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LEES FARM

Dark Lane, Erpinghclm,
Norwich, NR11 7QT

Period Former Farmhouse
Three Bedrooms

Main Bathroom and En-Suite to
Principal Bedroom

Inglenook Fireplaces and Exposed

Timbers
Three Reception Rooms

Study/Bedroom Four

Grounds Approaching 5 Acres
(STMS)

Workshop, Cart Shed and Stables

Mature Gardens with an Abundance
of Wildlife

Off Road Parking

Norwich Office
01603 761441

norwich@sowerbys.com

Lees Farm is a stunning period former farmhouse reputed to date from 1730, which has been
sympathetically updated and maintained to a high standard. Many period features can be
found with pamment and oak floors, mg\emook ﬁrepbces with wood—bummg stoves, exposed
wall and ceiling timbers and a fabulous exposed wattle and daub wall to one of the
bedrooms.

The accommodation is set over two floors and comprises an enfrance porch and hall with a
staircase \eodmg to the first floor. A weH—oppoiMed dual aspect dmmg room with a sp\endid
ing\enook Hrep\oce with an electric woodfburmng stove, pamment floors and exposed wall and
ceﬂmg timbers. The sitting room again has a fine mg\enook with a multi-fuel stove, exposed
ceﬂmg timbers and a \ove\\/ oak floor. Double doors then lead into the dudl aspect gorden
room with oak floor and beautiful views of the gorden. To the rear there is a handmade,
bespoke kitchen from Kestrel {eo‘ruring a wide range of units with |mpo|o granite workfops,
mfegrofed opphcmces and a pamment tiled floor. Comp|e‘rmg the ground floor is a uﬂm\/ room
with a stable door to the rear and access to a cloakroom and s‘rudy/bedroom four.

The first floor serves a dual aspect pr‘mcipcd bedroom with exposed cei\mg timbers and a well-
fitted en-suite with a corner power shower, WC, sink and a wide range of fitted cupboords
with Blue Pearl granite tops. There are two further bedrooms, one of which has an exposed
wattle and daub feature wall. The fomi\y bathroom has oak Hoormg/ a free—sfomding roll top
bath, h\gh level WC and sink. In addition, there is a porﬂy boarded loft with power and |ight
oﬁering the pofenﬂcﬂ to convert into two further bedrooms <5ubjecf to the relevant p\onmng
consents).

Outside, the grounds approach 5 acres (STMS) and are accessed via a long, private, daffodil
lined drive that serves just two houses. To the front there is a weH—p\on‘red mature gorden with
Howermg shrub borders, specimen trees, meonder’mg pcﬁhwoys/ water feature and a well-
oppom‘red terrace. To the rear, the drivewoy serves access fo porkimg and a detached double
cart shed and workshop, The rear gorden has a raised deck with seating and fine views,
mature shrub borders, mecmdermg po‘rhwoys and an arbour with water feature. Behind the
cart shed and workshop there are two stables with power and \igh‘r, The kitchen gorden has
fwo greemhouses one with power, raised vegefob|e beds, grove”ed pathways, small orchard
and coppice. The meadow is curremﬂy p\omed to wildflowers and even comes with its own goH
chipp\'ng green.

Lees Farm is set in @ wondem(uL quiet location with an abundance of wildlife mc\uding deer,
hares, barn, little and fawny owls. The location offers excellent horse riding, cyc\\'ng and
wo\kmg opportunities, two local pubs, the \/\'Hoge hall and bowls club. There's also an active
Women's Institute, wo\kmg group and art class
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ERPINGHAM

Erpinghom is a small vi||oge situated just north of A\/\shom, a de|ig|’1h[u| market town between Norwich
and Cromer. Ay|shom offers a variety of specio|ised shops, as well as two supermorke‘rs and schools. The
Bure Valley Railway offers a picturesque journey to The Broads at Wroxham. The very popular, National
Trust property, Blickling Hall is nearby. There is also a regular bus service to Norwich.

SERVICES CONNECTED

Mains water and e\edrici‘ry. Private droinoge shared with neighbour. Oil fired central heo‘ring.
Broadband via Wispire/In Touch Systems.

COUNCIL TAX
Band E.
ENERGY EFFICIENCY RATING

E. Ref-2339-7621-7000-0586-9292

To retrieve the Energy Performance Certificate for this property please visit https://find-energy-
cer’rificofedigim|.communi’riesgov‘uk/{ind—g—cer‘ri{ico‘re/seorch—by—reference—number and enter in the
reference number above. Alternatively, the full certificate can be obtained through Sowerbys.
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These particulars and measurements whilst believed to be accurate, are set out as a general outline only for guidance and
do not constitute any part of an offer or contract. \n‘renclmg purchasers should not re|y on them as statements of
representation of fact, but must satisfy themselves by inspection or otherwise as to their accuracy. No person in this firms
emp|oymem has the ouﬂﬁori‘ry to make or give representation or warranty in respect of the property.
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STABLE STABLE
17" x 116" 17" x 115"
3.52m x3.47m 3.52m x 3.47m
WORKSHOP
244" x18'u"
7.42m x 5.76m
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OUTBUILDINGS
1154 sq. ft. (96.4) approx.
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STUDY HALLWAY KITCHEN

99° x 81" 136" X 81" 160" x 81"
2.96m x246m a41m x 2.46m 4.87m x 2.46m

T
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GARDEN ROOM

152" x 101" / SITTING ROOM DINING ROOM

a.62m x3.07m 148" x 153" 16'10" x 163
447m X 4.65m 4.82m x 4.65m

\ ) / w /

GROUND FLOOR
1022 sq.ft. (105.8m.) approx.

ENSUITE BATHROOM BEDROOM
1" x 81" 120" x 81" 12'9" x 2"
| 3.01m x 2.46m 3.65m x 2.47m 3.88m x 2.48m

.

BEDROOM BEDROOM
14'%6" x 153" 12'3" x 153"
4.42m x 4.65m 3.73m x 4.65m
5w |
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1ST FLOOR
855 sq.ft. (79.4 sq.m.) approx.

TOTAL FLOOR AREA : 3031 sq.ft. (281.6 Sq.m.) approx.

Whilst every attempt has been made to ensure the accuracy of the floorplan contained here, measurements
of doors, windows, rooms and any other items are approximate and no responsibility is taken for any error,
omission or mis-statement. This plan is for lllustrative purposes only and should be used as such by any
prospective purchaser. The services, systems and appliances shown have not been tested and no guarantee
as to their operability or efficiency can be given.
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CART SHED
22'1" x 181"
6.72m x 5.76m
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