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 The Lakes B & B, 12 Church Street, Ambleside, Cumbria, LA22 0BT 

This unique property provides a superb opportunity in the heart of 
Ambleside to run your own B&B or even a small tea room, gift shop 
or similar and includes excellent owners accommodation. A new 
lease is available for 7 years at a rent of just £13,440 pa, which 
when you consider that this includes the letting rooms, owners 
accommodation and the former shop, represents exceptional value. 
The accommodation includes the former shop now in use as a 
breakfast room, the owners living room, kitchen and shower, 6 
bedrooms (4 en-suite) basement rooms, parking for 2 and pretty 
gardens together with a former garage/workshop with potential. 
 
If you are seeking a lifestyle change, toying with semi-retirement or 
just fancying a new challenge, this could just be the perfect answer. 
 
 

Ambleside £199,500

Superfast  
Broadband 

Off Road Car 
Parking for 2 

 
   C 2 6 5 

Quick Overview 

 
Brand new 7 year lease available 

Rent £13,440 pa. 

Superb B&B letting including a former shop 

and owners accommodation  

6 Bedrooms, 4 ensuite plus owners shower. 

Superb potential in village centre location 

Excellent online reviews and reputation 

Pretty rear garden with excellent 

storage/workshop provision 

Wonderful lifestyle opportunity with great 

views 

Off road car parking for two plus 2 resident 

scheme permits 

Superfast (80Mbps) Broadband Available* 

   

 

Property Reference: AM3881 



 
 

Request a Viewing Online or Call 015394 32800 
 

Owners Bedroom 1 

Breakfast Room 
 

Living Room 
 

 
Location The Lakes B&B is situated in the very heart of the 
Ambleside with all shops and amenities close at hand, and the local 
park and putting green just 100 yards away and plenty of public car 
parking provision in the vicinity. Church Street is approached off 
Lake Road by turning right at The Royal Oak Inn. The property is 
situated on the right hand side towards the bottom of the road close 
to the very heart of this popular and much loved market town.  
 
Description This unique property provides a superb opportunity in 
the heart of Ambleside to run your own B&B or even a small tea 
room, gift shop or similar and includes excellent owners 
accommodation. A new lease is available for 7 years at a rent of just 
£13,440 pa, which when you consider that this includes the letting 
rooms, owners accommodation and the former shop, represents 
exceptional value. The accommodation includes the former shop 
now in use as a breakfast room, the owners living room, kitchen and 
shower, 6 bedrooms (4 en-suite) basement rooms, parking for 2 and 
pretty gardens together with a former garage/workshop with 
potential. 
 
If you are seeking a lifestyle change, toying with semi-retirement or 
just fancying a new challenge, this could just be the perfect answer. 
 
This attractive stone and slate built end of terrace property originally 
included a retail unit at the front, which still retains the shop front 
window, having previously traded as The Filling Station serving 
sandwiches and the like, but could readily revert to being a tea 
room, gift shop or similar (subject to any consents being obtained) 
supplementing the income from the B&B if desired.  
 
The entrance hall leads you to this former retail shop, now a 
comfortable guests breakfast room at the front, whilst to the rear is 
the owners private living room, beyond which is the kitchen. There 
is also a utility area and a shower room on the ground floor. The first 
floor includes three bedrooms, one having view to Loughrigg with 
modern en-suite shower room, plus a separate WC. There are three 
further modern en-suite bedrooms on the second floor. With each 
storey the views just get better and better, looking over the historic 
rooftops of Ambleside past the Parish Church to the Fairfield 
Horseshoe at the rear and  Wansfell Pike at the front. The pretty 
rear gardens are well supplied with useful stores, including  the 
former stone built garage which makes the perfect home gym, 
potentially a home office, or simply a store for outdoor gear, bikes 
etc, a facility much valued by paying guests. This area could provide 
priceless storage space should you wish to re-open the retail area. 
There is a residents car parking scheme in operation, with the B&B 
enjoying two permits, plus car parking immediately in front, and a 
slightly less easily accessed parking space at the rear. 
 
