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1) Aim 
 
To restore Jumbo and develop it as a unique national heritage attraction 
celebrating the birth of modern water supply, locally and nationally. 
 
2) Objectives 
 

• Short term: To acquire Jumbo and establish safe guided public tours to 
the top, with the minimum alterations required to achieve this. 

 
• Long term: To restore and maintain the fabric of the building, and over 

time to develop the tank interior as exhibition space. 
 
3) Assumption  
 
BTT can acquire Jumbo for little or no cost. Justification: 
 

a) As at 2009 Jumbo had a ‘certain’ market value of less than zero 
(Report and Valuation, Savills, Sept 2009, para 16.1). 

 
b) A financial study of 2013 assessed the financial viability of eight 

different commercial developments of Jumbo. The study calculated 
initial losses of between £1.3 million and £4.1 million for each scheme 
considered (Appraisal of Development Options, Morley Riches and 
Ablewhite, May 2013). No viable commercial development of Jumbo 
has yet been devised. 

 
c) The decision of recent planning applications for commercial 

development (091305/091343 and 131020/131023), cited as a reason 
for refusal the infilling of the supporting legs, without which a significant 
floor area is impossible. It is therefore difficult to envisage any 
commercial development which is acceptable in planning terms.  

 
d) Given a–c above, the ‘least cost’ option for a private owner is to donate 

Jumbo to a charity such as BTT.  
 
4) Business Strategy 
 
The OptIons Appraisal of October 2009 by Purcell Miller Tritton provided 
detailed costs for three options (see Appendix 1) 
 
Option 1 Total cost £299,595 (as at 2009) 
 
Option 2 Total cost  £710,243 (as at 2009) 
 
Option 3 Total cost £1,192,184 (as at 2009) 
 
Following acquisition, no substantial public benefit could be implemented 
without public access to the building. The Options Appraisal stipulates, in 
addition to the necessary repairs for each Option, the alterations required for 
safe public access. 
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Adoption of one of the Options as an immediate aim would need the raising of 
at least the cost of Option 1 before any public benefit could be achieved. 
However, the raising of such funds would be made much less difficult if the 
tangible public benefit of public access could be demonstrated first.  
 
This assertion is supported by the response to the pre-application to the HLF 
submitted by BTT in early 2011 (Appendix 4). The HLF attach great 
importance to ‘heritage learning’, community participation and public access. 
Activities associated with heritage learning and community participation are 
surely dependent on public access. Indeed it would be difficult to see how a 
realistic application to the HLF could be made without pre-existing public 
access. 
 
It is important that the chances of a successful HLF application are 
maximized, because the size of the grant BTT would seek to satisfy its long 
term aim, is such that the major part of it could only be provided by a major 
funding body such as the HLF. 
 
This suggests that a strategy of postponing all repairs and restricting initial 
costs to the minimum alterations needed for safe public access, is not only 
one most likely to bring this about as quickly as possible, but is also the 
strategy most likely to satisfy BTT’s long term vision for Jumbo. 
 
These initial costs have been extracted from the Options Appraisal and listed 
on the next page. 
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5) Cost of minimum alterations required for safe public access 
 
[Paragraph numbers refer to the Options Appraisal for Jumbo, PMT 2009] 
 
              £ 
11.2.1  Cupola: safety barriers for lower casement windows     500 
11.3.1  Cupola: emergency lighting            1,000 
  Cupola: enhanced balustrades to head of spiral  
  staircase               1,600 
11.3.4  Platform level: emergency lighting           1,000 
  Platform level: accommodation lighting           1,000 
11.3.5  Access stairs: emergency lighting            1,000 
  Access stairs: accommodation lighting           5,000 
  Access stairs: tubular handrail            7,000  
 
6) Other necessary alterations 
 
[Required to render the base area presentable and welcoming] 
 
11.2.8  New hard landscaping around base area          6,500 
  Six designated car parking bays on above (Appendix 3) 700 
  New reproduction oak entrance door (est)          2,000 
  New section of railing to replace missing section (est)         1,500 
  Clean plinth brickwork and remove vegetation (est)         1,500 
  Paint GL railings and door furniture in original red (est)    500 
 
Cost of works                                 30,800 
Professional fees at 25%                        7,700 
Contingency/LA fees/concealed defects at 20%                     6,120 
SUB TOTAL                         44,620 
Add Inflation at 15% (ONS gives CPI Oct 2009–Jan 2013 at 13.4%)       51,313 
VAT at 20%                                10,263 
 
