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LOWER WATCHBURY FARM
WASPERTON LANE | BARFORD | CV35 8DH

‘a superb family home nestled in its own glorious haven near

Warwick’

Warwick 3 miles | Leamington Spa 6 miles | Stratford-upon-Avon 7 miles
Moreton-in-Marsh 19 miles | M40 (J15) 1.5 miles
Warwick Parkway Station 6 miles (trains to London Marylebone from 69 mins)
Birmingham International Airport 21 miles
all distances are approximate

entrance hall | three reception rooms | farmhouse kitchen/snug
boot room/utility room | rear entrance hall
two self-contained flats (bedrooms 5 & 6/bathrooms 3 & 4)
four double bedrooms | family bathroom | en-suite to principal bedroom
agricultural buildings with potential planning
formal gardens & farmland extending to 30 acres

the finer details

services Mains electricity, private well and drainage. Solar Panel System.
tenure & possession Freechold and offers vacant possession
fixtures & fittings May be acquired by separate negotiation
rights of way There are no footpaths or rights of way over the property
local authority Warwick District Council
council tax Band F
viewing arrangements By appointment with Radnor Martin
energy performance certificate Energy performance rating — A
what three words ///poets.removed.inflates
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description
An exquisite family farmhouse which has been extended and renovated during
the current owners 50-year tenure. It offers relaxed and flexible family living
combined with spacious, light, and generous entertaining space. There is an
abundance of light with exceptional full views of the gardens, grounds, and
countryside beyond. Lower Watchbury is a working farm with agricultural
buildings and land that extend to approximately 30 acres.

It occupies an elevated south/west facing position. The property is approached
via an electric wooden gate which leads you over a cattle grid to an impressive
avenue of trees. The house sits nicely in formal and informal gardens with
access to the large gravel driveway to the side and rear of the property.
Measuring over 3,800 sq. ft, the main house provides flexible and bright
reception and living accommodation over two floors. A stone and wooden
porch gives access to the reception hall with exposed beams and flagstone floors
which run throughout many of the rooms on the ground floor. There are two
principal reception rooms to the left namely a formal dining room and drawing
room with inset fireplace, both affording incredible views of the main lawn and
countryside beyond. To the rear of here is a snug/family room with wood
burner, rear hallway with cloaks/boot room, WC, utility room with useful rear
access to the cottage garden, further entrance hall which leads to the separate
annex (currently arranged as two independent holiday let apartments). The
ground floor is completed by a magnificent farmhouse style kitchen with a range
of bespoke ‘Shaker’ style wall and base units, integrated appliances, central
island unit, AGA, larder cupboard— this opens onto to a snug breakfast area
with green oak framed windows overlooking the garden and further rear access
from the driveway.

The first floor provides four double bedrooms one is used as the principal
bedroom with ensuite bathroom, further family bathroom and potential to
incorporate bedroom five/six and two further bathroom from the independent
annex. Throughout the house there is exposed brick and stonework, ceiling and
wall beams and flagstone flooring. There are many opportunities to enjoy the
views of the gardens and countryside from the house.
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Drawing Room
7.67 x4.92m
2510"x 162"

Entrance Hall
387 x4.11m
128"x 136"

Garag:
11.77 x8.89m
388" x 292"

Outbuilding

Well house
2.57x1.85m
e

Outbuilding

Utility Room
53m

3483,
S X A17

Snug/Family Room
3,68 x5.24m
121" x 172"

Kitchen / Breakfast Room
6.98 x4.08m

. 211" 195"
D
12 .

Barn
30.10 x 15.07m
98'9" x 49'5"

Hall
236 x3.53m
79X 117"

oom
2.62x4.82m
87'x1510"

Sitting Room  »|
262x4.82m
87"x1510"

Ground Floor
Approx. GIA: 202.7 m? ... 2182 ftz

Approx. Gross Internal Area: 354.3 m? ... 3814 fi2 (excluding garage, well house, barn)

Bedroom
6.02x3,66m
199"x 120"

©

Bathroom

Outbuilding

Eaves Storage

Bedroom

70 4.84m Office
122'x 151" 494x3.60m
162" x11'10"