The current business lends itself to being run very flexibly, with the 
present owners choosing to only open to a frequency which suits 
their lifestyle. They choose to only to let 4 of the six bedrooms and 
operate the former retail space as the guests breakfast room rather 
than maximise the potential income stream. The potential to 
significantly increase the turnover is self evident, should you so wish 
- but with the entire Lake District National Park on your doorstep 
the temptation to take time to relax and enjoy life must be immense. 
After all, it is not difficult to meet both the rent and the overheads 
(which obviously will also include your home running costs) and still 
have plenty left over without having to open 7 days per week for 40 
odd weeks of the year. A more healthy and relaxed lifestyle can, and 
is, already being achieved. Sounds too good to be true? Come and 
see for yourself. 
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Living Room 
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View from Bedroom 1 



 
 

 

 

 

 

 

Guest Bedroom 1 

Owners Bedroom 2 

 

Guest Bedroom 4 
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Accommodation (with aproximate dimensions)  
Ground Floor  
Entrance Hall  
Utility Room/Owners Shower  
Owners Living Room 13' 10" x 13' 1" (4.22m max x 4.01m)  
Kitchen 10' 0" x 5' 6" (3.05m x 1.68m)  
Breakfast Dining Room 18' 4" x 12' 4" (5.61m x 3.78m) The room 
comfortably provides 8 covers.  
 
Lower Ground Floor  
Cellar Housing the Vaillant Gas boiler and Santon Premier Plus hot 
water system. 
 
First Floor Half landing 
 
Landing  
Owners Bedroom 1 12' 7" x 11' 2" (3.85m into bay x 3.42m)  
Owners Bedroom 2 12' 5" x 6' 11" (3.80m x 2.11m)  
Owners Cloakroom  
Guests Bedroom 4 13' 10" x 13' 1" (4.22m max x 4.01m max) With 
En Suite shower room.. 
 
Second Floor Half landing 
 
Landing  
Guests Bedroom 2 12' 4" x 11' 3" (3.76m max x 3.45m max) With 
En Suite shower room. 
 
Guests Bedroom 3 10' 5" x 6' 6" (3.20m x 2.00m) With En Suite 
shower room. 
 
Guest Bedroom 1 13' 10" x 13' 1" (4.24m max x 3.99m max) With 
En Suite shower room. 
 
Property Information  
Outside To the rear is a delightful paved yard patio garden, ideal 
for enjoying an evening glass of wine after a days work. There are 
fuel stores and a large attached former garage (6.43 x 2.69) which 
serves a s a home gym, office and a very useful store, perfect for 
safely accommodating guests bikes etc. 
 
Parking There is a parking space to the front and a slightly less 
easily accessed space to the rear. Two residents car parking 
permits are available. 
 
Services The property is connected to mains gas, electricity, water 
and drainage. 

* Checked on https://checker.ofcom.org.uk/ 18th July 2022 – not 
verified. 
 
Tenure Leasehold. The property has been in the same family 
ownership for a good many years and is available with a new 7 
year lease on FRI terms at an annual rent of £13,440.  
 
Council Tax/ Business Rates  

Council Tax - Owners accommodation - Band A 
Business Rates - The property has a rateable value of £5,200 with 
the amount payable for 2022/23 to South Lakeland District 
Council being £2,594.80 
 
Small Business Rate Relief may be available. 



 
 

Request a Viewing Online or Call 015394 32800 
 

 
 

Energy Performance Certificate TBC 
 
Viewing Strictly by appointment with Hackney & Leigh Ambleside Office. 
 
What3Words  ///acrobats.tickets.dazzling 
 
All permits to view and particulars are issued on the understanding that negotiations are conducted through the agency of Messrs. Hackney & Leigh Ltd. Properties for sale by private 
treaty are offered subject to contract. No responsibility can be accepted for any loss or expense incurred in viewing or in the event of a property being sold, let, or withdrawn. Please 
contact us to confirm availability prior to travel. These particulars have been prepared for the guidance of intending buyers. No guarantee of their accuracy is given, nor do they form 
part of a contract. Broadband speeds estimated and checked by https://checker.ofcom.org.uk/en-gb/broadband-coverage on 19/07/2022. 
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