TOTAL FOR ALTERATIONS                      61,576 
 
 
7) Cost of necessary repairs to cupola 
 
[The cupola windows are currently boarded up with some glazing missing] 
 
3.2.6  Repair cupola windows (1,700 plus allowance  
  for further deterioration             3,400 
  [Assumed no access costs for repairs to windows only] 
Professional fees at 25%           850 
SUB TOTAL                 4,250 
Inflation since Oct 2009: add 15% (as above)            4,887 
VAT at 20%                977 
TOTAL                 5,864 
 
TOTAL FOR ALTERATIONS AND REPAIRS                    67,440 
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8) A projected Public Access scheme 
 
The scheme would operate during April–September inclusive. Two Blue 
Badge Guides would be employed, one escorting the public up the tower, the 
other at the base. They would be in radio or similar contact. The tours would 
start at 10 am, 11 am, 12 noon, 2 pm, 3 pm and 4 pm and would last appx 50 
minutes. Each tour would start with a brief introduction at ground level, then 
would ascend the stairs to the tank level and platform at the upper tank level 
(when developed, the tank interior), where the construction and history would 
be explained. The group would then ascend to the cupola where the views 
could be appreciated, finally descending the stairs to ground level. 
 
Assumptions: 
 

• In operation April–September inc, 6 days/week.  
• 6 tours/day. Max 10 visitors/tour due to fire regulations 
• (26 x 6 x 6 = 936 trips/year. Max 9,360 visitors/year) 
• Charges £3.00 adults, £1.50 children & concessions  
• 20% of visitors are children & concessions 
• Payment for Blue Badge Guides = £7.59/hour (correct @ summer 

2013) 
 
 
 Average takeup 

 
      2 

 
       4 

 
      6 

 
       8 

 
      10 

 
 Revenue 

 
   5,084 

 
  10,169 

 
  15,253 

 
  20,338 

 
  25,422 

 
 Payment for two 
 BBGs 

 
 
  14,021 

 
 
   14,021 

 
 
  14,021 

 
 
  14,021 

 
 
  14,021 

 
 Ongoing printing            
 for publicity (est) 

 
 
    600 

 
 
    600 

 
 
    600 

 
 
    600 

 
 
    600 

 
 Electricity (est) 

 
    600 

 
    600 

 
    600 

 
    600 

 
    600 

 
 Balance 

 
  -9,337 

 
  -5,052 

 
      32 

 
  5,117 

 
  10,201 

    
   [Break even @ 60% takeup] 
 
 
There would be a need for a consistent takeup of 80-90% to demonstrate 
adequate public interest to major funders. 
 
For evidence of projected visitor numbers, see Appendix 9.  
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9) Phases of development 
 
Year 1  
 
Objectives: 

• A substantial improvement in the appearance of the base area 
• The establishment of parking bays to provide an initial income stream 

to cover fixed costs 
• To raise the balance of funding for the remaining alterations required 
• To raise public awareness of the overall project 

 
Expenditure:               £ 
 Acquisition of Jumbo      legal costs  
 Public Liability and Buildings insurance (1)   4,740 
 Hardstanding and parking bays (para 6) 25%    7,200 
 Professional fees at 25%      1,800 
 Printing of Jumbo book (2)      3,172 
 Contingency        3,000 
Income:         
 Initial fund required as above (3)             19,912 
 Required for remaining work (4)             47,528  
Balance                 47,428 
 
Actions:   

• Carry out alterations including voluntary items as in (6) above 
• Organise fundraising for the balance of alterations required 
• Organise publicity in preparation for phase 2 including publication of 

Jumbo book (sponsored if possible) 
 
(1) Building insured to £2 million, Public Liability to £5 million. Based on 
quotation via Jacksons Insurance (brokers) Colchester. 
 
(2) Quotation for 5000 copies 32pp A4 from Alphaprint. It is anticipated this 
will be sponsored by a minor local funder listed below. 
 
(3) To be funded from individual private donations. 
 
(4) It is anticipated the funding sources for this will comprise approximately as 
follows: 
 Architectural Heritage Fund   20,000  
 Association for Industrial Archaeology    5,000 
 Essex Heritage Trust      3,000 
 Essex Environment Trust      3,000 
 Public appeal      16,428 
Letters from the above organisations are reproduced in Appendix 6. 
 
