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The Stable, Kiln Hill Barn, Bassenthwaite, KESWICK, CA12 4RG
Dwelling type: Ground-floor flat Reference number: 0304-2877-7444-9527-5521
Date of assessment: 23   April   2013 Type of assessment: RdSAP, existing dwelling
Date of certificate: 23   April   2013 Total floor area: 61 m²
Use this document to:
• Compare current ratings of properties to see which properties are more energy efficient
• Find out how you can save energy and money by installing improvement measures

Estimated energy costs of dwelling for 3 years: £ 2,613

Over 3 years you could save £ 1,296

Estimated energy costs of this home
 Current costs Potential costs Potential future savings

Lighting £ 225 over 3 years £ 114 over 3 years

Heating £ 1,875 over 3 years £ 726 over 3 years

Hot Water £ 513 over 3 years £ 477 over 3 years

Totals £ 2,613 £ 1,317

You could
save £ 1,296
over 3 years

These figures show how much the average household would spend in this property for heating, lighting and hot
water and is not based on energy used by individual households. This excludes energy use for running appliances
like TVs, computers and cookers, and electricity generated by microgeneration.

Energy Efficiency Rating
The graph shows the current energy efficiency of your
home.

The higher the rating the lower your fuel bills are likely
to be.

The potential rating shows the effect of undertaking
the recommendations on page 3.

The average energy efficiency rating for a dwelling in
England and Wales is band D (rating 60).

The EPC rating shown here is based on standard
assumptions about occupancy and energy use and
may not reflect how energy is consumed by individual
occupants.

Top actions you can take to save money and make your home more efficient

Recommended measures Indicative cost Typical savings
over 3 years

Available with
Green Deal

1  Internal or external wall insulation £4,000 - £14,000 £ 873

2  Floor Insulation £800 - £1,200 £ 255

3  Low energy lighting for all fixed outlets £55 £ 90  

See page 3 for a full list of recommendations for this property.
To find out more about the recommended measures and other actions you could take today to save money, visit
www.gov.uk/energy-grants-calculator or call 0300 123 1234 (standard national rate). The Green Deal may enable you to
make your home warmer and cheaper to run.
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The Byre, Kiln Hill Barn, Bassenthwaite, KESWICK, CA12 4RG
Dwelling type: Ground-floor flat Reference number: 8437-7524-0450-1767-5922
Date of assessment: 23   April   2013 Type of assessment: RdSAP, existing dwelling
Date of certificate: 23   April   2013 Total floor area: 111 m²
Use this document to:
• Compare current ratings of properties to see which properties are more energy efficient
• Find out how you can save energy and money by installing improvement measures

Estimated energy costs of dwelling for 3 years: £ 2,637

Over 3 years you could save £ 549

Estimated energy costs of this home
 Current costs Potential costs Potential future savings

Lighting £ 324 over 3 years £ 186 over 3 years

Heating £ 1,734 over 3 years £ 1,371 over 3 years

Hot Water £ 579 over 3 years £ 531 over 3 years

Totals £ 2,637 £ 2,088

You could
save £ 549

over 3 years

These figures show how much the average household would spend in this property for heating, lighting and hot
water and is not based on energy used by individual households. This excludes energy use for running appliances
like TVs, computers and cookers, and electricity generated by microgeneration.

Energy Efficiency Rating
The graph shows the current energy efficiency of your
home.

The higher the rating the lower your fuel bills are likely
to be.

The potential rating shows the effect of undertaking
the recommendations on page 3.

The average energy efficiency rating for a dwelling in
England and Wales is band D (rating 60).

The EPC rating shown here is based on standard
assumptions about occupancy and energy use and
may not reflect how energy is consumed by individual
occupants.

