
INDEPENDENT ESTATE AGENTS OF ARGYLL AND THE WEST HIGHLANDS

ROCKHILL FARM
ARDBRECKNISH, DALMALLY, ARGYLL, PA33 1BH

AN APPEALING SMALL WEST HIGHLAND AMENITY ESTATE
REQUIRING CONSIDERABLE INVESTMENT BUT OFFERING EXCEPTIONAL
POTENTIAL IN THE MOST ENVIABLE OF SETTINGS ON THE SOUTHERN

SHORES OF LOCH AWE

Approximately 130 Acres including 2 Islands and a Crannog on Loch Awe

Traditional Farmhouse with 7 Bedrooms and Annex
2 Cottages : Farm Outbuildings : 3 Potential Building Plots : Private Lochan

Approximately 1300 metres of shore frontage to Loch Awe with Jetty and Fishing Rights

FOR SALE AS A WHOLE AT OFFERS OVER £500,000



Rockhill Farm extends in all to some 53 hectares (130 acres) of sunny undulating ground which forms a headland on the
southern shore of Loch Awe and from which there are stunning views of the loch, several of its islands and the Ben
Cruachan massif.  Loch Awe is Scotland’s longest fresh water loch and one of its most scenic with wooded shores and is
notable for the quality of its game fishing. The villages of Lochawe and Dalmally are 9 miles and 10 miles distant
respectively and provide a range of local facilities and both are stops on the main Oban to Glasgow railway line. Access
to Rockhill is over a half-mile stretch of private access road which leads off the B840 at Ardbrecknish. Whilst enjoying
complete privacy in a beautifully secluded location, Rockhill is easily accessible to Scotland’s major transport hubs and
within a one and a half hour drive of Glasgow International Airport.

The Farmhouse is of traditional stone construction under a slated roof and sits in its own garden ground with commanding
views of the loch. The accommodation provides, on the ground floor, 3 public rooms, kitchen, pantry, 2 bathrooms,
separate wc and 4 bedrooms, all with wash hand basins. Upstairs, there is a large bedroom with en-suite bathroom and 2
further bedrooms and a shower-room. The house is partially heated by LP gas and there is a wood burning stove in the
family room and a solid fuel Aga in the kitchen. The attached annex has integral access from the house and has a spacious
sitting room, bathroom and bedroom. EPC Rating: G13.

Shepherd’s Cottage is also of traditional construction and is situated behind the farmhouse, also with excellent views of
the loch. Arranged over two floors, it has 2 public rooms, 3 bedrooms, kitchen, bathroom and separate wc.

Game Keepers Lodge is situated adjacent to the cottage with similar fine views. It is of single storey ‘Colt’ construction
with cedar shingle wall cladding under a pitched felt tiled roof. It has a sitting room, kitchen, 3 bedrooms, bathroom, wc
and pantry.

Outbuildings A steading building of traditional stone construction under a pitched corrugated roof is attached to the west
side of the farmhouse. There is a range of further agricultural outbuildings of mainly timber frame construction with cor-
rugated cladding. These include 15 loose boxes, 3 stallion boxes and a garage/workshop.

Condition of Buildings:  It should be noted the buildings listed above, including the main house and cottages do require,
to varying degrees, extensive repairs, modernisation and refurbishment.



The agricultural land consists of a mix of low hill grazing and pasture and rises from 35 metres (114 feet) at the shore to 60
metres (197 feet) above sea level on the southern boundary.  The majority of the land has loch frontage with some 1300 metres
of foreshore and there are various woodland shelter belts of mainly mature deciduous species.  A number of farm tracks
provide good access for machinery and movement of stock. The delightfully secluded Priests Island extends to about 2.4 acres
and is situated to the southern end of Rockhill Bay. It can be accessed via a causeway and has the legendary remains of a
Nunnery.  A further islet and a Crannog are situated in the bay close to Priests Island.  There is a man-made Lochan in a very
tranquil location near the eastern boundary of the property which is a haven for wildlife and is noted for its profusion of water
lilies. Some 25 acres of former park land lying at the south-west extremity of the property can be accessed separately from
the B840 via a track to the rear of Arbrecknish House, in addition to its own landward access. This area includes approximate-
ly 8 acres of generally level ground considered to be suitable for intensive, perhaps organic, production.  There is also a raised
plateau nearby which would make a desirable house site, subject to all necessary statutory consents.  The farm has wholly
LFA status.  The farm code is 171/0001. The Crannog and a Cairn are both designated as Scheduled Monuments.



