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SCOTTISH COUNTRY HOUSE 

MARKET REVIEW 
2025/2026 

 

Scottish country house market growth outperforms the UK 

property market with demand ahead of supply. 

 

 

HIGHLIGHTS OF SCOTTISH COUNTRY HOUSE SALES 

• Robust and resilient performance for Scottish Country House sales versus the rest of the UK 

despite a challenging economic climate. 

• There remains to be a slow supply of properties helping to maintain house price growth.  

• Properties in Scotland tend to sell faster than the rest of the UK and with a lower fall through 

rate from initial offers received. 

• Despite Scottish country home resilience and sale price growth, there remains to be 

significant regional disparities.  

• High demand areas such as popular east coast settlements continue to see value growth and 

a strong, robust market performance still leading the way for Country House sales. 

• Property sales generally took longer to go Under Offer in 2024 however 2025 has 

outperformed 2024 month on month to October 2025 according to Rightmove. 

• The reduced Bank of England interest rates in 2025 are helping offer a positive outlook and 

are boosting confidence for buyers and we may see further rate changes ahead. 

• November 2025 may experience a pause in the market activity pending the UK Government’s 

Budget statement. 

THE MARKET AT A GLANCE 

 Supply – The number of Scottish properties on the market remain scarce. 

Demand – Buyers have more choice than in 2021-2022 when Covid helped drive premiums to 

Surveyor’s Home Reports. First half of 2025 demand was greater than supply with a possible 

cooling off while sellers and buyers await any political and legislative changes. Houses with 

prices set competitively and are seen as good value, tend to outperform strategies that adopt 

a “test and see” higher launch price position. 

Value – Price growth of Scottish property is continuing to track ahead of the rest of the UK 

and Scottish country house price growth is outstripping the main city mid-market properties.  
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MARKET OVERVIEW 

Market resilience with a positive outlook amidst a challenging UK economy. 

Scottish Property – A lighthouse view 

The Scottish housing market has outperformed 

the wider UK market in 2025 displaying some 

resilience during a challenging UK economy.  

While the UK economy may present a colourful 

and varied view, this may be offset somewhat by 

a predicted continuation of low-level reductions 

in the Bank of England base rate. 

Transactions in Scotland have shown resilience 

during this more uncertain economic backdrop. 

The economic uncertainty has held back the 

Scottish market from growing at a greater rate 

and properties going Under Offer faster. 

Although we have seen some properties taking 

longer to go under offer since 2023, activity has 

recovered from the post Covid 2024 lows. 

The Scottish housing market has outshone the 

UK with the official UK House Price Index 

showing Scottish average prices up +6.4% year 

on year in May and +5.9% year on year in June 

to an average house price of £192,000 in 

Scotland.  

More reasons for optimism are that while we are 

not seeing the high premiums during 2021-2022 

on sale prices compared with Surveyor’s Home 

Reports, we are seeing house prices remaining 

robust vs Home Reports albeit with slightly more 

modest sale premiums.  

The Scottish property sales process remains to 

be faster than the English market. House sales 

in Scotland are generally still taking longer to go 

Under Offer than pre 2024 with indications of 

more tentative and cautious buyers curing this 

uncertain economic & political outlook combined 

with a maintained higher cost of living. 

Another variation to the English market as 

reported in the Scottish Legal News is that 

“Property sales fall through far less in Scotland 

than in England” with reasons such as smaller 

buying chains. 

 

 

 

A Scottish country house view 

The Scottish country house market has 

improved since the slowdown following the 

Covid surge in popularity of additional space 

gained from a country house purchase.  

Positively country homes with gardens and 

outdoor amenities continue to draw strong 

interest for families. We are however seeing 

substantial variations by region in this price 

growth (see the UK HPI percentage change 

infographic).  

We have seen some dynamics in 2025 where 

interest in country houses with land or outdoor 

amenities outperforms mid-market city 

apartments. Energy efficient homes are also 

proving to be an attractive proposition to 

safeguard a buyer’s cost of living pending any 

further energy cost increases. 

Political & Economic influence 

Recent political uncertainty across both the 

Scottish and UK Governments may have poured 

water on the rekindled fires of market growth in 

the latter stages of 2025. Sellers may need to 

remain patient over this period. Despite this, a 

positive outlook remains for green shoots of 

growth to emerge through 2026. 