Top actions you can take to save money and make your home more efficient

Recommended measures Indicative cost Typical savings
over 3 years

Available with
Green Deal

1  Floor Insulation £800 - £1,200 £ 315

2  Low energy lighting for all fixed outlets £60 £ 108  

3  Replace boiler with new condensing boiler £2,200 - £3,000 £ 126

To find out more about the recommended measures and other actions you could take today to save money, visit
www.gov.uk/energy-grants-calculator or call 0300 123 1234 (standard national rate). The Green Deal may enable you to
make your home warmer and cheaper to run.

Energy Performance Certificate
Non-Domestic Building

Certificate Reference Number:
0990-9447-8430-8000-7713

GROUND FLOOR & ROOF ROOMS
Kiln Hill Barn
Bassenthwaite
KESWICK
CA12 4RG

This certificate shows the energy rating of this building. It indicates the energy efficiency of
the building fabric and the heating, ventilation, cooling and lighting systems. The rating is
compared to two benchmarks for this type of building: one appropriate for new buildings and
one appropriate for existing buildings. There is more advice on how to interpret this information
in the guidance document Energy Performance Certificates for the construction, sale and let
of non-dwellings available on the Government's website at
www.gov.uk/government/collections/energy-performance-certificates.

Energy Performance Asset Rating

Technical Information Benchmarks

Main heating fuel: Oil
Building environment: Heating and Natural Ventilation
Total useful floor area (m2): 320
Building complexity (NOS level): 3
Building emission rate (kgCO2/m2 per year): 229.05

Primary energy use (kWh/m2 per year): Not available

Buildings similar to this
one could have ratings as
follows:

If newly built

If typical of the
existing stock

The Stable

The Byre

Ground Floor and Roof Rooms



Brief Résumé
Outstanding business opportunity in idyllic rural Lakeland situation. Offers 
flexibility and significant potential to increase turnover. Comprising four en-suite 
letting bedrooms and one private bedroom, three self-catering apartments, and a 
CCCL site for five touring caravans.  

Description 
A rare and exciting opportunity to acquire an extensive range of income producing 
property to be sold as a going concern. This established business comprises high 
quality accommodation throughout providing: in the main converted barn five 
(all en-suite) bedrooms; and two self-catering apartments, a two bedroomed and 
the other three bedroomed. Nearby facing the cobbled farmyard is a detached 
two bedroomed self-catering cottage; and to the rear, occupying an outstanding 
location, a caravan club certified location site (for up to five caravans). In addition 
there are two good sized agricultural buildings offering useful storage, garaging, 
or available for a range of other uses.

This well-established business currently has a gross annual turnover in the region 
of £56,000 and we would expect that there is considerable potential for further 
growth in income. All the accommodation and facilities, including the caravan 
site are extremely well managed, and maintained to a very high standard by the 
owners. 

The main part of the converted barn, currently utilised for bed and breakfast trade, 
would be equally suitable as an outstanding five bedroomed private residence of 
considerable character, whist still earning an income from the remaining three 
self-catering units and the caravan site.

Situation
Kiln Hill Barn is situated approximately 1 mile form Bassenthwaite village a short 
distance from the northern end of Bassenthwaite Lake. The slightly elevated 
position with open fields falling away gently to the rear, affords outstanding 
views of the surrounding countryside, Bassenthwaite Lake, and the nearby 
Lakeland Fells. There are lovely walks nearby, and excellent road links for exploring 
the wider area of northwest Cumbria. Close by is the well-known Castle Inn with 
leisure facilities, whilst Armathwaite Hall Hotel and restaurant, and Bassenthwaite 
Sailing Club are just a few minutes drive away.

Directions
From Keswick take the A591 to the east of Bassenthwaite Lake for approximately 
7 miles, and Kiln Hill Barn is easily located on the left hand side just before the 
crossroads at which the Castle Inn is located.

Berwick upon Tweed | Carlisle | Galashiels | Keswick | Newcastle | Windermere
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Accommodation:

Kiln Hill Barn

Upper Ground Floor

Hall 
Reception hall approached from the front parking area via the original higher 
level entrance to this former bankbarn. The imposing entrance retains its original 
appearance with large timber doors to the front, a recessed full height sealed unit 
double glazed screen and entry door introduces excellent natural lighting to the 
hall and living room etc.

