed single glazed windows and rainwater goods are cast iron.   

Within Appendix 3 is the sales brochure from 2010 marketing process which includes the indicative floor plans.  We have not 
carried out a measured survey of the Property but understand from Phase 1 Feasibility Cost Plan that the gross internal area is 
approximately 3,487m² (37,534 sq ft).   
 

Photographs of the Castle Toward are shown below:- 

 

 

 
   

Castle Toward – Front Elevation  Castle Toward – Ground Floor Principle Room 
   

 

 

 
   

Castle Toward – Ground Floor Principle Room  Castle Toward – Ground Floor Principle Room 
   
 

2.3.2. East & West Cottages 
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To the north of the main house is a pair of semi-detached cottages.  They are constructed in stone with pitched roofs and are 
currently boarded-up with no internal access available at time of inspections.  We understand there may be water ingress and 
general dampness internally.   As referred to later £276,000 of costs have been identified in order to return the properties to a 
habitable condition.   

We understand from Phase 1 Feasibility Cost Plan that the gross internal area of the cottages is approximately 249m² (2,680 sq 
ft).   

East & West Cottages

2.3.3. Gate Lodge Complex 

Adjacent to the main road, and what have originally been the entrance to the estate is the original gate lodge complex which 
comprises a sandstone building with pitched slate roofs and comprises the former coach house, various workshops and 3-4 self 
contained flats constructed around a central courtyard. Internal access was not available at date of inspection.  The entire 
complex is in need of major repair, refurbishment and additional modernisation.   In order to return to economic use a cost of 
£664,000 has been identified, as referred to below. 

We understand from Phase 1 Feasibility Cost Plan that the gross internal area is approximately 813m² (8,751 sq ft).   
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Gate Lodge Complex – Front Elevation Gate Lodge Complex 

2.4. Grounds 

The Property is accessed off an unclassified road that leads from the A815.  From this road, a driveway leads to the main house 
with a fork in the road leading to the cottages.    

The Property benefits from a total site area of approximately 142.7 acres (2.55ha) which are predominately mature gardens 
surrounding the main house and amenity parklands and woodlands providing privacy to the Property. There are two walled 
gardens to the east and north of the mansion house with walls of stone construction. The upper garden has two small stores 
attached. The other garden has a conservatory type greenhouse to the rear and a glazed pavilion overlooking the main garden 
and other small stone and slate outbuildings.  The majority of the greenhouses and outbuildings are in very poor condition.  To 
the north of Castle Toward is a series of water features which we understand are partly included within the ownership of Castle 
Toward.  No inspection of this area was carried out but we would suggest these are of limited material value.   

Please note all acreages have been taken from the sales brochure produced in 2010 and are assumed to be correct and a true 
reflection of the title for the Property.  
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2.4.1. Toward Castle Ruin 

The original late-medieval Toward Castle is a Scheduled Ancient Monument that lies in the southeast part of the grounds. It is 
understood to date back to the 15th century but the castle was burnt after a siege in 1646 and has been a ruin ever since.  
 
2.5. Condition 

2.5.1. General Condition 

As instructed, we have not carried out a structural survey, nor have we tested any of the services.  However, we would 
comment, without liability, that during the course of our inspection, we observed that the Property is generally in very poor 
condition throughout with various items of disrepair noted. We understand that the Property was used as an outdoor education 
centre until circa 2010 and has been vacant since and requires significant upgrading and modernisation works.  As with many 
vacant buildings, it is likely that the building will deteriorate over time with the list of essential repairs and associated costs 
increasing as time goes on. 

2.5.2. Summary of Works Required  

Detailed reports on mechanical, electrical and structural condition were provided by Douglas Wylie and Alan Chawk of ARUP 
Scotland, along with recommendations on works required and expected costs. We provide a summary of the key findings of the 
reports below.    

