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BUNLOIT ESTATE

Drumnadrochit 3 miles

Inverness 18 miles
(Distances are approximate)

Inverness Airport 27 miles

newton estate, crawford, lanarkshire

BUNLOIT ESTATE
388.01 Hectares / 958.77 Acres
A rare opportunity to acquire a small Scottish Highland Estate, with the most
stunning panoramic view of Loch Ness and the Monadhliath Mountains.
FREEHOLD FOR SALE IN THREE LOTS OR AS A WHOLE
Lot 1 – Offers Over £1,150,000
Lot 2 – Offers Over £325,000
Lot 3 – Offers Over £75,000
As A Whole – Offers Over £1,550,000
JOINT SELLING AGENTS
John Clegg & Co and Strutt & Parker
Ref: Patrick Porteous & Euan MacCrimmon
johnclegg.co.uk
struttandpaker.com
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DESCRIPTION
Bunloit Estate sits in a highly prominent position overlooking one of the most iconic features of Scotland
– Loch Ness, situated in the centre of the Scottish Highlands. Carved out over Millennia, this uniquely
dramatic landscape is one of the most famous locations in Europe. Not to mention the famous “Loch
Ness Monster sightings” it is one of the largest bodies of fresh water in the British Isles.
Just to the north of the estate sit the historically interesting ruins of Urquhart castle, dating back to the
time of the Picts and St Columba. In the more recent past, Bunloit was once part of Balmacaan Estate,
which extended to the west coast, being one of the largest mixed sporting estates in the Highlands.
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In 1946 Bunloit Farm was separated from Balmacaan Estate and Bunloit Estate was formed round it. This
now provides a truly magnificent setting for this lovely, manageable mixed estate with a principal house,
two traditional self-contained holiday cottages, farm land, sporting rights and some highly attractive
native woodland and moorland. There is also some productive commercial woodland which will provide
income from timber sales.
There is significant potential for the estate to scale up the holiday letting business and sporting activity,
with the possibility for development of more tourist accommodation and facilities or for an owner to
simply enjoy this stunning part of the Highlands.
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LOCATION
Situated just to the south of Drumnadrochit, the estate benefits from vehicular access to all of the local
amenities nearby and is within easy commuting distance of the city of Inverness. The Drumnadrochit
area is famous for its association with Loch Ness and is an excellent point from which to explore the
Highlands, with its unspoilt hillsides providing a haven for plants, wildlife and excellent rural sporting
opportunities. The village of Drumnadrochit has good local shops catering for daily needs and highly
acclaimed primary and secondary schools as well as a new medical centre. Transport links are improving to
the Highlands with the ongoing duelling of the A9 trunk road, new Inverness city bypass and expansion
of the airport, now providing regular flights to London and the continent.

The estate is also within easy reach of several world class Golf courses, excellent beaches, skiing,
mountain biking, sailing and surrounded by the most stunning scenery and wildlife habitat to be
found in the UK
The property is shown on the location and sale plans and can be found on OS Sheet 1:50,000 Number
26. The entrance to the estate is located at Grid Reference NH 503260.
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DIRECTIONS & ACCESS
If travelling from Inverness, drive south along the edge of Loch Ness
on the A82 and continue through the village of Drumnadrochit,
heading south to reach Lewiston. Just south of Lewiston, cross the
road bridge and turn right on to the minor public road, signposted
Bunloit. Follow this road in a southerly direction up the winding
road to reach the north of Bunloit Estate on either side of the public
road, as shown on the sale plan.

Continue south along the road for approximately 1 1/2 miles to the
main entrance of the estate, located at point A1 on the sale plan. This
leads down the private metalled drive to the principal house, known
as the Old School House and also provides access to the holiday
Cottages within Lot 1. The Post Code for the Old School House is
IV63 6XG.

The woodlands within Lot 2 are accessible off the public road and
via the track between points A4 and A5, as highlighted on the sale
plan. The public road is approved for timber haulage as long as the
Highland Council is consulted prior to timber extraction.
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LOT 1 – BUNLOIT ESTATE
(175.50 HA / 433.66 ACRES)
The Old School House
The Old School House is an impressive traditional detached home with an abundance of period features, it has uninterrupted
views over Loch Ness and beyond. The property is understood to date from 1876 and was a working school until 1956. It has
been sympathetically updated and extended, creating a truly magnificent home of grace and style, which has retained all of its
charm and a host of features.
The accommodation is arranged over two levels. The ground floor has an entrance vestibule leading to the inner hallway. The
spacious, loch facing breakfasting kitchen which occupies the old School room contains a comprehensive range of storage units,
an Aga, ceramic wood burning stove and walk in pantry. There is a home office/study, wc/cloakroom, boot room, boiler/drying
room and utility room. The dining room comes with a wood burning stove and provides ample space for formal dining and
entertaining. A doorway from the inner hall leads to a bright and airy, bay windowed Master bedroom, with windows front and
side flooding the room with natural light and with lovely views over the mature garden and the Great Glen. To the rear of the
bedroom is a large walk in dressing room and en suite. On the upper level there is a magnificent drawing room with far reaching
views, two further bedrooms, bar/drinks room, bathroom and storage area.

