The Walled Garden
Righead Farm, Kincardine, Fife

The Walled Garden
Righead Farm • Kincardine • Fife • FK10 4AT

A rarely available opportunity to acquire a truly first-rate example of modern and flexible exclusive
use event space, currently run as a successful wedding venue, with potential to increase income
through further readymade commercial activities and potential residential / leisure development to
complement the existing mix of assets.
Kincardine 3.5 miles, Dunfermline 9 miles, Stirling 15 miles, Edinburgh 25 miles, Glasgow 30 miles, Perth 40 miles

• Secluded location with stunning views of the Ochil Hills to the north
• Magnificent enclosed walled garden with adjacent covered event space offering capacity for up to 150 guests
• Approximately 8.5 acres of ring-fenced “event grounds” including manicured lawns, young orchard and wildflower meadow
• Ample off-street parking for numerous vehicles and buses
• Unique 2-bedroom house built within the existing barn/event space which could be used as a manager’s house or honeymoon suite
• Planning permission for a further “barn” within the walled garden to expand the enclosed event space
• Planning permission for a general-purpose store / Dutch barn within the wider event area
• Approximately 54 acres of additional primarily grade 3.1 agricultural land which could be utilised for expanded event activities if not retained for
agricultural production, or creating a wildlife and biodiversity habitat
• Significant development potential to further enhance the offering of the existing exclusive use wedding venue business by erecting a number
of lodges or glamping pods, and possibly a further residential property (subject to securing the requisite planning permissions)
• Profitable wedding business with associated website and strong bookings through to 2024
• Profitable former café business which could be revived under the pre-existing planning use class and expanded to offer evening
restaurant service
Offers Over £1,750,000
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Location

Surrounding Area

Hidden away to the north of the A985 in an enviable
position with spectacular views, The Walled Garden sits
roughly equidistant (as the crow flies) between Dunfermline
and Stirling in the southwest corner of Fife. Devilla Forest
neighbours immediately to the west, while gently rolling
countryside and farmland surrounds to the north and east
with the Ochil Hills beyond. The Firth of Forth forms a
natural barrier to the south beyond the slightly north facing
topography which, together, combine to envelope The
Walled Garden within a peaceful and secluded rural setting,
sheltered from what one might assume would be a more
commercial landscape lying in relatively close proximity to
the central belt and the historic industries which peppered
the length of the banks of the river over the years.

Southwest Fife provides a range of outdoor activities such as sailing
and water sports in addition to abundant hillwalking opportunities
and mountain biking amongst the Ochil and Cleish Hills to the north.
For the equine minded, there are riding schools and trails relatively
close by while the golfer has numerous options within a short drive.

The nearest town is Kincardine, just 3.5 miles to the
west, which provides a supermarket, Post Office, health
centre, doctors surgery, dentist, community centre,
primary school as well as numerous pubs and places to
eat. Dunfermline is approximately 9 miles to the east and
provides a wider range of services and amenities including
hospital, veterinary surgeries, community campus, leisure
park with numerous shops, restaurants, bars, cafés,
cinema, bowling alley, miniature golf, gym / health club,
garden centre, builders merchants, mechanics as well as an
East Coast Main Line railway station. Slightly further afield,
25 miles to the south east, Edinburgh can cater to the
widest array of potential interests including international
sporting events, galleries, museums, theatres and a worldrenowned nightlife, in addition to providing easy access to
domestic, European and further international air travel.