• Electrical systems were both outdated and inefficient or failed to meet building regulations. A total rewiring of the building 
was recommended, along with the upgrading or replacement of the existing systems 

• Emergency lighting and the fire alarm system do not meet building standards and will need to be completely replaced. 
• Upgrading of security systems including intruder alarm and external CCTV.  
• Installation of further lightning protection. 
• Replacement of the aged and inefficient oil fired boilers, as well as replacement of hot water storage tanks and some 

radiators.  
• Provision for safe access lighting in the estate grounds 
• Recommendation that the private water supply, which is not 100% safe for untreated consumption, be replaced with 

connection to a new mains supply which is now available, along with new water storage.  
• Recent repairs to external walls at the mansion house were noted although a full height vertical crack was noted on the 

external wall of the East Tower of the Mansion House.  
• The slate roof of the mansion house was generally in good condition although with isolated damage and missing slates. 

The gatehouse and cottages were noted to have localised problems of damage and missing roof slates in places.  
• There is substantial evidence of damage due to water ingress in all buildings, with evidence of rising damp in the gatehouse 

and cottages. 
• The paintwork and sealant of the case and sash windows were noted to be in poor condition.   

 

 

 



 

 

Report & Valuation 
Castle Toward, Dunoon PA23 7UG 

   

  January 2015  10 

2.5.3. Estimated Costs of Works 

The estimated costs of returning the various properties at Castle Toward to economic use have been calculated by cost 
consultants Gardiner & Theobald and are summarised below.  We have assumed from our brief review of their report that 
economic use reflects the minimum cost in order to make habitable and useable either as residential or commercial use.  It is 
likely that there could be additional costs borne by a purchaser of the main house to convert the property into a standard 
expected of the prime residential market:  

Structure Estimated Rounded Construction Cost 

Mansion House £3,155,000 

Gate Lodge Complex £664,000 

Cottages £276,000 

Walled Gardens & Buildings £103,000 

External Works & Services £673,000 

TOTAL: £4,871,000 

 

2.6. Services 

The Property benefits from the following services: 

• Private water supply: 
• Mains electricity: 
• Oil fired central heating: 
• Private drainage: 
 

We have not tested the services and have assumed that there are no material defects other than those outlined above.   

2.7. Energy Performance Certificate 

In theory there should be an EPC from the marketing process in 2010, however we have not had sight of it. 

2.8. Environmental Considerations 

2.8.1. Informal Enquiries 
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As instructed, we have not carried out a soil test or an environmental audit.   A geotechnical/geo-environmental desk study 
carried out as a part of the Phase 1 Report identified several areas where contamination may have occurred and has 
recommended further investigations. Following further informal enquiries, we understand that the Property, as well as the land 
and buildings surrounding it, have always been in residential or leisure and recreational use. There is no historic industrial land 
use on the site as far as we are aware. On the basis of these informal enquiries, it would appear unlikely that land contamination 
exists.  This comment is made without liability.  There were no issues noted during the course of inspection that we feel need 
highlighted.  

2.8.2. Assumption 

As our informal enquiries have suggested that land contamination is unlikely, we have valued the Property on the basis that it 
has not suffered any land contamination in the past, nor is it likely to become so contaminated in the foreseeable future.  
However, should it subsequently be established that contamination does exist at the Property, or on any neighbouring land, then 
we may wish to review our valuation advice. 

2.8.3. Flooding  

We have made enquiries with regard to potential flooding at the Scottish Environmental Protection Agency website, 
www.sepa.org.uk and from the maps provided note that none of the dwellings appear to be at significant risk of flooding.  

2.9. Town Planning 

2.9.1. Statutory Background 

We have made informal enquiries of the local planning authority, Argyll and Bute Council, and understand that the statutory plan 
covering planning policy and development control for the area is the Argyll and Bute Local Plan which was adopted in August 
2009.  In accordance with recent changes to planning legislation, the Local Plan will be replaced by a Local Development Plan, 
the proposed version of which was published in February 2013 with adoption expected in April 2015.    