There would be some flexibility between these sources according to which are 
most forthcoming. The public appeal would be run in conjunction with the local 
media and include publicity and fund raising  events around Jumbo during this 
period. It would involve inspiring the public with the aim of achieving, for the 
first time, public access to the most prominent building in Colchester.
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Year 2         
 
Objectives: 
 To carry out the remaining alterations required for safe public access 
 
Expenditure:                £ 
 Public Liability and Buildings insurance     4,740 
 Balance of alterations and repairs    47,428 
Income:   
 Letting of parking bays (see Appendix 2) (1)  10,800  
 Proceeds from public fund raising          unknown 
 Carried over from year 1     47,428 
Balance:          6,060 
 
Actions: 

• Let parking bays 
• Carry our remaining alterations  
• Organise community involvement events relevant to grant funding  
• Prepare applications for major grant funding 
• Ongoing publicity and fund raising activities 

 
Year 3       
 
Objectives: 

• To establish the public access scheme 
• To prepare applications for major grant funding  

 
Expenditure:                £  
 Public Liability and Buildings insurance      4,740  
 Initial exhibition development in tank   10,000 
Income: 
 Letting of parking bays      10,800 
  Sale of Jumbo book at 2000 copies (2)      6,000 
 Profit from public access scheme (at 80% takeup)   5,117 
 Carried over from year 2       6,060 
Balance:        13,237 
 
Actions: 

• Commence public access scheme 
• Ongoing publicity in support of major grant funding including sale of 

book 
• Start development of exhibition space in tank  

 
 
(1) The current cost of a 12 month season ticket for town centre CBC car 
parks (eg St Marys) is £1,800. 
 
(2) Assume £4 cover price and 50% of copies sold through VIC and 
bookshops at 100% markup. Revenue = (1000 x 4) + (1000 x 2)
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Year 4 
 
Objectives: 
 Submit major grant funding application(s) 
 
Expenditure:               £  
 Public Liability and Buildings insurance     4,740  
 Further exhibition development in tank            10,000 
Income: 
 Letting of parking bays      10,800 
  Sale of Jumbo book @ 2000 copies       6,000 
 Profit from public access scheme (at 80% takeup)   5,117 
 Carried over from year 3     13,237 
Balance:        20,407 
  
Actions: 
 Submit major funding application(s) 
 
10) Costs of future development, repairs and maintenance  
 
By year 5 there will be an established public access scheme, a growing 
balance of funds and some initial development of the tank space as an 
exhibition area. However all repairs, including urgent ones will remain to be 
done. 
 
Repairs at this stage can be divided into two aspects:  
 

1. Repairs required immediately due to almost 30 years of virtual total 
neglect of the building 

 
2. Subsequent maintenance of the building at regular intervals 

 
Repairs required immediately 
 
A guide to the cost of repairs required immediately is given by the cost of 
Option 2 in the 2009 Options Appraisal. This Option is defined in the study as: 
 

8.1.1 This option envisages an extensive repair of the structure to a 
condition where it requires only basic maintenance for a considerable 
period. 

 
The cost of option 2 is given as £719,243. Updating this we have: 
 
 Cost of Option 2 at 2009    719,243 
 Less 67,440 already spent (sect 7)  651,803 
 Add 15% inflation for early 2014 cost  749,573 
 
Future maintenance of the building 
 
The Options Appraisal does not calculate the cost of future maintenance. 
However this is stated in the document Provisions for Maintenance, Jumbo 
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water tower by Morley Riches & Ablewhite, submitted with the 2013 planning 
applications by Mr George Braithwaite. This maintenance budget is 
reproduced in Appendix 6 and totals £121,000 on a five year cycle. 
 
Future development 
 
Unlike the repairs required and future maintenance, which are essential, 
further development may be categorised as desirable. Inevitably a definitive 
list is impossible to lay down at this stage as much would depend on 
negotiations with major funders, English Heritage, the CBC Conservation and 
Safety officers and others. However we would probably be looking to add the 
items in Option 3 of the Options Appraisal, ie additional single storey 
accommodation at ground level for a tour waiting area, toilets, a small office 
and retail space, as well as a lift. Highly desirable also would be additional 
access to the tank to make possible more than 12 persons at one time visiting 
it. This would be a complex issue as it would affect the appearance of the II* 
listed building but is the only way to substantially increase visitor numbers. 
The exhibition space could be further developed using video, sound and 
interactive displays, with advice from Colchester & Ipswich Museum Service  
and other relevant bodies. As several people have pointed out over the years, 
Jumbo would be a fantastic subject for floodlighting. 
 
Given the speculative nature of this development, costing can only be 
guesswork. Option 3 was costed at c.£1.2 million, but if carried out after the 
comprehensive repairs as above, could amount to an additional £600,000 to 
£800,000 depending on the work undertaken. 
 