Whilst every atiempt has been made to ensure the
‘windows, rooms, and any other items are approximae.

floor here, doors,
No responsibilty is taken for any error, omission, or mis-statement

This plan is for ilustrative purposes only and should be used as suct
Drawn by EB Property Services. www.e8ps.co.ut

4.48x3.53m
149" 117"

First Floor
Approx. GIA: 151.6 m? ... 1632 ft2

Kitchen/
Sitting Room
356 x3.63m
g
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grounds & gardens
The principal garden enjoys a manicured lawn which looks over the adjoining
fields and protected by a ha-ha — these gardens are interspersed with deep flower
and shrub borders and various terraces to sit and enjoy the views. There is a
cottage garden with vegetable beds to the rear of the house and a large pond
with seating area. Access to the 1000 sq. ft stone agticultural barn/garaging and
the further 5000 sq. ft cattle barn are accessed via a hard standing drive.
Our vendor says “I was very fortunate to move to this smallholding of 50 acres
in March 1974. It was purchased at auction and was reported in the local paper
as the most expensive farm per acre in Warwickshire that year. When I arrived,
there was a small two-bedroom Cottage, built in the 1930’ with a wooden lean-
to kitchen and broken windows. The cottage was approached via a quarter mile
long gravel drive. In 1977 I planted an avenue of trees (150 yards long) on either
side of the drive leading to the cottage. Ideally, I should have demolished the
cottage and rebuilt it from scratch. As I could not afford to do this, I have added
various extensions over the intervening years using old brick and timber. The last
extension being the kitchen. It is now a six-bedroom, four-bathroom 3,500 sq. ft.
farmhouse.

As I am the son of a tenant farmer, I have farmed the smallholding myself,
breeding rare breed Dexter Cattle for the last twenty-five years and growing
wildflowers alternating with wild bird mix through the ‘European Higher Level
Stewardship Scheme’. This was to satisfy my evolving ambition to make the
farm as environmentally sustainable as possible by not using artificial fertiliser,
insecticide, or herbicide except occasional spot spraying thistles. Hedges have
been restored by filling gaps and hedge laying. I have planted half a mile of new
hedges in addition. Two barn owl boxes have been attached high up the trunk of
two oak trees with successful results. These habitat improvements have led to a
significant increase in numbers of threatened species of fauna and flora. The last
two years I have ceased cultivation and focused on establishing species rich grass
meadows by direct drilling to enhance the build-up of soil organic matter and
consequent carbon sequestration.
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grounds & gardens continued

Services are mains electric with water supplied by a private well and mains
backup. A 25kW solar array was fitted to the cattle barn roof ten years ago. This
generates [4k/year income. Farm buildings consist of a brick well house, 1000
sq.ft. brick garage with potential “Q” residential planning consent and a 5000
sq.ft. ‘pole barn’ presently used for over wintering cattle. Another brick barn, 75
yards from the main house, was converted into three cottages with its own
separate drive in 1999. We rented these out for over twenty years. In a wish to
scale down our responsibilities with advancing age we sold the barn two years
ago to a delightful family who are now our neighbours.
Opver the past two years, we have sold approximately 20 acres of the farmland,
and this is being used as sheep and horse pasture on one field and small wood
newly planted on the other field”.

area

Lower Watchbury Farm is located in a rural setting surrounded by beautiful
Warwickshire countryside yet only a mile from the village of Barford. Barford is
a village and civil parish 3 miles from Warwick. The village has many amenities,

including a parish church, recreational grounds, village hall, community shop,
primary school and two public houses.

Further to this, Warwick School and KES Stratford-upon-Avon are two
particularly good senior schools that are nearby. The M40 (Jct 15), The Fosse
Way (A429) and Warwick Parkway station with connections to both Birmingham
and London.

Leisure activities include golf, which can be enjoyed at local courses in Stratford
upon Avon and Leek Wootton, and racing at both Warwick and Stratford
racecourses.
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contact us

First Floor 85 | Great Portland Street | London | W1W 7LT
Unit 8 Tannery Yard | Witney Street | Burford | OX18 4DQ
office@radnormattin.com
0203 858 0035
01993 765115
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