The Property is identified within the existing Local Plan as within a Potential Development Area, Sensitive Countryside, a Rural 
Opportunity Area and a Garden and Designed Landscape. Much of the Property also lies within an Area of Panoramic Quality. 
The Proposed Local Development Plan is similar, except the Potential Development Area is also designated as a Strategic 
Masterplan Area.  

The Strategic Masterplan Area and Potential Development Area is designated for a series of tourism, business, housing, 
education and leisure hubs that would permit new development on the site at a low density. This gives the site enhanced status 
relative to the development potential of the surrounding areas. There are, however, significant services upgrades and some 
improvements to access routes required to enable any form of development on the site. We understand that initial discussions 
have taken place with Argyll and Bute Planning Department to verify locations suitable for development within the parameters 
for the planning designation of the estate.  

A landscape capacity study was commissioned and approved by the Council at the Property due to it being within an area of 
panoramic quality. As a result of this study, a tract of Castle Toward grounds within the area of panoramic quality to the east of 
the house was not recommended for development and should be registered as sensitive countryside.  

http://www.sepa.org.uk
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Castle Toward, the gatehouse and garage, the walled gardens to the east and north of the main house, the glasshouse and 
workshop range and the portion of the Chinese Lakes owned (including the Bridges) are all Category B listed by Historic 
Scotland. The 15th century original Toward Castle, in the southeast of the Property, is also listed in the Schedule of Ancient 
Monuments. 

The Property is not within a settlement Conservation Area and there are no statutorily protected nature or conservation 
interests.  We understand that it is not directly affected by any highway, town planning or other schemes or proposals other than 
those mentioned above that may have an effect on value.  

2.9.2. Planning History 

Planning decisions of note revealed by our enquiries are as follows: 

Reference Description of Development Significant Conditions Decisions 

97/00883/LIB 
Internal alterations and installation of 
wheelchair ramp 

N/A Application withdrawn 

97/00878/NID 
Change of Use of greenhouse to 
tearoom 

N/A Application withdrawn 

We have assumed that all other necessary planning consents and building warrants for the Property have been obtained, or 
have been established within the meaning of the Planning Acts. 

2.10. Taxation 

2.10.1. Council Tax and Business Rates 

From informal enquiries of Scottish Assessors Association Internet Rating List www.saa.gov.uk, we understand that the 
Mansion House has a Rateable Value of £85,000 pa. None of the other dwellings or buildings on the Property are liable for 
council tax or business rates at this time, we have assumed this is because they are currently uninhabitable. 

2.10.2. VAT 

We are informed that the Owner has not exercised their option to tax the Property for VAT purposes and therefore our valuation 
is exclusive of VAT.  

2.11. Tenure 

We have valued the heritable interest in the Property with the benefit of vacant possession. We have not been provided with a 
report on title and have assumed that the title is clean and unencumbered. Your solicitors should confirm that there are no 
onerous restrictions or obligations as part of the due diligence process.  

It is assumed for valuation purposes that the Property is not subject to any onerous or unusual covenants which are likely to 
affect the valuations herein provided. 

We assume that full rights of access are enjoyed, and that no third parties enjoy any rights over the subject Property. 

http://www.saa.gov.uk
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2.11.1. Highways 

The Property is accessed from an unclassified road from the A815. We have made enquiries of the website of the Local 
Authority and understand that the unclassified road is an adopted highway and we have assumed that there are no restrictions 
on rights of access.  

2.11.2. Lease 

We understand there are no leases in existence, and therefore we have valued the Property with the benefit of vacant 
possession. 

2.11.3. Public Rights of Way 

There is one core path identified in the Argyll & Bute Council Core Paths Plan routed through the Property, reference C208 
Toward Quay to Corlarach Loop. The path follows a route entering the Property to the north of the lodge complex and following 
the driveway passing close to the northern elevation of the house before following the driveway continuing north. As with all land 
in Scotland, the Property is affected by the Land Reform (Scotland) Act and the reasonable right to roam as outlined within the 
Access Code.  