11) Optimistic and pessimistic scenarios for year 5 and after 
 
The possible outcomes of the applications(s) for major grant funding 
submitted in year 4 can be considered as optimistic, pessimistic or ultra-
pessimistic. 
 
The optimistic outcome is one in which a comprehensive programme of full 
repair and development is funded, similar to but possibly better than Option 3 
of the Options Appraisal. As a guide, the updated projected cost of Option 3 
adding 15% inflation is £1,371,014. 
 
The pessimistic outcome is one where only the repairs are funded, based on 
Option 2 and costed above at £749,573. However all major development work 
would cease, and be dependent on possible future funding. 
 
The ultra-pessimistic outcome would be the total failure of all applications to 
major funders, or minimal funding covering only the most urgently needed 
repairs. This would constitute the total refusal by major funders to contribute 
to the restoration of a major grade II* listed building on the ‘at risk’ register, 
where the building has a proven track record as a heritage attraction, and is 
capable of generating enough income to pay for future maintenance (see 
below). We maintain that such an outcome in these circumstances is 
extremely unlikely and we do not consider it further. 
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Funding of future maintenance 
 
As indicated above, a maintenance programme and budget has been 
proposed by Morley Riches & Ablewhite, totaling £121,000 on a five year 
cycle. 
 
The balance of funds in year 5 and subsequent years, without further 
expenditure, would be as follows: 
 
Expenditure:         £ pa 
 Public Liability and Buildings insurance     4,740 
Income: 
 Letting of parking bays      10,800 
  Sale of Jumbo book at 2000 copies/year      6,000 
 Profit from public access scheme (at 80% takeup)   5,117 
Balance increasing each year by     17,177 
 
This yearly balance would be sufficient to cover the Morley Riches & 
Ablewhite maintenance programme on a seven year rather than a five year 
cycle.  It is anticipated that all or virtually all the yearly balance be paid into a 
maintenance fund for this purpose, leaving the balance from year 4 of c. 
£20,000 as a working fund. 
 
12) Conclusion 
 
This outline business plan demonstrates that, with ownership of Jumbo by a 
charity such as BTT, initial donations of c. £20,000 and realistic costing and 
funding estimates, Jumbo can become a restored building and successful 
heritage attraction within five years, with the owning charity capable of funding 
its future maintenance requirements. 
 
We have ignored the various fundraising techniques employed by charities 
such as social events, talks and collections, to which could be added events 
at Jumbo itself. Although such efforts are unlikely to raise large sums, they 
provide some financial reserve and resilience to the overall scheme, as well 
as being educational in themselves and contributing to the charity’s 
objectives. 
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Summary of the Options Appraisal for Jumbo water tower by 
Purcell Miller Tritton for Balkerne Tower Trust Ltd, October 
2009 
 
 
The report includes: 
 

• An assessment of Jumbo’s condition 
 

• A comprehensive list of repairs required, with costs and priorities for 
each 

 
• A detailed analysis, with costs, of three different options for public uses 

of Jumbo 
 

• Cash flow reports for each option 
 

• Supporting drawings and photographs 
 
The options considered are: 
 
Option 1 
 
Relatively short term repairs to the building; alterations necessary for safe 
public access. The total cost for this option is given as £299,595. 
 
Option 2 
 
Comprehensive repairs carried out in three phases; alterations necessary for 
safe public access including provision for a display space in the tank. The 
total cost for this option is given as £710,243 (in three phases). 
 
Option 3 
 
Comprehensive repairs carried out in a single contract; alterations necessary 
for safe public access including provision for a display space in the tank; 
additional single storey accommodation at ground level for a tour waiting area, 
toilets, a small office and retail space; a lift to the tank platform level. The total 
cost for this option is given as £1,192,184. 
 
All options provide for public tours of Jumbo to the tank platform level and the 
cupola, escorted by Colchester Blue Badge Guides, and the provision of six 
car parking spaces to the west of the building. The latter is needed to provide 
a modest income for Balkerne Tower Trust to contribute to ongoing costs; it 
would not obstruct the entrance to Jumbo. 
 
A consideration of the pros and cons of each Option is given in the 
conclusion, the main factor being the level of funding (grants, public appeals, 
donations, fundraising activities) available. 
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Email exchange between HLF and BTT 
 
From: Brian Light [mailto:brilight@btinternet.com]  
Sent: 25 February 2011 00:32 
To: Stuart Hobley 
Subject: Balkerne Tower Trust 
 
Dear Mr Hobley 
 
Thank you for your response dated February 14 to our pre-application 
for a heritage grant. I have a specific query and a more general one. 
 