The popular Fife Coastal Path walkway can be accessed to the south
and links to numerous sites of historical interest or activities such
as Culross Abbey, St Mungo’s Chapel, Dunimarle Castle, or various
buildings at one time or another associated with Clan Bruce which
produced two Scottish Kings and at least one disputed Irish one,
including Broomhall, Clackmannan Tower and Culross Palace.
Kincardine, much like The Walled Garden itself, is perhaps a
somewhat unexpected surprise if you have only ever associated the
name with the more famous bridge.
Initially springing up on an area of reclaimed marshland in the mid
15th century, Kincardine soon developed into a thriving river port
with merchants establishing successful trading businesses within
the continent, alongside a burgeoning reputation as a shipyard and
convenient outlet for the numerous quarries which lay further to
the north.
The “old town”, which boast many architecturally interesting and
valuable period buildings is sadly now largely avoided by passing
traffic on the A985 which is routed immediately to the south and
crosses the Firth of Forth via the Bridge.
Built over a four-year period between 1932 and 1936, the Kincardine
Bridge was the precursor to its more famous cousin further down
river, the Forth Road Bridge which opened in 1964. This has, in
turn, been supplanted as the arterial road link to Edinburgh and the
south by the Queensferry Crossing which opened in 2017 improving
commuting times to the capital and beyond.
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Description
In total, The Walled Garden and residue of Righead Farm extend to approximately 64 acres (25 hectares), 8.5 acres of which is ring-fenced at the southern tip of the property
and forms the footprint upon which The Walled Garden wedding venue and former café are situated, together with extensive parking and ancillary areas of manicured lawns, a
young orchard and wildflower meadow.
The remainder of the land extends in a north westerly and then easterly direction forming an inverted L-shape, with a narrow strip of land providing further access down the
entire length of the eastern boundary between the walled garden and the northmost enclosure. The ground is largely laid to grass or fallow at present but was previously
arable cropped and has also carried potatoes.
In its current configuration, the formal function area sits within a converted agricultural barn which also houses the owners’ residential accommodation. This leads through
to the enclosed walled garden which in turn encapsulates the former café building and the flexible outdoor event space including timber gazebo and patio, open lawn areas,
diverse flowerbeds and stretch tent. There is also a small accommodation block which was the original café, but later converted to provide additional toilet facilities within the
walled garden space and a small bridal suite / day room.

There are pedestrian access points to the south and east in addition
to the main entrance via the enclosed event space and Barn, which
lead you out into the surrounding grounds where you can wander
among large pampas grasses gently swaying in the breeze, a young
orchard, or sit below the Montana “Elizabeth” envelopes trees
which provide a fusion of stunning pink petals alongside colourful
rhododendrons and azaleas.
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The Walled Garden
Initially constructed in 2007 alongside the Barn, the walled garden is
of a light Cotswold sandstone to approximately 3.5 metres in height
and extending to roughly 0.45 acres (0.18 hectare) excluding the bridal
suite / day room, WC block and café.
The current configuration provides a flexible and easily adaptable
space to suit any size of wedding party or function with manicured
lawns and extensive beds planted with an array of plants specially
selected for their purported health and wellbeing promoting
properties such as echinacea, lemon verbena, lavender and sage and
not forgetting the colourful campanula “wedding bells”. In addition to
the medicinal plants, are others selected purely for their aesthetic,
you might be lucky enough to enjoy the heavy scent of tea rose and
clematis on a summer day or sweet almonds, vanilla and spices from
the cascading honeysuckle on a still summer evening. Apple, plum
and pear trees elegantly line the walls trailing bountiful crops of sweet
and delicious fruit interspersed with perennials and bulbs providing
additional splashes of colour.
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The Barn
Initially constructed in 2007 and converted / further adapted the following year to create the internal function area which extends to
approximately 170 M2, excluding the integral residential accommodation, the vast majority of the Barn is now given over to providing
the primary covered function area, with capacity for up to 150 guests. This converted double height steel portal framed building has
a poured concrete floor and insulated box profile sheeting clad in timber and more of the ubiquitous Cotswold stone which, together,
provide a uniquely rustic yet thoroughly modern space within which to host a wide range of events, especially when combined with
the adaptability of the adjacent walled garden space.
In addition to the main function area, there is a kitchen and prep space in the northwest corner. Lined with hygienic food grade wet
wall and floor coverings, as well as including refrigeration and stainless-steel work surfaces, this area is ready to cater to events
immediately following settlement.

Café
While the former café ceased trading in 2017 due
to the deliberate pivot towards the provision of an
exclusive use wedding venue, this was an impressively
profitable business over the 5 years it operated,
growing well beyond the scope which the current
proprietors ever envisaged and essentially sealing its
own fate for being too busy!
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The current permitted use class would allow an
incoming purchaser to quickly revive this income
stream and further enhance the turnover generated
over and above the mainly weekend trade associated
with the wedding venue business.
Initially constructed in 2013 the café follows the inside
face of the eastern and northern elevations of the
walled garden with the entrance porch, reception and
bar / till area on a 45° angle.
Faced with the same sandy coloured light Cotswold
stone and sitting under a pitched timber framed clay
tile covered roof, the café enjoys panoramic views of
the abundant and ever changing colours of the garden
visible throughout the seasons via timber framed sash
and case style double glazed windows running from
the dwarf wall to the eaves the entire length of the
building.
The café can cater to approximately 80 covers and
could, due to the current use class, be operated
as a restaurant in the evenings if desired, thereby
increasing its potential income generating capacity.
The café includes lpg 4 burner cooker and oven,
2 barista coffee machines and under counter
refrigeration.
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Residential
The integral residential accommodation which occupies both the ground and first floor of the northmost third of the barn, comprises the following:
Accessed through the barn’s main event space or an alternative private entrance on the northern gable end, either door leads to an open plan kitchen and reception area with fitted
units, sink, oven/cooker and hardwood floor all of which if finished to a high standard. Beyond is a double bedroom, currently used as an office and adjacent generously proportioned
shower room with WC, basin with vanity, shower enclosure and heated towel rail. A bespoke timber stair leads from the reception area to the first floor which opens out into a light and
airy loft style living space tucked into the steel roof superstructure and consisting of a second kitchen and dining area, open plan living room which leads into the master bedroom space,
and a further generously proportioned en-suite bathroom with standalone rolltop bath, shower enclosure, integral double sinks with vanity and WC.
The integral house benefits from double glazing throughout, mains water and drainage and has an EPC rating of C 72.
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Current Business and Potential Further Income Streams