Main Hall
Stone floor and exposed stone walls, exposed timbers to the high ceiling, galleried 
landing above, and radiator. Inner halls extend off to either side and there is a 
further inner opaque glazed partition and door leading to:

Lounge 
Oak laminate flooring, stairs off to first floor with understairs cupboard, half of 
this room extends full height into the first floor roof space with feature galleried 
landings and exposed roof timbers above. Radiators, wall lights, further feature 
exposed stone walling incorporating small display alcoves, and uPVC double 
glazed window to rear. Double Georgian-style doors lead to:

Dining Room 
Oak laminate flooring, radiators, wall lights and matching centre light fitting, 
feature stone walling with uPVC double glazed windows to rear and to the side, 
Georgian-style glazed door to:

Kitchen 
Extensive range of oak fronted wall and base units comprising cupboards and 
drawers with contrasting work surfaces, tiled up-stand, and discreet work top 
lighting. Stainless steel sink with mixer tap, electric Stoves range-style cooker 
inset to tiled recess. Fridge, wine rack, dishwasher, glass fronted display cabinets 
and plate rack. Pine boarded ceiling recessed ceiling lights, vertical wall mounted 
radiator, tiled floor, uPVC double glazed window to side with blind.

Laundry Room 
Built-in linen shelves with radiator underneath, plumbing for washing machine, 
stainless steel sink with mixer tap and fitted cupboards underneath, exposed roof 
timbers, uPVC double glazed window to front and door to: 

Boiler/Drying Room 
Euro Star oil-fired boiler and Mega Flow high efficiency hot water cylinder, built-in 
linen shelves, exposed roof timbers and lintel, sealed unit double glazed door to 
side.

Inner Hall (right hand side)
with exposed roof timbers, and cupboard incorporating fire escape stairs from 
first floor.

Separate WC
with washbasin, wc, extractor fan, and exposed roof timbers. 

Side Hall (left hand side)
Radiator, exposed ceiling timbers, cupboard incorporating fire escape stairs from 
first floor. Further built-in store cupboard.

Bedroom 3
Twin letting bedroom with exposed roof timbers, wall lights, uPVC double glazed 
windows to front and side.

En-suite Shower Room 
Shower cubicle with Respatex walls, Neptune electric shower, washbasin with 
light and shaver point above, wc, ceramic tiled floor, half wood panelled walls, 
exposed ceiling timbers, white ladder style radiator, low level uPVC double glazed 
window to front.

Bedroom 2 
Double letting bedroom with radiator, exposed stone wall, wall lights, uPVC 
double glazed window to side.

En-suite Bathroom 
Panelled bath with Galaxy electric shower above, glass shower screen, washbasin 
with light and shaver point above, wc, white ladder style radiator, two tiled walls, 
and one with exposed stone work, pine boarded ceiling, extractor fan.
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Bedroom 1
Large double guest bedroom with radiator, exposed stone wall, sealed unit double glazed 
windows to rear.

En-suite Bathroom
Panelled bath with Galaxy electric shower above, glass shower screen, washbasin with light 
and shaver point above, wc, white ladder style radiator, part tiled walls, pine boarded ceiling.

First Floor
Stairs from the lounge lead to a fascinating arrangement of carpeted galleries and landings 
at split levels occupying the central roof space of this former barn with sloping ceilings 
incorporating velux roof windows to the rear, and exposed roof timbers and beams. This 
unique arrangement incorporates:

Office 
A “sunken Floor” with open balustrades to three sides providing a useful office/working area 
with access to under floor storage cupboard.

Bedroom 4 (left hand side)
Family room/suite offering double bed and twin beds plus sunken seating area. Approached 
via raised landing with steps down to the separate spaces within the suite. Exposed roof 
timbers, exposed stone walls with display alcoves, radiators, further under floor storage 
space, velux roof windows, and a uPVC double glazed window to the side.