Under Heritage Learning you wrote "… although you have suggested 
ideas such as tours, school visits and using the tower for fundraising 
events, these alone are unlikely to meet our criteria. An application 
would need to clearly show regular public access as part of the project 
…". 
 
As 'tours' is included in the first sentence, I am not clear if you are 
saying a) the activities mentioned without public access are inadequate, 
or b) the activities including public access are inadequate (or adequate). 
I should point out that in this context that the public tours of max 10 
visitors at a time (due to fire regulations) would be conducted by local 
Blue Badge guides and would therefore be highly educational and 
informative. 
 
I also omitted to state in our pre-application that we have prepared a 32 
page book about the history of Jumbo and water supply in Colchester, 
the intention being to publish and launch this to coincide with the start of 
public access. Although such a publication is not given as an example 
of learning in the HLF Thinking About Learning document, it is difficult to 
see what else it could be. 
 
My more general query is this: your letter gives guidance under various 
headings about what you would expect a full application to include.  
Useful as this is, what I was also hoping for was some indication, 
however qualified, of the probability of a successful application if all the 
relevant criteria were complied with. I have letters from four potential 
funders, and an email from the Architectural Fund, all giving positive 
encouragement along these lines. 
 
sincerely 
 
Brian Light 
Chairman, Balkerne Tower Trust 
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Subject: RE: Balkerne Tower Trust 
Date: Mon, 28 Feb 2011 12:12:50 -0000 
From: "Stuart Hobley" <StuartH@hlf.org.uk> 
To: "Brian Light" <brilight@btinternet.com> 
 
Dear Mr Light 
 
Thank you for your email. Taking each of your queries in turn: 
 
1) When assessing an application we look carefully at value for money 
in relation to both the heritage and public benefit. There is no equation 
for this; we take into account likely visitor numbers, the range of visitors, 
the quality of experience and heritage learning, and the overall grant 
request.  
 
You have suggested tours, school visits and also a publication. These 
are all fine and could be funded as part of a wider project. However, 
these elements alone may not be considered good for value money 
against a grant of the size you are seeking. We look for creative and 
engaging ways of involving people in heritage and if you were to 
consider a grant of around £750k or so, you would need to think further 
about the sort of activities you could include. For example 
 
- recruiting more of your  volunteers and broadening the type of work 
they could be involved in such as running learning events, undertaking 
conservation work 
 
- do some oral history work with people who worked on/in the Tower; 
memories of local people who live near the tower etc. 
 
- holding exhibitions about the history of the tower perhaps in 
partnership with local museums (Museum of Power, Colchester Castle 
Museum etc.) and archives who may have complimentary collections 
 
- outreach work – taking the story of the Tower out to local communities 
and schools 
 
- asking young people to make short films about the history of the 
Tower and using these on your website, interpretation  
 
This list is not exhaustive and is just really to give you an idea of what 
sort of activities you could develop. Costs for learning and involvement 
activity should be included in the project budget. 
 
2) Our funding is competitive and we often receive more fundable 
applications than we can support. At this stage I cannot indicate the 
likelihood of funding if you were to apply. What I can say is that should 
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the Tower come into some form of public ownership; either leasehold or 
freehold, then I would encourage you to discuss with us the possibilities 
of a potential application. 
 
I hope this email helps to clarify the issues you raised and if you wish to 
discuss further, do let me know. 
 
Kind regards 
 
Stuart 
 
Stuart Hobley 
Development Manager 
Heritage Lottery Fund, East of England 
t 01223 224881 
w www.hlf.org.uk/eastofengland 
 
Across the East of England we have awarded almost £300 million to 
more than 3,000 projects since 1994. 
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From: Ian Rice 
Sent: 17 January 2011 14:20 
To: 'brianlight@btinternet.com' 
Subject: Jumbo - potential project funders 
 
Dear Brian, 
  
As discussed this morning, please find the attached template for an 
AHF-funded options appraisal report. Section 14 may be of particular 
interest, in that I would expect any applicant to have contacted potential 
funders at this stage, to identify whether the project is fundable, and the 
likely amounts that might be anticipated from each funder. I do not think 
it unreasonable that English Heritage might be encouraging you to 
obtain this information at this time, although it might be helpful to 
establish what further support might be available as a consequence. 
  
