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The Lodge
BOYSACK MILLS, ARBROATH, ANGUS, DD11 4RX



Si tuated approximately 2 .5 miles f rom the A993,  Arbroath to 
Brechin road,  this proper ty is idyl l ical ly located in the quiet 
Hamlet of  Boysack Mil l  about three miles f rom Leysmil l  and yet 
is wi thin an easy commute to a number of  other Angus towns 
including Brechin,  For far,  Arbroath and of course Dundee. 
Aberdeen is just over 49 miles away making a commute of  just 
over 1  hour giving the owner the “best of  both worlds”.  This is a 
small  community with a huge sense of community spiri t .

Nearby Friockheim provides local amenit ies such as a primar y 
school ,  local shop with a post of f ice,  pub and a community hub 
with a host of  ac t ivi t ies .

THE LOCATION



We are delighted to offer onto the open market this 
architecturally designed and very spacious 3 double 
bedrooms detached family villa. The property sits 
down away from the quiet road with ample parking 
on the driveway. There are two garages with 
roller up and over electric doors and door into the 
property. The boiler is located in the garage with 
window and electrics. To the side of the garage is 
the tank and hot air heating system. To the other 
side is a flat lawned area which wraps itself around 
to the back with mature trees, hedging and gate 
leading to the ‘Wild’ garden behind which is on a 
slope and is approximately 0.2 of an acre. 

The property can be accessed via the garage, to the 
side of the house or through the main doors at the 
front . Through the main double doors takes you into 
the vestibule leading into the large entrance hall. 
There are two large cupboards and stairs leading to 
the 1st floor. You can then step down into the large 
living room which has a garden room open plan 
extension to the rear, built to a high eco level with 
triple glazing, sliding door to the rear garden and 
corner wood burner. From the hallway, you can also 
access the large study with a front aspect , master 
bedroom with rear aspect and en-suite three-
piece shower room. 

THE LODGE “. . . S T E P  D O W N I N TO T H E L A R G E L I V I N G 
R O O M W H I C H H A S  A  G A R D E N R O O M O P E N 
P L A N E X T E N S I O N TO T H E R E A R .. .”



Walking down the corridor is the family 
downstairs bathroom f inished off in a three-
piece suite and opposite is a walk-in cupboard 
housing electrics . Continuing along is the family 
room or dining room which enjoys a dual aspect . 
You then access the large kitchen/dining/
family area which is open plan and can suit a 
multi tude of uses . The kitchen is well stocked 
with cupboards, f i tted appliances, sink and island 
offering more preparation space and additional 
cupboards below. The room has ample space for 
sofas, table and chairs and has doors leading 
to the rear garden. Completing the downstairs 
accommodation is a very large uti l i ty room with 
ample cupboard space, under counter appliance 
space and sink . 

Upstairs are two large bedrooms, one of which 
has three double wardrobes and single wardrobe 
f i tted and a lovely dual aspect . The other 
bedroom has access to the eaves and in the 
middle of the bedrooms is a lovely modern four-
piece bathroom suite with walk-in double shower, 
bath, sink , WC, heated towel rail and enjoying 
rear aspect views through the Velux window.

This proper ty needs to be seen to be appreciated 
with the space and sheer size of the downstairs 
accommodation and would suit a range of buyers, 
especially ones which require more downstairs 
accommodation and as f lexible layout . 

“. . .T H E  L A R G E K I TC H E N/D I N I N G/FA M I LY 
A R E A W H I C H I S  O P E N P L A N A N D C A N S U I T 
A  M U LT I T U D E O F  U S E S .. .”





Image credit: https://www.ordnancesurvey.co.uk/osmaps/

Approximate Dimensions
(Taken from the widest point)

Kitchen/Diner	   9.80m (32’2”) x 5.00m (16’5”)
Lounge		    7.90m (25’11”) x 5.80m (19’)
Family Room	   5.40m (17’9”) x 4.00m (13’1”)
Study		    5.20m (17’1”) x 3.00m (9’10”)
Utility		    3.60m (11’10”) x 2.90m (9’6”)
Bedroom 3	   4.00m (13’1”) x 4.00m (13’1”)
En-suite		    2.30m (7’7”) x 1.30m (4’3”)
Bathroom		   2.40m (7’10”) x 1.80m (5’11”)
Garage		    6.30m (20’8”) x 5.80m (19’)
Bedroom 1	   5.90m (19’4”) x 5.20m (17’1”)
Bedroom 2	   5.90m (19’4”) x 2.90m (9’6”) 
Upper Bathroom	   3.30m (10’10”) x 2.30m (7’7”)

Gross internal floor area (m2): 252m2

EPC Rating: B

There are solar panels running just under 3kw 
which covers the owner’s electricity for a year 
(roughly £1100 a year). Council tax band GBA
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Tel. 01382 721 212     
www.mcewanfraserlegal.co.uk     
info@mcewanfraserlegal.co.uk

Disclaimer: The copyright for all photographs, floorplans, graphics, 
written copy and images belongs to McEwan Fraser Legal and use 
by others or transfer to third parties is forbidden without our express 
consent in writing. Prospective purchasers are advised to have their 
interest noted through their solicitor as soon as possible in order that 
they may be informed in the event of an early closing date being set 
for the receipt of offers. These particulars do not form part of any offer 
and all statements and photographs contained herein are for illustrative 
purposes and are not guaranteed or warranted. Buyers must satisfy 
themselves for the accuracy and authenticity of the brochure and 
should always visit the property to satisfy themselves of the property’s 
suitability and obtain in writing via their solicitor what’s included with 
the property including any land. The dimensions provided may include, 
or exclude, recesses intrusions and fitted furniture. Any measurements 
provided are for guide purposes only and have been taken by electronic 
device at the widest point. Any reference to alterations to, or use of, 
any part of the property does not mean that any necessary planning, 
building regulations or other consent has been obtained. A buyer must 
find out by inspection or in other ways that all information is correct. 
None of the appliances/services stated or shown in this brochure have 
been tested by ourselves and none are warranted by our seller or MFL.
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