Additional Land
The residual agricultural land at Righead Farm extends to approximately 54 acres (21.8 hectares) and is classified as being primarily
grade 3.2 on the James Hutton institutes Land Capability for Agriculture scale with a small area of Grade 2 along the northern periphery.
Grade 3.2 land is generally regarded as being capable of high yields of barley and other cereals and an indication of the lands likely
potential productive capacity can be seen over the dyke on the neighbouring land.
It is also classified as F2 on the Land Capability for Forestry scale (F1 being the best and F6being the poorest) and thus regarded as
having very good flexibility for the growth and management of tree crops.
The predominant soil types are brown earths and mineral gleys with a sliver of alluvial soils along the Launchout Burn which forms part of
the northern boundary.
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The land is split over 4 main enclosures and largely down to grass or fallow at present, but was previous arable cropped and has, we are
told, also carried potatoes in the past.
Due to its relatively diminutive scale, it may be more suited to management under a contract farming agreement, let for grazings or as
pony paddocks, or put to use as an additional diversified area in conjunction with the wedding venue. Equally, it might form the basis of a
new permaculture market garden, an area of natural regeneration forestry or biodiversity and wildlife habitat.

WEDDINGS
The walled garden is currently operated as an exclusive
use wedding venue where clients simply rent the space
and then either work with the proprietors to contract in
suppliers to cover catering, entertainment, drinks etc. or,
if they prefer, provide their own.
We understand that there is considerable scope to
further increase the profitability of the wedding venue
business by offering some of these services direct,
thereby adding an additional string to the income
generating bow.

CORPORATES AND OTHER EVENTS
Non-wedding events currently make up a limited
proportion of the income generating activities at The
Walled Garden but, much as the additional services

mentioned above, the mid-week market for birthday’s,
retirement parties, memorial services, seminars and
tutorials or for instance; use as a filming and photography
location could all contribute to a diversified portfolio of
events to which The Walled Garden could cater. While
the current proprietors have tended to limit the number
of additional events they take on, primarily to keep their
own workload more manageable, other recent events
have included pop up markets and acting as a base for
orienteering and cross-country events as well as caravan
and camping rallies 3 times per year.

FORMER CAFÉ
Initially operated out of what is now the bridal suite / day
room in the opposite corner of The Walled Garden from
where the new building now stands. The café operated
at considerable trade volume between 2013 up until

2017 before being amalgamated into the exclusive use
wedding venue. While the café only traded for a relatively
short period of time between its initial iteration and then
more recently in the current building constructed in
2015, it achieved significant success, impressive annual
growth and very healthy profits. Indeed, the cafe was so
successful that it was deemed too busy for the current
owners to run, even with the help of up to 10 part time
members of staff, that the difficult decision was made as
part of their conscious strategy to simplify their business
and to pivot instead towards fewer exclusive use events
and weddings.
Further detailed financial information can be provided
either on request or via the digital data room following
completion of a non-disclosure agreement available from
the selling agents.
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Development
Potential