From the details on the Balkerne Tower Trust website, it might appear 
that the trust might be eligible in the future for development funding from 
the AHF of up to £20,000, and a low-interest working capital loan of up 
to £500,000; the latter is often regarded by match-funding by some 
project funders. Please look at our online funding directory, Funds for 
Historic Buildings (<http://www.ffhb.org.uk> for details of other funding 
bodies. The completed projects section of our annual review (last three 
years available as downloadable pdf file on our website) also 
acknowledges project funders, and may provide clues as to who might 
provide what. 
  
I hope this information is of use, but please do not hesitate to contact 
me if you have any further queries. In the meantime, may I wish you a 
successful 2011. 
  
With best regards, 
  
Ian Rice 
Projects & Development Officer 
Architectural Heritage Fund 
Alhambra House 
27/31 Charing Cross Road 
London WC2H 0AU 
Telephone: 020 7925 0199 
Out of office telephone: 07792 665 298 
Fax: 020 7930 0295 
<http://www.ahfund.org.uk/>www.ahfund.org.uk 
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SOURCE: Provisions for Maintenance, Jumbo water tower by Morley Riches & 
Ablewhite, 2013  
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Evidence for projected visitor numbers  
 
There are to our knowledge no major original water towers open to the public 
where the major attraction is the water tower itself, and/or the view from the 
top. A minor example is St Pancras Waterpoint on the Regent’s Canal, but 
tours are by appointment only. Perhaps two dozen or so are open to the 
public but converted and given over to other purposes, eg art galleries, 
museums or holiday lets. 
 
There are however, a handful of towers of other kinds which are run as paying 
attractions and are accessed by means of helical stairs to the top in order to 
enjoy the view thus afforded, as would be the case with Jumbo. The degree of 
success of these attractions would be evidence of the degree of success of 
the proposed public access scheme for Jumbo. Six of the most well known 
towers of this type have been investigated. 
 
In addition, there are two well known and established industrial heritage 
attractions near Colchester which bear comparison with that proposed for 
Jumbo, and their viability is also examined. 
 
A. The Towers 
 
1. The Monument, London 
 
This 61 metre tall memorial to the Great Fire of London is the tallest isolated 
stone tower in the World, and was first opened to the public in 1677. Its 311 
step helical staircase is in constant use during opening times, people going up 
passing those going down. The tower was reopened in February 2009 after 
extensive restoration: there is now a pavilion with public toilets and facilities 
for staff at ground level, but the overwhelming motive for ascending the tower 
is the achievement of doing so and the view from the top (Those who reach 
the top are rewarded with a certificate of achievement). There is a maximum 
of 40 visitors at any one time. The Monumant is open all year and visitor 
numbers have increased since the restoration (225,766 in 2012/13). The 
tower is maintained and run by the City of London. 
 
2. The Scott Monument, Edinburgh 
 
The same height as the London Monument, this Gothic style tower dates from 
1840 and commemorates the novelist Sir Walter Scott. As well as a museum 
about Scott, it has 287 steps to four levels the highest of which afford views of 
Edinburgh and the surrounding countryside. The building is owned and run by 
Edinburgh City Council. It is open daily all year (reduced hours from October – 
March). The entrance charge is £4 for adults and children (no concessions). 
Visitor numbers have increased steadily since 2001 (41,000) to 2012 
(75,000). 
 
3. The Naze Tower, Walton-on-Naze 
 
This Grade II* listed tower is 26 metres high and situated on an attractive 
stretch of coastline that attracts summer visitors. Built in 1720 as a 
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navigational landmark for ships, it is now privately owned and run. There is a 
café on the ground floor and other floors are used as a tea room, a small 
museum, art exhibitions (three per year) on six floors and an open viewing 
platform on the roof accessed via 111 steps. It is open daily from April – 
October and since 2004 when first opened to the public has attracted an 
estimated 20,000 visitors / year.  
 
4. Hadlow Tower, Medway Valley 
 
The Grade 1 Hadlow Tower (also known as May’s Folly) is all that remains of 
a grand Gothic house built in the late 18th century. It was rescued from 
ongoing decay by the Hadlow Tower Action Group who eventually persuaded 
the Vivat Trust to take it on, and this was done by means of a Compulsory 
Purchase Order. On the ground floor is a visitor centre, above which are five 
floors converted to holiday accommodation, surmounted by a 40 metre high 
viewing platform and ‘lantern’ reached by a 100-step helical staircase. Public 
access is limited to four tours every Thursday between Easter – September 
with a maximum of 30 visitors per tour, this being the only times when the 
holiday accommodation is unused. Visitors must book via the website or by 
phone, and volunteers are on hand to answer questions. Public access only 
started in May 2013, and so far tours have been ‘mostly fully booked’. 
 