International appeal & buyer education 

International interest remains strong for 

purchasing country houses, with most notable 

growth from US buyers. Property search agents 

have also experienced a surge in US buyer 

interest. A weak pound, an uncertain US 

economy and a divisive President are some 

elements which encourage buyer to pursue the 

purchase of a Scottish country house or second 

home. To avoid sales falling through, US buyers 

should be made aware of house purchasing 

costs upfront. Mentioning the LBTT (Land & 

Buildings Transaction Tax) and ADS (Addditional 

Dwelling Supplement) taxes are key. Scottish 

Council Tax rates can offer some light relief for 

US buyers with lower rates compared with the 

domestic US housing market. 
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       Scottish property market and English property market – a snapshot:           vs 

• Scottish property sales generally take approximately half as much time to go Under Offer in  

Scotland compared with English properties.  

• Demand vs supply ratio in Scotland lies in the region of at least 2:1 in 2025 versus English       

market of around 1:1 or less).   

• Despite the time on the market for Scottish properties increasing versus the 3 year average for 

Scottish properties, this rate is at a slower growth rate versus English regions. 

• Scottish properties have seen a reduction in time on the market versus 2024 in all bar one        

month of 2025 (Jan to Oct 2025).  

Source: Rightmove data to October 2025. 

 

THE MARKET IN NUMBERS  

In Scotland, detached homes (a large segment of rural properties) are outperforming the market up +9.3% 

year on year to May 2025. In 2024-25, the town and country market accounted for 69% of all residential 

property sales in Scotland. Fife, St. Andrews and Dumbartonshire are three town & country postal districts 

out of the top 10 across Scotland by volume of residential properties sold for more than £1 million over 2024-

25. 391 houses sold for over £1m to June 2025 of which 80% are in Edinburgh showing great market 

resilience. 

Urban & Rural 
Classification 

Volume of 
sales 

Volume % 
of total 

Median price 
2024-2025 

Annual change 
in median price 

Large Urban Areas 40,855 41% £193,000 3% 

Other Urban Areas 29,367 30% £164,000 6% 

Accessible Small Towns 9,226 9% £185,000 0% 

Remote Small Towns 453 0.5% £129,000 -1% 

Very Remote Small Towns 1,306 1% £135,000 0% 

Accessible Rural Areas 13,877 14% £270,000 4% 

Remote Rural Areas 1,873 2% £230,000 2% 

Very Remote Rural Areas 2,287 2% £195,000 1% 

Source: Registrars of Scotland 2025. 

Regional snapshot 

There has been strong price growth in some west coast pockets with southern Scotland notably performing 

well too. Strong markets in East Lothian, Perthshire and Fife coastal towns continue to perform well. 

 

 

 

 

  

 

 

 

Source: Registrars of Scotland 2025.  

Contains OS data ©Crown Copyright & database right 2025.  

Price changes mapped for all local authorities. 

Percentage change labels exclude local 

authorities where sales volumes are low. 
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Average price increases (based on a 3-month moving average) were recorded in 28 out of 32 local authority 

areas, when comparing prices with the previous year.  

The top 5 country house settlements in Scotland are in an East coast location - Elie and Earlsferry, St 

Andrews, Longniddry, Gullane and North Berwick. 

 

A national average price growth of £10,654, whilst positive, hides a wider picture of high regional variation in 

performance.  As a result, seeking local knowledge and expertise is critical to realise a successful outcome 

for homemovers. 

East Lothian continues 

to grow ahead of the 

market with the region 

displaying the highest 

increase of £27,946 for 

average house prices 

followed by its 

neighbouring Midlothian 

up £19,700. Other 

notable regions include 

third placed Perth & 

Kinross up £18,938. The 

Highland region average 

price was £233,512. The 

region’s values have 

been steady with modest 

growth in 2025 albeit  

slightly behind the national average. 

The largest increase was in Renfrewshire where the average price increased by 11.0% to £162,000. The 

largest decrease was recorded in South Ayrshire, where the average price decreased by 2.8% to £160,000. 

Rural Aberdeenshire remains to be the poorest performing region which continues to be heavily impacted by 

the decline of the North Sea oil & gas industry where average house prices have dropped by -£5,690. Other 

notable poor performing regions include South Ayrshire down -£3,376 with West Dumbartonshire and North 

Ayrshire also performing well behind the national average.  

 

Mortgage market overview 

The mortgage market has seen a modest reduction in the Bank of England rate twice in 2025 from 4.5% 

down to 4% at time of writing. While there is an ease in terms of affordability vs 2024, cost of living continues 

to impact some seller’s desire to make the house move and place their own property on the market for that 

next move. 

The majority of residential purchases in Scotland are with a mortgage sitting at 67% overall.  