Planning Drawings - Proposed New Barn

Planning Drawings - Proposed New Barn

The Walled Garden currently benefits from planning permission
for an additional Barn structure which would provide additional
covered event / entertaining space for up to 250 guests.
The following extracts from the planning application give an
indication of the scale and style of the approved building while
more detail can be downloaded direct from the Local Authority
planning portal and entering reference number 17/03952/FULL
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There is also planning permission for a general-purpose store
/ Dutch barn within the wider event area near the southern
boundary to house the various items of machinery required for
maintaining the grounds and residual farmland, , together with
the abundant supply and processing of firewood used within
both the Barn and café, all of which are available for purchase as
part of the package offered for sale.
Following initial discussions with a planning consultant it is
believed that there is significant scope, albeit subject to actually
securing the requisite planning permission, to create a series
of high specification lodges and / or glamping pods within the
wider grounds. In doing so, this would increase the potential
appeal of The Walled Garden even further as an exclusive use
events destination by providing on site accommodation, thereby
negating the need to make often complicated and costly group
travel arrangements for those coming in from further afield.
The current Local Development Plan (FIFEplan) provides general
support under Policy 7 for development in the countryside
where it involves expansion of an existing rural business,
particularly where it will diversify an existing business or is for
facilities for outdoor recreation, tourism, or other development
which demonstrates a proven need for a countryside location.
Policy 8 of FIFEplan can also support housing in the countryside
proposals that are deemed to be essential to support an existing
rural business.
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Stipulations
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Viewing
Strictly by prior arrangement with the Selling Agent.
A virtual tour, drone 360 views and video are available via
the Bidwells website.

Directions
If coming from the east, leave the M09 at Rosyth heading
west on the A985 for approximately 10.5 miles and the
entrance to the private access road is on your right.
If coming from the west, head for Kincardine before
joining the A985 and thereafter following the road for just
under 2 miles where the entrance to the private access
will be on your left.
After joining the private access road, proceed north for
approximately 0.7 of a mile and the Walled Garden will be
on your right.

THIRD PARTY RIGHTS

FIXTURES AND FITTINGS

All sporting and mineral rights rights, so far as the sellers
have rights thereto, are included in the sale. The property
has a right of access over the track leading from the public
road subject to a share of maintenance thereof on a user
basis alongside the proprietors of the residential properties
to the north and Forestry and Land Scotland. If any of the
boundaries are unmarked, then if / where required, it will
be the purchaser’s responsibility to erect sufficient and
stockproof fencing to demark the agreed boundary and
maintain it in such condition in perpetuity. The property is
sold subject to and with the benefit of all servitude rights,
including rights of access and rights of way, whether public
or private. The property is also sold subject to the rights of
public access under the Land Reform (Scotland) Act 2003.
The purchaser(s) will be held to have satisfied themselves
as to the nature of all such servitude rights and others.

All fixtures and fittings unless explicitly excluded are
included in the sale. A list of items that are excluded from
the sale will be made available to interested parties via the
secure data room.

BASIC PAYMENT SCHEME ENTITLEMENTS
While the land is registered with the department, the sale
does not include Basic Payment Scheme entitlements as
these are not currently claimed .

CLAWBACK ARRANGEMENTS
The property may be subject to a clawback in favour of the
Seller depending on the price offered. Further details are
available from the selling agent via the digital data room.

SERVICES
Mains water, septic tank, oil fired central heating with solid
fuel stoves for additional space heating.

LOCAL AUTHORITY
Fife Council
Fife House, North Street,
Glenrothes. KY7 5LT

SELLING AGENT
Bidwells
Broxden House, Lamberkine Drive,
Perth. PH1 1RA
Tel: 01738 630666
Email: ross.low@bidwells.co.uk

SOLICITOR
David Johnson
Johnson Legal Solicitors,
22a Rutland Square
Edinburgh. EH1 2BB

PURCHASE PRICE

RATES

Offers over £1,750,000

Council Tax Band: A
Rateable Value: £11,700

CLOSING DATE

APPORTIONMENTS
The Council Tax and all other outgoings including
commercial rates shall be apportioned between the seller
and the purchaser(s) as at the date of entry.

A closing date may be fixed for the receipt of formal
offers, therefore prospective purchasers are advised to
formally register their interest with the selling agents.
Purchasers should be aware that unless their interest is
formally noted (usually by their solicitor on their behalf),
no guarantee can be given that confirmation of a closing
date will be provided, consequently the property may be

sold without prior notice. For the avoidance of doubt,
noting interest only entitles prospective purchasers to
prior warning of a closing date being set and not that
other potentially competing pre-emptive offers have
been received. The sellers are entitled to accept any
offer at any time.

OFFERS
Formal offers in acceptable Scottish legal form, should be
submitted in writing to the Selling Agents at their Perth
office. Purchasers are asked to satisfy themselves that
they fully understand the implications of offering under
Scottish Law. The Sellers reserve the right not to accept
the highest or any offer. Offers should be accompanied
by appropriate anti-money laundering documentation
certified by their solicitor.
It is the seller’s intention that the business be purchased
alongside the physical assets with 100% of the shares in
the limited company being transferred together with the
existing bookings, any stock and equipment, the website
and associated intellectual property rights.