5. Beckfords Tower, near Bath 
 
The 36 metre high neo-classical tower was built for William Beckford in 1827 
as a study retreat and to house his art collection and library. Since 1972 the 
tower has been open to the public as a museum about Beckford’s life, and to 
the belvedere via helical stairs (154 steps) for panoramic views of Bath and 
the surrounding countryside. The opening periods are Easter – October on 
Saturdays, Sundays and bank holidays, and group visits can be arranged 
during the week. Booking is by phone or email. A maximum of six people are 
allowed in the belvedere at any time although the museum can accommodate 
40. The curator also organises occasional lectures. The Landmark Trust lets 
holiday accommodation on the ground floor but this is independent of public 
access. The tower was extensively restored in 1996–2000 after which visitor 
numbers increased. 
 
6. King Alfred’s Tower, Wiltshire/Somerset border 
 
King Alfred’s tower is in an isolated location within the Stourhead estate, 
North West of the village of Mere. The 39 metre brick tower was built as a folly 
in 1762 by Henry Hoare II, owner of the estate, and was gifted to the National 
Trust in 1947. In plan it resembles three round towers at the corners of an 
equilateral triangle, and one of these houses a helical staircase of 204 steps 
to the top, where there is an open platform with a crenellated parapet. The 
staircase is not well illuminated, with only ten small openings to admit 
daylight. The tower is open from March – October at weekends only between 
12 – 4pm, when a custodian is present to collect fees and answer questions. 
There are no facilities nearby and the tower receives little publicity from the 
National Trust. 
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Height of 
Tower 

Opening 
Times 

Entrance  
Charges 

Other  
Features 

Visitor/year 
 

The 
Monument 

61 metres 
311 steps 

All year 
Daily  
9.30–5.30/ 
6 pm 

Adults £3 
Concs £2 
Children 
£1.50 

Pavilion at 
base inc 
toilets 

206,052 
(2009-10) 
increasing 
to 225,766 
(2012-13) 

The Scott 
Monument 
 
 
 

61 metres 
287 steps 

All year 
Daily 
10–7/4 pm 

£4 per 
person 
No Concs 

Museum to 
Sir Walter 
Scott 

41,000 
(2001) 
increasing 
to 75,000 
(2012) 

The Naze 
Tower 

26 metres 
111 steps 

April–
October 
Daily  
10–5 pm 

Adults 
£2.50 
Concs £2 
Children 
£1.50 

Café. 
Museum. 
Art 
exhibitions 

Est 20,000 
(accurate 
records not 
kept) 

Hadlow 
Tower 

40 metres 
lift + 100 
steps 

Easter–
September 
Thursdays 
11–3 pm 

Adults £7 
Concs £4 
Family 
£18 

Holiday 
accom. 
Visitor 
Centre 

‘mostly fully 
booked’ 
(appx 2000) 

Beckford’s 
Tower 

37 metres 
154 steps 

Easter–
October 
Weekends 
& bank hol 
10.30– 
5 pm 

Adults £4 
Children 
£1.50 
Family £9 
 

Holiday 
accom. 
Museum 

2430 in 
2013. Slight 
increase 
year on 
year (max 6 
at top) 

King 
Alfred’s 
Tower 

39 metres 
204 steps 

March–
October 
Weekends 
only 
12–4 pm 

Adults 
£3.20 
Children 
£1.60 
Family £7 
NT mems 
free 

None 7,073 
(2013). 
Previously 
open all 
week so not 
comparable 

 
Jumbo 
(proposed) 

40 metres 
157 steps 

April–Sept 
6 days/wk 
10–5 pm 

Adults £3 
Children 
£1.50 

Guided 
tour 
Museum in 
tank 

7,500 (est) 
(max 10 at 
top) 

 
 
 
 
 
     Sources for visitor numbers 
   Monument ……………… Guildhall Library, City of London  
   Scott Monument ……… Edinburgh Museums 
   Naze Tower  …………… The owner/curator 
   Hadlow Tower ………… Vivat Trust 
   Beckfords Tower ……… Beckford Tower Trust 
   Alfreds Tower ………… Stour Estate Office, National Trust 
  



Page 29 of 32 

    
 
  The Monument    Scott Monument 
 

    
 
  The Naze Tower    Hadlow Tower
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  Beckford’s Tower       Sir Alfred’s Tower 
 
 
B. Industrial Heritage Attractions near Colchester 
 
One of these is the East Anglian Railway Museum at Chappel and Wakes 
Colne Station. In 1968 the Stour Valley Preservation Society leased a derelict 
goods yard and other buildings from British Rail, which by 1987 it managed to 
purchase. The refurbishment of the station and rolling stock continued 
steadily, as well as open Steam Days, and the Society became a registered 
museum with the current name in 1995. The museum is open daily and 
boasts a large range of varied exhibits as well as Steam Days and ‘Event 
Days’ such as the annual Beer Festival and Day out with Thomas, as well as 
private functions. Admission charges to the museum are Adults £5.50 and 
Children £2.75. The EARM is a registered charity and its success is owed to 
an army of volunteers and members. Total paying visitors for 2012 were 
22,800. 
 