2.11.4. Rights of Way 

We have not been provided with a copy of a Report on Title and have not seen a copy of the Title Deeds.  

We have assumed that full rights of access are enjoyed, and that no third parties enjoy any rights over the Property, other than 
those described above. Your solicitors should confirm that there are no onerous restrictions or obligations as part of the due 
diligence process.  

It is assumed for valuation purposes that the Property is not subject to any onerous or unusual covenants which are likely to 
affect the valuations herein provided. 

We would strongly advise that your legal advisors confirm our understanding to be correct and to ensure that there are no 
further elements, restrictions or charges contained which are likely to have a detrimental effect upon the valuations as herein 
reported. 
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3. Market Commentary
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3.1. Property Market Overview 

3.1.1. Local overview 

The statistical report published by Registers of Scotland (published October 2014) suggests that the average residential 
property price in the Argyll and Bute during the second quarter of the 2014/15 year was £149,928. This represents a 3.2% 
increase compared to the same quarter last year, and compares to a Scottish national average residential property price of 
£170,190. The volume of residential sales in Argyll and Bute increased from 370 transactions in Q2 2013/14 to 416 in Q2 
2014/15, an increase of 12.4%. 

3.1.2. Prime values 

Please refer to Savills research document within Appendix 4.  

Prime transactions (categorised as above £400,000) have traditionally made up a small part of the market in Argyll and Bute 
and this segment has struggled in recent years. Savills Research suggests that conditions are improving, with transaction 
numbers increasing. The number of prime transactions in 2014 (until November) in Argyll and Bute was 25, up slightly from the 
22 recorded for the whole of 2013. We believe that this increase in transactions is largely as a result of improved finance 
conditions and more realistic expectations by sellers, and have not seen much improvement in values. 

The million pound market in Argyll and Bute has been subdued with one transaction per year in 2014 and 2013 and three in 
2012. 

3.2. Comparable Evidence 

In reaching our opinion of value for the Property we have had regard to a number of sales of comparable properties both in the 
vicinity and in Scotland generally, and discussions with both our own agents and local agents. Owing to the uniqueness of the 
Property the amount of transactional evidence is very limited. We have therefore had regard to the sales of property that are 
either not directly comparable in terms of style, from further afield or are historic sales in order to arrive at our assessment of 
value.  

We have highlighted comparable sales and made adjustments to the comparable evidence to reflect the individual 
characteristics of each property, including: location, size, outside space and condition.   

Our valuation is based on market evidence which has come into our possession from numerous sources. That from other 
agents and valuers is given in good faith but without liability. It is often provided in verbal form. Some comes from databases 
such as the Land Registry or computer databases to which Savills subscribes. In all cases, other than were we have had a 
direct involvement with the transactions, we are unable to warrant that the information on which we have relied is correct 
although we believe it to be so.   

As noted above, the million pound market in Argyll and Bute has been subdued, we have noted some transactions below, none 
of which we consider to be relevant as outlined below: 
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Dunfuinary, Connel, Oban PA37 1PG 
Sold April 2014 for £1,325,000 
Condition: Good 

Scots Baronial house extending to c. 3500 sq ft and set on 1 
acre with frontage to Loch Etive.   

Not comparable 

Castleton House, Lochgilphead PA31 8RU 
Sold February 2013 for £1,825,000 
Condition: Fair 

Grade C listed mansion house with 1 bedroom cottage 
(adjoining), mature gardens, boathouse and an island extending 
to approximately 38 acres in all.     

The comparable is a more manageable size, in a private 
location and in better condition, therefore not considered  
comparable  

Due to the size and scale of the Property, we have searched across Scotland for similar sized property transactions which we 
consider to be more relevant to our valuation of the Property: 

Islay House, Isle of Islay 
Sold May 2014 for £725,000 
Condition: Fair  

Historic mansion house on the island of Islay extending to c. 
27,565 sq ft with staff flat, cottage and lawns and parkland 
extending to 28 acres in all.   