En-suite Bathroom 
Panelled bath, separate shower cubicle with tiled walls, Galaxy electric shower, washbasin 
with light and shaver point above, wc, extractor fan, white ladder style radiator.

Bedroom 5 (Owners suite – right hand side)
Again accessed by a raised landing, with steps down to sleeping area, living area, and dressing 
area. Exposed stone walls, exposed roof timbers, wall lights, display alcoves, radiators, velux 
roof window and uPVC double glazed window to side.

En-suite Bathroom 
Pine panelled spa bath, separate tiled shower cubicle with Mira  electric shower, extractor 
fan,  pedestal sink with mirror light and shaver point above, wc, tiled walls, white ladder style 
radiator, exposed ceiling timbers.

Lower Ground Floor

Outside Washroom 
Incorporating two washing machines.

Boiler Room
Incorporating Grant oil-fired boiler and Mega Flow high efficiency hot water cylinder.

The Stable (Two bedroomed apartment)

Entrance Lobby 
Stone flagged floor, uPVC double glazed door, and inner glazed door to:

Lounge/Dining Room 
“L” shaped living room with exposed beams and stone work, wall lights, radiator, uPVC 
double glazed window to rear.

Kitchen 
Fitted wall and base units comprising cupboards and drawers with contrasting work surface 
and tiled up-stand, stainless steel sink with mixer tap, gas hob (bottled propane gas) electric 
oven, cooker hood above, extractor fan, exposed beam, uPVC double glazed window to side 
with blind.

Rear Hall

Bedroom 1 
Double bedroom with exposed beam, wall lights, radiator, uPVC double glazed window to 
side.

Bedroom 2 
Twin bedroom with radiator, uPVC double glazed high level window to front.

Bathroom
Panelled bath with Neptune  electric shower above, glass shower screen, tiled surround, 
washbasin with light and shaver point above, wc, extractor fan, radiator, pine boarded 
ceiling and ceramic tiled floor.

The Byre (Three bedroomed apartment)

Dining Room 
Sealed unit double glazed entrance door, exposed beam, wall lights, radiator, and built-in 
cupboard.

Rear Hall

Sitting Room 
Exposed stone walls and beams, wall lights, radiator, arched sealed unit double glazed 
windows and door to yard.

Bedroom 1 
Double bedroom exposed stone work and beam, wall light, radiator, uPVC double glazed 
window to rear.
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Bedroom 2 
Double/ twin room with exposed beam and lintels, wall lights, radiator, uPVC 
double glazed window to side, and sealed unit double glazed door to rear yard.

En-suite Shower Room
with tiled shower cubicle, Mira electric shower, washbasin with light and shaver 
point above, wc, extractor fan, tiled floor. 

Bathroom 
Panelled bath with Mira electric shower above, glass shower screen, washbasin 
with light and shaver point above, wc, part tiled walls and tiled floor, pine boarded 
ceiling, radiator, extractor fan.

Rear Hall
with radiator uPVC double glazed door to side.

Bedroom 3 
Twin bedroom with exposed timber lintels, wall light, radiator, high level uPVC 
double glazed window to front.

Kitchen 
Range of wall and base units comprising cupboards and drawers with contrasting 
work surfaces, stainless steel sink with mixer tap, gas hob (bottled propane gas) 
electric oven, extractor fan, radiator, uPVC double glazed window to front with 
fitted blind.

Skiddaw (Detached Cottage)

Living Room 
Sealed unit double glazed door and side screens extending to either side with 
further windows facing onto the cobbled farmyard, pine boarded ceiling, stone 
flagged floor, exposed stone walls. Wall lights, electric wall mounted heater.

Bedroom 1 
Double bedroom with high pine boarded ceiling, electric wall heater, low level 
sealed unit double glazed window to front.