Tower House
Adjacent to the main house, the owners built a detached 3 storey tower house
in 2006. This building has numerous uses and was very much designed and
orientated to enjoy the stunning views. The accommodation comprises a
greenhouse, two sitting rooms and a home office/study. There is also a potting
shed connected to the garden.
Garage
There is a four car garage with ample room for equipment and a temperature
controlled room on the ground floor currently used as a wine cellar.
The flat above the garage comprises a large bedroom/sitting room with fine
views, a fitted kitchen and shower room.

First Floor

Ground Floor
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Easter Bunloit Farmhouse
A traditional detached 2 storey property which has been tastefully
refurbished and decorated, and sits within its own enclosed garden.
The ground floor accommodation comprises sitting room, dining
kitchen, WC and a twin bedroom. Upstairs there are two further
bedrooms and family bathroom. Outside, there are some useful
outbuildings and storage space. Further information is available at:
• https://www.unique-cottages.co.uk/cottages/highlands/
inverness-loch-ness/dg2-bunloit-farmhouse
Wester Bunloit Cottage
Carefully modernised to provide most comfortable accommodation
on 2 floors with spectacular views and comprising sitting room,
dining kitchen, bathroom and WC. Upstairs off the upper landing
are two large bedrooms. It also has an enclosed garden and a large
traditional stone barn. Further information is available at:
• https://www.unique-cottages.co.uk/cottages/highlands/
inverness-loch-ness/dh2-wester-bunloit
Both cottages are located in an outstanding position arguably with
one of the most stunning views of any self-catering cottages in the
Scottish Highlands.
Both are let weekly from April to October each year, have an
understandably high occupancy rate and provide an excellent
income stream that could be extended beyond the current season.
Both cottages have been rated 5 stars by reviewers on FeeFo. The
cottages are being sold fully furnished, ready for potential letting.
Several traditional stone outbuildings are also located around Bunloit
Farm, providing useful storage and which could also have potential
for expansion of the holiday letting business, subject to planning
permission.
Farming & Woodland
There is a useful mix of rough grazing, moorland and pasture within
Lot 1 which is ideal for grazing and sheltering livestock and horses.
Traditionally this has been let to a local farmer on an annual grazing
agreement, in return for a payment of £2,750 per annum, which
runs until the 28th February 2020.
There is also a lovely mix of very pretty ancient Oak and native
woodland and some commercial conifer woodland situated within
Lot 1 that stretches down to the shore of Loch Ness.

The commercial conifer within Lot 1 extends to 25.88 hectares/63.94
acres planted in 1964 and 1974 which is now mature.
There are no agricultural subsidy payments or entitlements. Further
information is available from the Selling Agents.
Renewable Energy System
The owners have reduced the carbon footprint of the property by
installing a renewable energy system utilising Photo-voltaic panels
with 14 Kilowatt capacity and a 5 Kilowatt wind turbine located in
the grounds near the house. These are connected to separate inverters
and eligible for Feed in Tariffs (FIT). Any excess generation is used
to heat internal water tanks, whilst also benefitting from the variable
FIT payments for energy generated.
Easter & Wester Bunloit Cottages also have two 5 kilowatt wind
turbines situated adjacent to the them. These provide power through
separate inverters and are also receive FITS for the energy generated.
In Wester Bunloit any excess energy is used to heat water.
The wind turbines are serviced annually, whilst the Photo-Voltaic
panels require little maintenance, other than occasional cleaning.
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LOT 3 – BUNLOIT MOOR
(52.73 HA / 130.30 ACRES)
An attractive mix of open moorland, wetland and a maturing conifer
shelterbelt lying to the west of the public road. The land has been
used for rough grazing in the past and could be again. Indeed, the
land rising up to the shelterbelt which could also be considered for
the establishment of native woodland.
The woodland extends to 7.42 hectares / 18.33 acres and was
planted in 1977 with Lodgepole pine. Whilst currently retained for
long term shelter, this could be felled and replaced as part of a wider
woodland project.
Sporting
The sporting rights are included with each lot and enjoyed by the
owners in hand. The mix of different land uses and habitats on the
estate encourages a great range of game and wildlife species. Red, Roe
and Sika deer are all present on the estate and wild Boar (feral) are
now becoming more abundant, having escaped from nearby farms,
and enjoying the highly favourable habitat, along with red squirrels,
badger, pine mvarten and numerous species of birds.