Relatively comparable from the point of view of size and style of 
property and rural location.  We believe that this property is 
shortly to be opened as a boutique hotel.  Conclude sale price 
comparable.   
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Melville House, Monimail, Fife 
Sold January 2014 for £1,165,000 
Condition: Fair – habitable  

Grade A listed mansion house in Fife extending to c. 25,000 sq 
ft with 2 self contained wings, pavilions and grounds extending 
to 16.5 acres in all. 

This property is not directly comparable in terms of style or 
location but is relatively comparable in terms of size.  
Comparable in significantly better condition and in a more 
desirable location.  Conclude sale price should be adjusted 
downwards.   

Ayton Castle, Ayton, Berwickshire 
Sold July 2014 for £2,400,000 
Condition: Fair – habitable  

Grade A listed castle in Scottish Borders extending to c. 33,200 
sq ft with 6 residential properties, traditional stable yard with 2 
flats, fishing rights and private gardens and grazing land 
extending to 159 acres in all.   

Comparable formed a similar estate to Castle Toward however 
in significantly better condition and in a more accessible 
location.  Our analysis would suggest that the price for the main 
house was sub £1,000,000.  Conclude that Castle Toward is 
worth significantly less.   

Castle Grant, Grantown-on-Spey PH26 3PS 
Sold September 2014 for £1,000,000 
Condition: Good – Partially refurbished 

Grade A listed 16th century castle, GIA unknown and set within 
35 acres. 

Specific details of comparable property unknown but understood 
to be partially refurbished and similar size to Castle Toward.  
Conclude that sale price should be adjusted downwards.   

3.3 Review of DV Comparable Evidence 

We have reviewed the comparables outlined within the DV’s report however we note that limited commentary has been 
provided and no comment on adjustments to the sale prices as a result.  We would comment as follows: 

1. Knockdow House sold for £1,360,000 in August 2010
Comprised a detached period property (13 beds, fair condition) set in approximately 241 acres and a gate lodge and walled
garden.
We have analysed the main house to be circa £775,000 however it was smaller than Castle Toward but in better condition.
Not comparable.

2. Duncraig House, Plockton, Wester Ross sold for £1,305,000 in August 2009
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Comparable to Castle Toward in terms of size, style, remote location and institutionalised history however we note from the 
brochure that Duncraig House was in better condition than Castle Toward at time of sale.  

3. Balmory Hall, Isle of Bute sold for £1,650,000 in March 2010 comprised a c. 12,000 sq ft private house set on 6 acres  
Balmory Hall is significantly smaller than Castle Toward and in better condition therefore not comparable. 

4. Auchendennan House, Loch Lomond sold for £1,385,000 in August 2013 
Relatively similar style of property but smaller and in better condition than Castle Toward as well as in a more desirable and 
accessible location on the shores of Loch Lomond.   

5. Birkwood Hospital, Motherwell sold for £625,000 in June 2012 
Limited details are available however we understand that Birkwood was set on approximately 86 acres and has had a 
similar institutionalised history and to have been empty for a number of years prior to sale. It would appear to be relatively 
comparable in terms of style and assumed size of property from the limited photographs available.  

6. Ardyne Point, Toward (neighbouring site) sold for £2,250,000 in August 2013 
A 130 acre former oil rig construction yard understood from the DV report to have consent for 300 houses in 2012. 
Not Comparable 
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4. Valuation Advice
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4.1. Principal Valuation Considerations 

4.1.1. Location and Situation 

The Property enjoys a private rural location on the south point of the Cowal peninsula.  It is a remote location with access either 
by ferry from Gourock to Dunoon (43 miles from Glasgow) or by road via Arrochar (90 miles from Glasgow), with travel time to 
Glasgow approximately 2 hours.  Whilst the location is attractive, the area is secondary / tertiary in terms of popularity and 
desirability.    