The other local industrial heritage attraction is the Museum of Power at 
Langford. Based at the defunct Langford Pumping Station, built in the 1920s 
to supply Southend with water, it was founded in 1996 with the support of 
Essex and Suffolk Water. Much effort has been directed towards restoring the 
massive ‘Marshall’ triple expansion steam pumping engine as a working 
exhibit, and with assembling a growing array of other historic power plants. 
Open from March – November on varying days of the week, it also offers a 
miniature railway, gardens and Event Days such as an Antique Fair and 
Camper Van Show. Admission charges are Adults £4.50 and Children £2 
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(under 5s free). The organizational model of the museum is the same as that 
of the EARM – charitable status and numerous enthusiastic volunteers. Total 
visitors for 2009/10 including special events were 14,000. 
 
In common with most Colchester and Ipswich museums and attractions in 
East Anglia generally, visitor numbers have declined slightly in recent years. 
This has been attributed to a combination of poor summer weather, the 
London Olympics effect and the recession. However, over the periods of their 
existence the overriding trend for both these attractions is one of steady 
expansion and a growing interest in and demand for the ‘living history’ that 
they offer. 
 
Conclusion 
 
The evidence described in this appendix shows that: 
 
• Towers of various descriptions and locations, which share with Jumbo 

the feature of an internal staircase with a view at the top, are popular, 
viable and successful attractions with consistent or increasing visitor 
numbers. 
 

• The East Anglian Railway Museum and the Museum of Power have 
grown steadily since their inceptions into successful major attractions. 
Both demonstrate, as would the proposed scheme for Jumbo, how 
technological breakthroughs of the past affected the everyday lives of 
much of the population.  

 
It follows that there would be a likely substantial long term interest in the tower 
as a viewing point and in an evolving exhibition about water supply in the 
atmospheric tank of Jumbo. 
 
Jumbo has intrinsic qualities likely to stimulate success as a public attraction: 
 
• Its unique features and distinctive character 

 
• Its awesome size and height 

 
• Its prominence in the town 

 
The proposed Jumbo public access scheme needs to achieve a takeup, on 
average, of 8 visitors per tour, or 80% of maximum, to generate enough 
income to fund future maintenance (see sect. 11), as well as establishing 
credibility with potential major funders.  
 
The cumulative evidence for achieving this target presented in this appendix, 
with appropriate publicity, is substantial. The proposed entrance fees would 
also be relatively good value.  
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Industrial heritage attractions in East Anglia 
(Source: European Route of Industrial Heritage) 
http://www.erih.net/regional-routes/great-britain/the-industrious-east.html 
 
 
Braintree Museum       Industrial Museum 
 
Tiptree Jam Museum       Industrial Museum 
 
Earls Colne Heritage Museum     Industrial Museum 
 
Chelmsford Museum       Industrial Museum 
 
Denver Windmill, Downham Market    Flour Milling 
 
Houghton Mill        Flour Milling 
 
Bridewell Museum, Norwich     Industrial Museum 
 
Gressenhall Farm and Workhouse, Dereham  Farm/workhouse Life 
 
Mid-Suffolk light Railway      Steam Railway 
 
Charles Burrell Museum, Thetford    Traction Engine  
          Manufacture 
 
Imperial war Museum, Duxford     Historical Weapons  
          Technology 
 
Prickwillow Engine Museum     Fenland Drainage 
 
Fakenham Museum of Gas     Gas production 
 
Time and Tide Museum, Gt Yarmouth   History of Fishing 
 
Long Shop Museum, Leiston     Industrial Museum 
 
Museum of Power, Maldon     Pumping Station,  
          Engines 
 
The Poppy Line, Sheringham     Steam Railway 
 
Museum of East Anglian Life, Stowmarket   Agricultural Machinery 
          and Manufacture 
 
East Anglian Railway Museum, Wakes Colne       Steam Railway 
 
Royal Gunpowder Mills, Waltham Abbey   Explosives Manufacture 
 