En-suite Shower Room
Shower cubicle with Respatex walls, washbasin with mirror light and shaver point 
above, wc, half tiled walls, tiled floor, high pine boarded ceiling with velux roof 
window, extractor fan.

Bedroom 2 
Twin bedroom with electric wall heater, and high pine boarded ceiling, velux roof 
window.

En-suite Shower Room 
Shower cubicle with respatex walls, washbasin with mirror light and shaver point 
above, wc, extractor fan, half tiled walls, tiled floor, high pine boarded ceiling with 
velux roof window.

Kitchen
Fitted wall and base units comprising cupboards and drawers, with contrasting 
solid wood work surfaces, stainless steel sink with mixer tap, has hob with cooker 
hood above, electric oven, Aqua Nova gas boiler/water heater (bottled propane 
gas), tiled floor, pine boarded ceiling with loft access, sealed unit double glazed 
windows to front.

Outside

Caravan Site
To the rear is a small field enclosed with post and wire stock fencing utilised as 
Caravan Club “certified site” permitting up to five caravans at any one time. The 
site is primarily grass, with gravelled access and hard standings. Each pitch is 
provided with electrical hook-up, and there are water and drainage facilities on 
site. The position of this site is set well back from the road, extending into open 
countryside with glorious views all around.

Barn 1 
Steel framed building with corrugated galvanised sheets to walls and corrugated 
asbestos cement roof, timber mezzanine floor, light and power installed.

Barn 2 
Steel framed barn with low level concrete block walls, the remainder being timber 
clad, corrugated asbestos cement roof incorporating roof lights, internal timber 
hayloft.

Garden and Grounds
The property is approached by two gravelled driveways to either side. From the 
road to the main barn is an extensive garden area largely laid to lawn with mature 
trees, and closer to the house a landscaped area incorporating paved patio, flower 
borders etc. Immediately to the front of the house is a broad gravelled driveway/ 
parking area. One of the access drives passes by the side of the Barn, leading into 
a wide cobbled farmyard and providing access to the caravan site beyond.

Services
Mains water and electricity are connected. Space heating and water heating to the 
main building, comprising the barn and the two apartments, is provided by two 
oil-fired boilers. Gas cookers are supplied by bottled propane gas. The cottage has 
electric heating, and bottled propane gas for the boiler providing water heating, 
and the gas hob.  

Drainage is provided by a septic tank in the caravan site field.

The Business 
Since acquiring Kill Hill Barn, approximately four years ago, the present owners 
continue to invest in maintenance and improvements to this substantial 
property. The turnover has increased year on year, the total for the year ending 
April 2017 being over £56,000, and the predicted turnover for year end April 2018 
is expected to exceed this figure by a good margin. Accounts for the past three 
years will be available to genuinely interested parties who have first inspected 
the premises.  However the present owners, through lifestyle choice, will accept 
that they have maintained the business at a level acceptable to them, but well 
below its potential. This offers a purchaser considerable scope to develop the 
business in their own way. It is worth noting the recent listing on Booking.com 
has generated a marked increase in the B&B side of the business, and is enhanced 
by overspill bookings from weddings and functions held at the nearby Castle Inn 
and Armathwaite Hall Hotels. The business website is www.kilnhillbarn.co.uk. 

Fixtures, Fittings and Contents
All the guest accommodation is appointed and equipped to a high standard. 
Contents, fixtures and fittings relating to the business/ guest accommodation are 
included in the sale, with the exception of the owners’ own personnel effects and 
possessions, a schedule of which will be provided in due course.

Wayleaves, Easements, Covenants and Rights of Way
The property is sold subject to and with the benefit of all rights of way, whether 
public or private and any existing or proposed wayleaves, easements, and 
servitude rights, restrictions and burdens of whatsoever kind, whether referred to 
in these particulars or not. We understand there are two public footpaths which 
run along the left hand driveway passed the side of the barn, and then divide in 
the rear field, one leading to Scarness, and the other to Armathwaite.

Offers
All offers should be made to the Agents, Edwin Thompson Property Services 
Limited.