4.1.2. Castle Toward - Building Quality, Condition and Accommodation 

Castle Toward is an attractive, grade B listed mansion dating back to 1821.  The internal floor space is understood to extend to 
approximately 37,533 sq ft which is well in excess of the space required by a private individual for residential purposes.  The 
mansion house is in poor condition and we understand from the Council is costing in excess of £300,000 per annum to heat, 
secure and carry out basic maintenance.  That said, the reports produced by SCCDC have suggested that circa £3,155,000 is 
required to be spent on the main house alone to make it habitable.   

4.1.3. East & West Cottages – Building Quality, Condition and Accommodation 

To the north of the main house is a pair of semi-detached cottages understood to be interconnected with a total of 11 bedrooms.  
Whilst these provide useful ancillary accommodation to the main house or options in terms of holiday lets etc to an incoming 
purchaser, they are in very poor condition and require significant expenditure to make habitable.   

4.1.4. Gate Lodge Complex - Building Quality, Condition and Accommodation 

Similarly to the mansion house and cottages, the gate lodge complex to the south of the estate is in poor condition and requires 
significant upgrading and general maintenance.  

4.1.5. Tenure 

We have valued the heritable interest in the subject property with the benefit of vacant possession.  

4.1.6. Access 

There is a core path which passes through the Property following a route along the main driveway and passing in close 
proximity to the principle house. This compromises the privacy of the Property and would be likely to reduce its appeal to a 
private buyer for residential purposes.  

4.1.7. Market Comment & Saleability 

Castle Toward is an attractive property of a size and scale that provides any incoming purchaser with extensive options on its 
future use.  Whilst we understand the previous marketing period highlighted a private individual who planned to convert the 
mansion house to a single residential dwelling, we would suggest it unlikely that there are many similar buyers due to the size of 
property and responsibility of the upkeep.  The location of the Property is attractive but not necessarily desirable with few prime 
purchasers looking specifically in the Dunoon area for property.  The majority of comparable sales of properties of this size have 
been purchased to be used for commercial purposes – namely hotel accommodation.   
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With a lack of business plan for proposed uses of Castle Toward, we must rely on sale of comparable properties.  Whilst Castle 
Toward may appear to offer a lot of property for the value, ultimately in its current condition the property is a significant liability to 
an incoming purchaser which is reflected in our opinion of market value.       

4.2. Approach To Valuation 

We have adopted the comparable method of valuation in reaching our opinion of Market Value. 

Residential properties are normally valued with reference to the sale of similar properties in the locality (the comparable 
approach). Owing to the uniqueness of all properties it is then necessary to make adjustments for differences in location, 
situation, appearance, size, condition etc before arriving at an appropriate opinion of value. The comparables we have referred 
to and our analysis of them is listed in the previous section of this report.   

Our enquiries have revealed that Castle Toward was offered to the market in 2010 with a range of offers being received 
between £550,000 and £2,300,000.  We understand that the accepted offer fell through as a result of finance issues.  

4.3. Valuation 

4.3.1. Market Value  

Having carefully considered the Property, as described in this report, we are of the opinion that the current Market Value of the 
heritable interest in the subject property, with the benefit of full vacant possession, is in the order of: 

 £850,000 (EIGHT HUNDRED AND FIFTY THOUSAND POUNDS) 

4.3.2. Alternative Uses 

As previously mentioned, as a result of the size of Castle Toward it is likely to be of more interest to a commercial buyer as 
opposed to a private individual.  However, as a result of lack of business plan or likely trading figures or information, we must 
rely on comparable evidence for the purposes of our valuation.  To be clear, this is a different method to that likely to be used by 
an operational company, who are likely to have a business plan and trading projections for Castle Toward (based on similar 
properties they are already operating.)  Therefore if a 3rd party was to have the property valued it would in all probability be on a 
different basis i.e. as a trading entity, and the valuer would undertake a trading related appraisal, which historically was defined 
as a ‘going concern’ valuation which takes account of the trading projections.  The value that a 3rd party trading business is 
likely to attribute to the property will be a calculation of the worth to themselves as opposed to an open market value.  These 
different valuation definitions should not be confused with one another.  It is possible that this investment method of approach 
may result in arriving at a different figure to our opinion of market value. 
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Sian Robinson

From:
Sent:
To:
Subject:

Alan Stewart 
16 January 2015 15:00
Sian Robinson
Re: Castle Toward - Confirmation of Valuation

Hi Sian 

Thank you for this, I understand the basis for which you will be providing the advice and SCCDC are happy for you to 
proceed. 