LOT 2 – CREAG BALLACH
& UPPER LENIE WOODLAND
(159.78 HA / 394.81 ACRES)

Two of the lochans on the estate (Lot 1) have been stocked with
brown trout and riparian rights for fishing on Loch Ness are also
included with Lot 1.

There is an attractive mix of commercial conifer and a significant
area of ancient semi natural native woodland scattered through
Lot 2, which provides the potential for timber sales revenue and an
abundant supply of fuel wood. The commercial conifer plantation
amounts to 25.32 hectares / 62.56 acres was planted in 1989 and
is managed under a Long Term Forest Plan (LTFP), along with
the mixed woodland. Thinning could be considered within the
woodland and felling longer term.

There is scope to create a game shoot and wild fowling on the estate,
given the undulating land scape and presence of ponds or simply
to enhance the habitat for the benefit of the wildlife for nature
conservation.

A section of Lot 2 is registered Common Grazing land, extending to
about 47.36 hectares / 117.02 acres, situated at the northern end of
the estate and known as Strone Grazings. The estate is entitled to a
one seventh share of the grazing. Two areas have been apportioned
by the Crofters Commission between the Estate and adjoining
neighbours. These apportioned areas have been fenced off, but
the estate retains the sporting rights. Shown on the sale plan and
extending to a total area of 32.18 hectares / 79.51 acres.
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ADDITIONAL INFORMATION
ACCESS RIGHTS
There are additional rights of access to other parts of the estate for
vehicular access between points A2–A3, A4–A5 and a right of access
via points A4–A6 and A7, and from A8 to A9, as shown on the sale
plan. These routes are shared with neighbours according to the rights
and burdens within the Title.
Prospective purchasers should also be aware of the freedom of access
to the countryside introduced by the Land Reform (Scotland) Act
2003.
SERVICES
Mains electricity and telephone lines are connected to the dwellings
as well as superfast broadband. Fresh water is provided by a bore
hole for the Old School House, located at point W1 on the sale plan.
There is also a backup water supply from the collection tank at point
W3. Easter and Wester Bunloit Cottages have a spring water fed
supply located at roughly point W2 on the sale plan.
ENERGY PERFORMANCE CERTIFICATES
The Old School House is rated band D and the Garage Flat is rated
band C. Easter Bunloit Cottage is rated band F and Wester Bunloit
cottage is rated band E. Copies are available from the Selling Agents.
THIRD PARTY RIGHTS, SERVITUDES & WAYLEAVES
The Great Glen Way passes through the estate, mainly following
the public road until it reaches Clunebeg Woodland, where it drops
down the hill towards Lewiston, as shown on the sale plan (dotted
in green). Highland Council pay the estate a small rent in return for
granting access.
A private Water supply pipe runs beneath the woodland to the west
of the Old School house and down to a collection tank, located
at point W3, and then down to Tynaherrick. The proprietors of
Tynaherrick have a servitude right of access along the track, shown
A2-A3, with maintenance shared according to use.
Various properties also have a servitude right of access along the track,
shown A4-A5, for pedestrian and vehicular access. Maintenance
is shared according to use, with the Estate’s share of maintenance
limited to 10%.
There are modest annual Wayleave payments from BT and from
SSE.

The property will be sold with the benefit of, and subject to, all
existing rights and burdens within the Title.
MOVABLES
An inventory of specific items that are to be included in the sale of
Lot 1 is available from the Selling Agents upon request.
FOREST MANAGEMENT PLANS
The woodland is managed under an approved Long Term Forest
Plan covering all of the woodland on Bunloit Estate. However, if
sold in lots it will be possible to create mutually exclusive plans.
Further information, including a copy of the LTFP is available from
the Selling Agents upon request.
For further information on current grants available for forest
management, please visit the following websites:
• http://www.forestry.gov.scot
• https://www.ruralpayments.org/publicsite/futures

AUTHORITIES
Scottish Forestry
Highland & Islands
Conservancy Fodderty Way
Dingwall
IV15 9XB
Tel: 0300 067 6950

Highland Council
Glenurquhart Road
Inverness
IV3 5NX
Tel: 01349 886606

VIEWING
Strictly by appointment with the Selling Agents, John Clegg
& Co Edinburgh (0131 229 8800) or Strutt & Parker Inverness
(01463 723 599).
OFFERS
If you wish to make an offer or would like to be informed of a closing
date for offers, it is important that you contact the Selling Agents to
note your interest and to obtain the specific Anti-Money Laundering
details that we require from a purchaser prior to accepting an offer.
Please also be aware that all offers must be submitted in Scottish legal
form before they can be formally accepted.