Viewing 
Strictly by appointment through the Agents, Edwin Thompson Property Services 
Limited.

Tenure and possession
The property is offered for sale freehold and with vacant possession upon 
completion.

REF:  K 4527825
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Energy Performance Certificate
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Skiddaw, Kiln Hill Barn, Bassenthwaite, KESWICK, CA12 4RG
Dwelling type: Detached bungalow Reference number: 8917-7524-0440-7757-5922
Date of assessment: 23   April   2013 Type of assessment: RdSAP, existing dwelling
Date of certificate: 23   April   2013 Total floor area: 49 m²
Use this document to:
• Compare current ratings of properties to see which properties are more energy efficient
• Find out how you can save energy and money by installing improvement measures

Estimated energy costs of dwelling for 3 years: £ 7,491

Over 3 years you could save £ 2,931

Estimated energy costs of this home
 Current costs Potential costs Potential future savings

Lighting £ 150 over 3 years £ 90 over 3 years

Heating £ 6,180 over 3 years £ 3,459 over 3 years

Hot Water £ 1,161 over 3 years £ 1,011 over 3 years

Totals £ 7,491 £ 4,560

You could
save £ 2,931
over 3 years

These figures show how much the average household would spend in this property for heating, lighting and hot
water and is not based on energy used by individual households. This excludes energy use for running appliances
like TVs, computers and cookers, and electricity generated by microgeneration.

Energy Efficiency Rating
The graph shows the current energy efficiency of your
home.

The higher the rating the lower your fuel bills are likely
to be.

The potential rating shows the effect of undertaking
the recommendations on page 3.

The average energy efficiency rating for a dwelling in
England and Wales is band D (rating 60).

The EPC rating shown here is based on standard
assumptions about occupancy and energy use and
may not reflect how energy is consumed by individual
occupants.

Top actions you can take to save money and make your home more efficient

Recommended measures Indicative cost Typical savings
over 3 years

Available with
Green Deal

1  Internal or external wall insulation £4,000 - £14,000 £ 2,325

2  Floor Insulation £800 - £1,200 £ 411

3  Low energy lighting for all fixed outlets £20 £ 42  

See page 3 for a full list of recommendations for this property.
To find out more about the recommended measures and other actions you could take today to save money, visit
www.gov.uk/energy-grants-calculator or call 0300 123 1234 (standard national rate). The Green Deal may enable you to
make your home warmer and cheaper to run.



IMPORTANT NOTICE
Edwin Thompson for themselves and for the Vendor of this property, whose Agents they are, give notice that:
1. The particulars are set out as a general outline only for the guidance of intending purchasers and do not constitute, nor constitute part of, any offer or contract.
2. All descriptions, dimensions, plans, reference to condition and necessary conditions for use and occupation and other details are given in good faith and are believed to be 

correct, but any intending purchasers should not rely on them as statements or representations of fact, but must satisfy themselves by inspection or otherwise as to their 
correctness.

3. No person in the employment of Edwin Thompson has any authority to make or give any representation or warranty whatsoever in relation to this property or these particulars, 
nor to enter into any contract relating to the property on behalf of the Agents, nor into any contract on behalf of the Vendor.

4. No responsibility can be accepted for loss or expense incurred in viewing the property or in any other way in the event of the property being sold or withdrawn.
5. These particulars were prepared in December 2017.

Berwick upon Tweed    
Carlisle    
Galashiels    
Keswick    
Newcastle
Windermere

Edwin Thompson is the generic trading 
name for Edwin Thompson Property 
Services Limited, a Limited Company 
registered in England and Wales  
(no. 07428207) 

Registered office: 28 St John’s Street, 
Keswick, Cumbria, CA12 5AF.

28 St John’s Street, 
Keswick, 
Cumbria 
CA12 5AF

T: 017687 72988  
F: 017687 71949 
E: keswick@edwin-thompson.co.uk
W:  edwin-thompson.co.uk


