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Energy Performance Certificate
Non-Domestic Building

Certificate Reference Number:
0250-3982-0348-3600-2080

Larry's Lodge
39 Eskin Street
KESWICK
CA12 4DG

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: Natural Gas
Building environment: Heating and Natural Ventilation
Total useful floor area (m2): 142
Building complexity (NOS level): 3
Building emission rate (kgCO2/m2 per year): 142.93

Primary energy use (kWh/m2 per year): 815.72

Buildings similar to this
one could have ratings as
follows:

If newly built

If typical of the
existing stock



Brief Résumé
Established and well-presented guest house business in excellent trading 
location close to Keswick town centre. Five guest bedrooms (four en-suite), 
plus owner’s two bedroomed accommodation. Highly rated on Trip Adviser, 
lifestyle opportunity with further potential.

Description 
Since acquiring Larry’s Lodge more than 14 years ago, the present owners have 
extensively upgraded all the accommodation, offering a potential purchaser 
the opportunity to acquire a well-managed fully operational business, with 
forward bookings which include many regular repeat bookings. The property 
comprises an attractive mid-terrace Victorian building arranged over four 
floors. The property trades from four double en-suite bedrooms (one is 
flexible for use as double or twin room), plus one single standard room 
with wash basin and sole use of a private bathroom and separate shower 
room. The well-equipped and presented guest rooms are located on the first 
and second floors, and the owners two bedroomed (one en-suite) private 
accommodation is located on the third floor. For ease of management, each 
floor has a useful linen/ store cupboard, and en-suite shower cubicles have 
easy clean respatex walls. On the ground floor an attractive reception hall 
leads to the spacious dining room which caters for guests’ breakfasts and 
the owner’s private lounge beyond. There is a substantial well-appointed and 
equipped kitchen and utility space. Outside to the front of the property is 
a most attractive courtyard garden/ seating area which the current owners 
take pride in presenting during the summer months with beautiful floral 
displays. To the rear is a small private yard, and fire escape serving the second 
and third floors.

Larry’s Lodge is well positioned in a quiet residential area within a few 
minutes level walking distance of the town centre which offers an excellent 
range of local facilities, amenities, and visitor attractions. Keswick is the 
principal tourist centre for the northern half of the Lake District National 
Park, now also a World Heritage Site, and is positioned on the northern shore 
of Derwentwater which is surrounded by spectacular scenery. Keswick is a 
thriving and hugely popular tourist location with the busy tourist season 
extending throughout the year. Keswick hosts many established events with 
further supplement trade, such as the Keswick Convention, The Jazz, Beer, 
Literary, and Mountain Festivals, plus several other sporting events, and is 
the home of the now famous, “Theatre by the Lake”.

Accommodation:
Larry’s Lodge offers five well-appointed guest bedrooms, all equipped with 
individually controlled thermostat radiators, flat screen televisions and 
hospitality tray. The building is also equipped with all new fire doors, and 
fire safety installations also include separation between the upper floors, 
the external metal fire escape, plus emergency lighting and integrated alarm 
system. As well as gas-fired central heating, the property is double glazed 
with uPVC double glazed windows fitted to the rear, and secondary glazing 
fitted by Everest to the front.  The property has also been recently redecorated 
throughout all the principle areas. 

Ground Floor

Entrance Lobby
Half glazed entrance door with window above leads into entrance lobby 
with dado rail, and inner leaded glass “triple glazed” door with triple glazed 
window above. Leading into:

Hall
Spacious reception hall with attractive corniced ceiling and feature plaster 
mouldings, dado rail, radiator, white panelled doors to the rooms and stairs 
off to first floor. 

rural  |  forestry  |  environmental  |  commercial  |  residential  |  architectural & project management  |  valuation  |  investment  |  management  |  dispute resolution  |  renewable energy

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



Dining Room
Attractive light and airy breakfast room with corniced ceiling and ceiling rose, radiator, 
secondary glazed bay window to the front with roller blinds. 

Lounge
Private lounge with electric fire, radiator, wall light, uPVC double glazed window to the rear 
and half glazed fire door to:

Kitchen
Range of fitted wall and base units offering ample cupboard and drawer storage including 
broom cupboard, pull-out larder cupboard, and wall shelves. Contrasting work surfaces, tiled 
upstands, plumbing for two washing machines, dishwasher, one and a half bowl sink with 
mixer tap, stainless steel range-style cooker with six ring gas hob plus electric twin ovens, grill 
and warming drawer. Second stainless steel sink with mixer tap, extractor fan, uPVC double 
glazed windows to both the side and rear, uPVC double glazed stable door to rear yard. 

First Floor

Stairs and Landing
Dado rail, radiator, fire door and screen separating first and second floor, built-in linen 
cupboard.

Bathroom
For sole use with Bedroom 1 (single bedroom), comprising panelled bath, wc, washbasin, 
electric radiator, fitted shelves and airing cupboard, uPVC double glazed window to the rear 
with fitted roman blind. 

Shower Room
Separate shower room, also available to Bedroom 1, comprising shower cubicle with respatex 
walls, extractor fan and Mira electric shower. 

Bedroom 1
Single bedroom with built-in wardrobe, washbasin with vanity unit beneath, mirror, light and 
shaver point, secondary glazed window to the front.

Bedroom 2
Double/ twin en-suite bedroom with corniced ceiling and ceiling rose, bespoke integral 
wardrobe, radiator, secondary glazed bay window to the front. 
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Bedroom 3
Double en-suite bedroom with bespoke integral wardrobe, radiator, uPVC 
double glazed window to the rear. 

Second Floor

Stairs and Landing
Half landing with fire escape door to external fire escape. Main Landing with 
radiator, built-in linen cupboard and store cupboard. 

Bedroom 4
Double en-suite bedroom with radiator, free standing wardrobe and dressing 
table, secondary glazed window to the front. 

Bedroom 5
Double en-suite bedroom with wardrobes, radiator, uPVC double glazed 
window to the rear.

Third Floor

Stairs and Landing
Radiator, uPVC double glazed window to the rear and over stairs store 
cupboard. 

Bedroom
Private single bedroom, built-in wardrobe and uPVC double glazed window 
to the rear. 

Bedroom
Private double bedroom, with access to undereaves storage, radiator, built-in 
wardrobe, velux roof window to the front. 
En-suite Shower Room
With Mira electric shower, washbasin with mirror, light and shaver point 
above, wc, extractor fan, wall cupboards, and respatex walls. 

Services
All mains services connected. 

The Business
The present owners, who acquired the business over 14 years ago, have 
invested considerably to improve and maintain a high standard of 
presentation throughout. We are advised that annual turnover is averaging 
approximately £42,000, and trading accounts will be made available to 
genuinely interested parties who have already inspected the premises. This 
is an excellent, and well established business. Further information may be 
obtained from the business website, www.larryslodge.co.uk

Offers
Offers are invited for the freehold interest in Larry’s Lodge Guest House 
as a going concern with the benefit of forward bookings, goodwill, trade 
contents (excluding personal items and further specific items to be identified 
separately) and stock at valuation. An inventory of contents will be made 
available in due course. 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.

REF:  K 4612545



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 June 2018.

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

Berwick upon Tweed    
Carlisle    
Galashiels    
Keswick    
Newcastle
Windermere

Edwin Thompson is the trading name of 
Edwin Thompson LLP, a Limited Liability 
Partnership registered in England 
& Wales No OC306442.

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

Regulated by RICS