 Cash sale Sale with mortgage Cash sale % of Scotland Total 

Volume of sales 32,971 67,004 33% 

Median price £180,000 £195,000 -  

Market value (million) £7,336 £15,388 32% 

                  Source: Registrars of Scotland 2025. 
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Cash sales as a percentage of 

house transactions 

There were greater cash sales for 

properties sold over £1 million (208 

sales) than sales with a mortgage 

(183 sales). The peak of cash sales 

falls within a lower price band than 

the peak of sales with a mortgage. 

 

 

Cash sales as a percentage of 

house transactions - A regional view 

Looking at regional variations for percentage of cash sales, Midlothian showed the lowest proportion of cash 

sales at 21% of residential sales followed by West Lothian and North Lanarkshire. At the opposite end of the 

spectrum, the highest 

proportion for cash was seen in 

the West coast regions of the 

Outer Hebrides, Argyll & Bute 

and the south of Scotland with 

Dumfries & Galloway and the 

Scottish Borders seeing a 

strong proportion of cash sale 

purchases. 

 

 

 

 

 

 
 

Impact of new legislation 

There have been two pieces of legislation in Scotland that impacts the cost of purchasing a property in 

Scotland. The Land and Buildings transaction Tax (LBTT) is a tax applied to residential and commercial land 

and buildings transactions (including commercial properties and leases) where a chargeable interest is 

acquired. This tax is a devolved tax to the English ‘Stamp Duty’ fees. Despite the premium of LBTT at 8% 

two percentage points above the English Stamp Duty of 6%, interest in Scottish property purchases remains 

strong. 

The implementation of a second Additional Dwelling Supplement (ADS) tax in Scotland has been in place 

since 5th December 2024 for purchasing tax on second home or buy to let homes, set at 8%. Combined with 

a potential higher council tax for second homes and implemented by regional councils, this may influence 

the potential buyer profile we are seeing. Despite these raised taxes, premium locations still perform well 

and recent uplifts in international interest such as an increase in US buyers are emerging. Overall, buyers do 

not appear put off to the extent of impacting the market, helped by a low supply of properties. The impact we 

may see on higher value properties are leveraged buyers and investors being replaced by demand from a 

greater percentage of higher net worth buyers interested in a second home lifestyle property.  

Source: Registrars of Scotland 2025. 

 

Source: Registrars of Scotland 2025. 
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MARKET OUTLOOK 

The resilience of the Scottish market, and specifically the Scottish country house market, is likely to remain. 

Green shoots of growth predicted in 2025 is likely to emerge through 2026. This doesn’t mean buyers will 

not remain cautious. While some market analysts predict modest growth with modest interest rates 

reductions, economic and political uncertainty continues.  

Demand may slow for Scottish Country houses pending Westminster’s November 2025 budget statement as 

buyers and sellers appear cautious awaiting the arrival of any new policies or tax changes. This temporary 

cooling is likely to be heightened for middle to high end value properties.  

Continued economic volatility is likely to hold back the Scottish market from surging forward at a faster pace 

in 2026. This optimism assumes the UK or Scottish Governments do not place more arrows into the heart of 

the residential property market with tax increases or new policy restrictions. Overall, we expect a measured 

recovery and reason to be cautiously optimistic despite the economic climate. 

We are likely to see a continuation of restricted supply for properties coming to the market in 2026 which will 

help to maintain property prices. In 2026 detached (family) homes are likely to continue to grow ahead of city 

apartments based on a necessity or desire to move for growing or downsizing families. Realistic priced 

family country homes will be rewarded while demand continues. 

We expect a continuation of growing regional disparity in price performance. Where demand remains higher 

than supply, this scarcity will drive price growth in already strong regions. The divide between east and west 

is set to grow despite pockets of westerly interest with underperforming Ayrshire, West Dumbartonshire and 

heavily hit Aberdeenshire likely to widen this gap. East coast settlements are likely to continue to fly the flag 

for demand and price growth. Across the board, move-in-ready properties will continue to outperform the 

market while building costs remains high. 

Whether the English market bounces back vs the Scottish market outperformance it is hard to predict. The 

proposition of a Scottish Country house purchase continues to appeal to English and international buyers 

which should help keep the market buoyant and bounce back in 2026. 

Connectivity is critical and energy efficiency is important 

Fast broadband connectivity remains a critical requirement for a home purchase with requirement for fast 

broadband speeds now essential with working from home being increasingly common.  An EV home 

charging facility can be a helpful proposition to drive property appeal if provided in a private driveway or 

garage. 