IMPORTANT NOTICE :  Although the sellers or lessors reserve the right to sell or lease their properties without further notice, it is possible that a closing date will be
set and interested parties are advised to intimate their interest to Dawsons Estate Agents following inspection of the property. Sellers and lessors are not obliged to accept
the highest or, indeed, any offer. No responsibility can be accepted for any expenses incurred by intending purchasers or lessees in inspecting properties which have been
sold, let or withdrawn.  We would advise that availability of the property is checked before journeys are commenced.  No warranty will be given by the sellers or lessors
in respect of services and any electrical, gas or oil-fired appliances, including any heating system. Dawsons Estate Agents for themselves and for the sellers or lessors of
this property, whose agents they are, give notice that whilst the information contained in these particulars, including quantities, maps and plans, is believed to be correct,
it is not guaranteed and intending purchasers must satisfy themselves as to the accuracy of statements made.  These particulars do not  form part of  any  contract.

Dawsons Estate Agents, Alliance House, 1 George Street, Oban Argyll, PA34 5RX

T: 01631 563901 F: 01631 566778     E: info@dawsonsestateagents.co.uk     www.dawsonsestateagents.co.uk

3 Building Plots with views of Loch Awe have been identified for individual dwellings adjacent to the private access road (see
accompanying plan) and received detailed planning consent in 2008 (08/02249/DET). This consent has now time-lapsed but it is
understood a new application is likely to receive favourable consideration.

Commercial Activities at Rockhill have largely ceased due to the failing health of the present owners but in the past these have
included livestock rearing and equestrian activities, the latter notably in 1967 with the establishment of a renowned stud, specialising
in British Hanoverians.  Rockhill Farmhouse was run from 1959 as a well-known Guesthouse and the 2 Cottages as self-catering
holiday units until trading ceased in 2009.  The present proprietors have owned Rockhill since 1954.

Sporting rights are included in the sale. These include fishing and boating rights on Loch Awe and there is potential for rough shooting
over the Rockhill land. The Lochan was stocked with brown trout in 2012.

GENERAL INFORMATION

Exclusions. A walled garden, which is shown outlined in red and hatched green on the accompanying plan, lies within the boundaries
of Rockhill Farm but is owned by Ardbrecknish House.

Access Rights. The owners of Arbrecknish House have a right of access over Rockhill to the walled garden mentioned above. The
owners of Green Cottage and the owners of Old Sawmill Cottage have rights of access over the private road at Rockhill. A third party
has a right of access over the private road to neighbouring land lying to the east of Rockhill and similarly to a small area of separately
owned shore land situated beyond the farm’s north-west boundary. There are rights of access in favour of Rockhill over the private
road leading from the B840 public road to the boundary of Rockhill and to the former park land referred to above.

Services: The farmhouse and cottages are reported to be served by mains electricity, private water supplies and private drainage
arrangements. These services have not been checked by the selling agents and are not warranted.

Council Tax/Rates: Rockhill House - Council Tax Band F.  Both cottages are currently subject to re-assessment.

Viewing:  Strictly by prior appointment with the Selling Agents, Dawsons, telephone 01631 563901.

Health & Safety:  Given the potential hazards of agricultural activities and the poor condition of some of the buildings, appropriate
caution should be exercised at all times during viewing, particularly around the farm buildings.

Price: Offers over Five Hundred Thousand Pounds (£500,000) are invited and should be submitted to the Selling Agents in formal
Scottish legal terms.   Within 7 days of the conclusion of missives a non-returnable deposit of 10% of the purchase price shall be paid.
The balance of the purchase price will fall due for payment at the date of entry (whether entry is taken or not) with interest accruing
thereon at the rate of 5% above Bank of Scotland base rate. No consignation shall be effectual in avoiding such interest.

Travel Directions: You will most probably approach the area on the A819 Inveraray to Dalmally road.  Approximately 10 miles north
of Inveraray or 6 miles south of Dalmally, depending on your direction of travel, turn westwards onto the B840 road at Cladich.
Continue on the B840 for about 3 miles and turn right into an entrance signposted Ardbrecknish. Veer slightly to the right onto the
first track and continue for about half a mile passing a modern cottage on your right, then the lochan on your right. The track terminates
at Rockhill Farmhouse a short distance beyond.