I look forward to seeing your report. 

Regards 
Alan 

-----Original Message----- 
From: Sian Robinson <SRobinson@savills.com> 
To: 'Alan Stewart' 
Sent: Fri, 16 Jan 2015 14:52 
Subject: FW: Castle Toward - Confirmation of Valuation 

Dear Alan & Derek 

In line with our various conversations regarding red book valuation advice for Castle Toward, I write to confirm the basis that we 
are providing our advice and the method we will utilise for the valuation.   

Comparable Method (the market approach):        
This provides an indication of value by comparing sales information of the subject asset with identical or similar assets for which 
sales data is available. This approach is the most commonly used in the valuation of personal property. When applying this 
approach, the valuer should be careful in the analysis of the appropriate comparable sales data. 

It ignores any price distortions caused by special value or synergistic value. It represents the price that would most likely be 
achievable for an asset across a wide range of circumstances. 

As a result of lack of business plan or likely trading figures or information, we must rely on comparable evidence for the purposes 
of our valuation.  To be clear, this is a different method to that likely to be used by an operational company, e.g. PGL, who are 
likely to have a business plan and trading projections for Castle Toward (based on similar properties they are already operating.)  
Therefore if a 3rd party was to have the property valued it would in all probability be on a different basis i.e. as a trading entity, and 
the valuer would undertake a trading related appraisal, which historically was defined as a ‘going concern’ valuation which takes 
account of the trading projections.  The value that a 3rd party trading business is likely to attribute to the property will be a 
calculation of the worth to themselves as opposed to an open market value.  These different valuation definitions should not be 
confused with one another.   

I trust this is acceptable to you both and makes clear the basis for our instruction which will be issued upon agreement to this 
email.  Please do not hesitate to contact me should you wish to discuss further.  As discussed, we will aim to turn this report 
around next week.   

Kind regards, 

Sian 

Sian Robinson  
Associate  
Rural - Glasgow  
Savills, 163 West George Street , Glasgow, G2 2JJ  

Tel  :+44 (0) 1412 224 107  
Email  :SRobinson@savills.c 
Website  :www.savills.co.uk  

P  Before printing, think about the environment  

mailto:brackleystewarts@aol.com
mailto:<SRobinson@savills.com>
mailto:<brackleystewarts@aol.com>;
mailto:derek_mcintyre@btinternet.com
mailto:<derek_mcintyre@btinternet.com>
mailto:SRobinson@savills.com
http://www.savills.co.uk
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Follow @SavillsRuralUK 