FINANCIAL GUARANTEE/ANTI MONEY LAUNDERING
All offers, whether cash or subject to loan finance, must be
accompanied by a financial reference from a bank/funding source
that is acceptable to the Selling Agents and to comply with The
Money Laundering, Terrorist Financing and Transfer of Funds
(Information on the payer) Regulations 2017.
For further information, please contact the Selling Agents.
ENTRY AND POSSESSION
By mutual agreement between the seller and the purchaser.
PLANS, AREAS & SCHEDULES
These are based on the Ordnance Survey and the property Title and
are for reference only.
TIMBER AND MINERALS
Standing and fallen timber rights and Mineral rights are included
insofar as they are owned.
HEALTH & SAFETY
For your own personal safety, please be aware of potential hazards
when viewing the property.
JOINT SELLING AGENTS
John Clegg & Co
76 George Street
Edinburgh
EH2 3BU
Tel: 0131 229 8800
Ref: Patrick Porteous

Strutt & Parker
The Courier Building
9-11 Bank Lane Inverness
IV1 1WA
Tel: 1463 896833
Ref: Euan MacCrimmon

SELLER’S SOLICITORS
Turcan Connell
Princes Exchange
1 Earl Grey Street
Edinburgh
EH3 9EE
Tel: 0131 228 8111
Ref: Lynne McElroy
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SPECIAL CONDITIONS OF SALE
1. The purchaser of the estate shall within five working days of conclusion of missives make payment as a guarantee for due performance of a sum equal to ten percent of the purchase price on which sum no interest will be allowed. Timeous payment of said sum shall be a material
condition of the contract. In the event that such payment is not made timeously, the seller reserves the right to resile without further notice. The balance of the purchase price will be paid by Bankers Draft at the date of entry and interest at five percent above the Bank of
Scotland base rate current from time to time will be charged thereon from the term of entry until payment. Consignation shall not avoid payment of the foregoing rate of interest. In the event of the purchaser failing to make payment of the balance of the said price at the
date of entry, payment of the balance of the purchase price on the due date being of the essence of the contract, the seller shall be entitled to resile from the contract. The seller, in that event, reserves the right to resell or deal otherwise with the subjects of sale as he thinks fit.
Furthermore, he shall be entitled to retain in his hands the initial payment of ten percent herein before referred to which shall be set off to account for any loss and expense occasioned to him by the purchaser’s failure and in the event of the loss and expenses being less than the
amount of the said deposit the seller shall account to the purchaser for any balance thereof remaining in his hand.
2. The estate will be sold subject to all rights of way, rights of access, wayleaves, servitudes, water rights, drainage and sewage rights, restrictions and burdens of whatever kind at present existing and whether contained in the Title Deeds or otherwise, and whether formally
constituted or not affecting the subjects of sale.
3. The seller shall be responsible for any rates, taxes and other burdens for the possession and for collection of income prior to the said date of entry.
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IMPORTANT NOTICE
John Clegg & Co and Strutt & Parker LLP for themselves and for the seller of this estate, whose selling agents they are, give notice that: The particulars and plan are intended to give a fair and substantially correct overall description for the guidance of intending purchasers and do
not constitute part of an offer or contract. Prospective purchasers ought to seek their own professional advice. All descriptions, dimensions, areas, reference to condition and if necessary permissions for use and occupation and their details are given in good faith and are believed
to be correct. Intending purchasers should not rely on them as statements or representations of fact but must satisfy themselves by inspection or otherwise as to the correctness of each of them. No person in the employment of Strutt & Parker LLP or John Clegg & Co has any
authority to make or give any representation or warranty, whether in relation to this estate or these particulars, nor to enter into any contract relating to the estate on behalf of the seller. No responsibility can be accepted for any expense incurred by any intending purchaser in
inspecting the estate if it has been sold.
MEASUREMENTS AND OTHER INFORMATION
All measurements are approximate. Whilst we endeavour to make our sales particulars accurate and reliable, if there is any point which is of particular importance to you, please contact the selling agents and we will be pleased to check the information for you, particularly if
contemplating travelling some distance to view the estate. Particulars of Sale updated September 2019.
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This plan is only for the guidance of intending
purchasers. Although believed to be correct, its
accuracy is not guaranteed and it does not form
any part of any contract.
Reproduced by permission of Ordnance Survey
on behalf of The Controller of Her Majesty’s
Stationery Office Crown copyright. All rights
reserved. Licence number 100020416