Property energy costs can influence rural property interest for a section of the market. Despite this, romantic 

home buyers in search of period homes are likely to remain, regardless of their efficiency. Modernised and 

more energy efficient homes maintaining period charm will help drive greater interest and may help a 

property go under offer faster. It would be remiss of us not to mention future legislation or grants relating to 

improving home efficiency or heating costs such as air source heat pumps. Based on the current state of the 

Government’s purse strings, it is more likely that new policies could emerge rather than a wide range of 

grants made available which is likely to be skewed in favour of the lower end of the market. 

Presentation & Pricing remains paramount 

Well-presented homes continue to perform well if priced competitively. With costs of renovating being more 

expensive, a turnkey property has greater advantages where investment in renovations may take longer to 

payback. Rooms promoted with “working from home” spaces are an increasing requirement and an 

important consideration for home buyers such as a bedroom/office space. 
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STRUTT & PARKER’S SCOTTISH COUNTRY HOUSE PURCHASING SERVICE 

 

 

 

 

Our expert team are here to help, advise and offer you the best service to help you make that next move. 

We are a responsive and proactive team of agents to help our clients feel in control of their sale. A dedicated 

team of advisors to support you through the house sale process. 

 

A nationwide network of offices with an international reach 

We work collaboratively across our network of 50 Strutt & Parker offices to identify 

prospective buyers alongside our existing database of interested buyers of property.  

 

As part of BNP Paribas Real Estate, one of the world’s largest and most prominent 

financial institutions.  Operating in over 34 countries across the globe, BNP Paribas 

Real Estate provides Strutt & Parker, and you, with access to influential high net worth 

global clients who have expressed interest in the UK property market. 

 

 

A FREE MARKET APPRAISAL OF YOUR HOME 

If you are considering selling or would like to understand the value of your property, please get in 

touch for your free Market Appraisal of your home. Our expert team would be happy to help and 

offer advice with no obligation.  

Get in touch today to see how we can help you plan ahead. 

 

OUR TEAM TESTIMONIALS 

 

        “We would highly recommend them to anyone wishing to sell their property.  

         What made the difference was S&P’s personal service and attention to detail.” Mr K  
 

                                     “Couldn’t be happier with the support and service we received” Mr W 

 

  “Our engagement and experience with Andrew Ligertwood was seamless, over communicative,     

   transparent and productive. Inevitably speed bumps occur however even out with our control I found     

   he stepped up, raise the bar even higher and execute when it mattered most. Our experience was  

   exceptional.” Mr S 

 

 

   “A smooth sale process and had huge confidence in David and Ian in handling everything including all     

    viewings and who ultimately secured us a sale in very short order.” Mr M. 
 

 

  “David and his team did a superb job for us selling our family home…   

   We would not hesitate to use them again” Mrs A 

 

For more testimonials and confidence in us, check out our Google Reviews online.  

WE ARE  
THE EXPERTS. 

DEDICATED TO SERVING  
OUR CLIENTS THE BEST. 

WE’RE  
‘ON IT.’ 

REGULAR CONTACT  
AND COMMUNICATION. 
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STRUTT & PARKER 2025 COUNTRY HOUSE SALE EXAMPLES 

 

 

 

 

 

Glendevon Farm, Winchburgh        The White House, West Linton        Lochside House, Renfrewshire 

  

 

 

 

 

An Cala, Isle of Seil          Craigmount House, Angus             Ravelrig Wynd, Midlothian 

 

 

 

 

 

 

 

 

 

 

Cockerhall, Perth & Kinross         Loch Ness View, Invernesshire     Leanach House, Inverness 

 

 

CONTACT US 

ROBERT  
MCCULLOCH 

07734545972   
robert.mcculloch 
@struttandparker.com  

Head of Residential,  
Farms & Estates, Scotland 
 

LOUISE  
COOK 

07350404750 
louise.cook  
@struttandparker.com 

Senior Associate Director, 
Inverness Residential Agency 
 

HAMISH  
SPENCER-NAIRN  

07384826784  
hamish.spencer-nairn 
@struttandparker.com 

Associate Director,  
Perth Residential Agency  
 

ANDREW  
LIGERTWOOD 

07770702728  
andrew.ligertwood 
@struttandparker.com   

Associate Director,  
Central & Southern Scotland  

DAVID 
LAW 

07831122924  
David.Law 
@struttandparker.com 

Director,  
Edinburgh Residential Sales 
 

ANNABEL  
BLACKETT 

07818 237912  
Annabel.blackett 
@struttandparker.com  

Head of Prime Sales - 
Scotland & North England

  

All reported data comes from Registrars of Scotland 2025 unless specifically referenced. 

 

Main Author: Andrew Ligertwood, Associate Director 
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