NOTICE: This email is intended for the named recipient only. It may contain privileged and confidential information. If 
you are not the intended recipient, notify the sender immediately and destroy this email. You must not copy, distribute 
or take action in reliance upon it. Whilst all efforts are made to safeguard emails, the Savills Group cannot guarantee 
that attachments are virus free or compatible with your systems and does not accept liability in respect of viruses or 
computer problems experienced. The Savills Group reserves the right to monitor all email communications through its 
internal and external networks. 
Savills plc. Registered in England No 2122174. Registered office: 33 Margaret Street, London, W1G 0JD. 
Savills plc is a holding company, subsidiaries of which are authorised and regulated by the Financial Conduct 
Authority (FCA) 
Savills (UK) Limited. A subsidiary of Savills plc. Registered in England No 2605138. Registered office: 33 Margaret 
Street, London, W1G 0JD. 
Savills (UK) Ltd is authorised and regulated by the Financial Conduct Authority in respect of insurance mediation 
activity. 
Savills Commercial Limited. A subsidiary of Savills plc. Registered in England No 2605125. Registered office: 33 
Margaret Street, London, W1G 0JD. 
Please note any advice contained or attached in this email is informal and given purely as guidance unless otherwise 
explicitly stated. Our views on price are not intended as a formal valuation and should not be relied upon as such. 
They are given in the course of our estate agency role. No liability is given to any third party and the figures 
suggested are in accordance with Professional Standards PS1 and PS2 of the RICS Valuation – Professional 
Standards, effective from 6th January 2014. Any advice attached is not a formal ("Red Book") valuation, and neither 
Savills nor the author can accept any responsibility to any third party who may seek to rely upon it, as a whole or any 
part as such. If formal advice is required this will be explicitly stated along with our understanding of limitations and 
purpose. 
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Castle Toward, Dunnon PA23 7UG  

 

General assumptions and conditions 
 

Unless otherwise agreed in writing, our Valuation has been carried out on the basis of the following general 
assumptions and conditions in relation to each Property that is the subject of our Report. If any of the 
following assumptions or conditions are not valid, this may be that it has a material impact on the figure 
reported and in that event we reserve the right to revisit our calculations.  

 
1. That the Property is not subject to any unusual or especially onerous restrictions, encumbrances or 

outgoings contained in the heritable Title.  Should there be any mortgages or charges, we have assumed 
that the property would be sold free of them.  We have not inspected the Title Deeds or Land Registry 
Certificate. 

2. That we have been supplied with all information likely to have an effect on the value of the Property, and 
that the information supplied to us and summarised in this Report is both complete and correct. 

3. That the buildings are used in accordance with all statutory and bye-law requirements, and that there are 
no breaches of planning control and any future construction or use will be lawful. 

4. That the Property is not adversely affected, nor likely to become adversely affected, by any highway, 
town planning or other schemes or proposals, and that there are no matters adversely affecting value that 
might be revealed by a local search, replies to usual enquiries, or by any statutory notice (other than 
those points referred to above). 

5. Our inspection of the Property and our Report do not constitute a building survey or any warranty as to 
the state of repair of the Property. 

6. That the Property is connected, or capable of being connected without undue expense, to the public 
services of electricity and telephones. 

7. That in the construction or alteration of the buildings no use was made of any deleterious or hazardous 
materials or techniques, such as high alumina cement, calcium chloride additives, woodwool slabs used 
as permanent shuttering and the like (other than those points referred to above).  We have not carried out 
any investigations into these matters. 

8. That the Property has not suffered any land contamination in the past, nor is it likely to become so 
contaminated in the foreseeable future.  We have not carried out any soil tests or made any other 
investigations in this respect, and we cannot assess the likelihood of any such contamination. 

9. We will not make any allowance for any Capital Gains Tax or other taxation liability that might arise upon 
a sale of the Property. 

10. Our Valuation will be exclusive of VAT (if applicable). 

11. No allowance will be made for any expenses of realisation. 

12. Excluded from our Valuation will be any additional value attributable to goodwill, or to fixtures and fittings 
which are only of value in situ to the present occupier. 

13. No allowance will be been made for rights, obligations or liabilities arising under the Defective Premises 
Act 1972, and it will be assumed that all fixed plant and machinery and the installation thereof complies 
with the relevant UK and EEC legislation. 



a 
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14. Our Valuation will be based on market evidence which has come into our possession from numerous 
sources, including other agents and valuers and from time to time this information is provided verbally.  
Some comes from databases such as the Land Registry or computer databases to which Savills 
subscribes.  In all cases, other than where we have had a direct involvement with the transactions being 
used as comparables in our Report, we are unable to warrant that the information on which we have 
relied is correct.   
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2010 Sales Particulars 
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Appendix 4 
Prime Market Comment 
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