DEPOSIT
A deposit of 10% of the purchase price will become payable
to the Seller within 14 days after conclusion of missives.
Interest at 5% above the Bank of Scotland base rate shall
be payable on the purchase price from the date of entry
until paid and that notwithstanding that the Purchaser
may not have taken entry. If the Purchaser fails to make
payment within 28 days of the date of entry with all accrued
interest, the Seller shall be entitled to resile from the
missives and resell the subjects of sale without prejudice to
his rights and recover damages from the Purchaser.

VAT

WARRANTIES

In the event of a charge to VAT being made on the whole or
any part of the purchase price or the removable items, the
purchaser will be responsible for meeting the VAT liability.

There are no warranties or guarantees included with
this sale.

DATE OF ENTRY

These are based on Ordnance Survey and are for
reference only. While they have been carefully checked
and computed by the Selling Agents, the purchaser
shall be deemed to have satisfied themselves as
to the description of the property and any error or
misstatements shall not annul the sale nor entitle either
party to compensation in respect thereof.

To be mutually agreed in writing.

OVERSEAS PURCHASERS AND
FINANCIAL RESOURCES
Any offer by prospective purchaser(s), regardless of where
they are ordinarily resident, must be accompanied by either
a guarantee from a banker who is acceptable to the Sellers,
or where an offer is to be reliant on finance, accompanied by
supporting documents acceptable to the Sellers.

ANTI-MONEY LAUNDERING (AML)
Prospective purchasers will be required to produce
identification sufficient to satisfy anti-money laundering
regulations and checks against the intended Purchaser
or nominee together with other documentation that may
be required, from time to time, by the relevant legislation.
Bidwells LLP accepts no liability of any type arising from
your delay or lack of co-operation in this regard. Failure
to provide the requisite AML documentation alongside
offers may result in them not being considered at the
closing date or being superseded by an offer which
is. Settlement may also be delayed or aborted due to
non-compliance with requests for information or failure
to deliver adequate information within the requisite
timeframes. We may hold your name on our database
unless you instruct us otherwise.

TITLE
Should there be any discrepancy between these
particulars, stipulations, special conditions of sale and
missives of sale, the last shall prevail.

PLANS, AREAS AND SCHEDULES

LOTTING
It is intended to offer the property for sale as described,
but the seller reserves the right to divide the property
into lots, or to withdraw the property, or to exclude any
part of the property shown in these particulars.
In the event that the property is sold in lots, title
conditions may be created for access and provision /
maintenance of service media, and any new boundary
fences required as a result that may need to be erected.
The seller may also reserve as necessary, out of the sale
such rights of access and rights to services necessary to
facilitate retained development opportunities.

DISPUTES
Should any disputes arise as to the boundaries or any
points arise out of these remarks, stipulations or plans,
or the interpretation of any of them, the question shall be
referred to the Selling Agents whose decision acting as
experts, shall be final.
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AGENTS NOTE
Bidwells LLP act for themselves and for the vendors of this property, whose agents they are, give notice that: Nothing contained in these particulars or their contents or actions, both
verbally or in writing, by Bidwells LLP form any offer or contract, liability or implied obligation to any applicants, viewing parties or prospective purchasers of the property to the fullest
extent permitted by law and should not be relied upon as statements or representative of fact. No person in the employment of Bidwells LLP or any joint agents has authority to make
or give any representation or warranty whatever in relation to this property. Any areas of measurements or distances are approximate. The text, photographs and plans are for guidance
only, may not be to scale and are not necessarily comprehensive. Any photographs displayed in these particulars depict only part of the property and it should not be assumed that any
items seen therein are included in the sale, or that the property remains as displayed in the photographs. No assumptions should be made regarding other parts of the property that
have not been photographed. No assumptions should be made that the property has all necessary planning, building regulation or other consents. Bidwells LLP has not carried out a
survey, nor tested the services, appliances or facilities. Purchasers must satisfy themselves by inspection or otherwise. Where applicable all rentals and prices are quoted exclusive of
VAT unless otherwise stated. Should there be any discrepancy between these particulars and the Missives of Sale, the latter shall prevail.
OS licence no. ES 100017734. © Copyright Bidwells LLP 2017. Bidwells LLP is a limited liability partnership registered in England and Wales (registered number OC 344553). Registered
office is Bidwell House, Trumpington Road, Cambridge CB2 9LD where a list of members is available for inspection. Your statutory rights are not affected by this notice.
Sales Particulars prepared July 2021. Photographs/Video taken over a combination of 2019, 2020 and 2021.

