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T W O  B E C O M E  O N E

The perfect pairing of classic features and contemporary comfort, the house, which dates from around 1800, 

has been opened up and extended to create a superb family home

Set on the outskirts of the highly desirable Broadland village of Horning, you’re tucked away from the summer crowds 

and can explore the surrounding countryside with just the wildlife to keep you company. 

Accessible yet secluded, within easy reach of Wroxham, Stalham, Norwich and the coast, 

you couldn’t ask for a better place in which to live your country dream.”





KEY FEATURES
•	 A Beautiful Period Property situated in the Sought After 

Broadland Village of Horning
•	 Four Bedrooms; Two Bath/Shower Rooms
•	 The Principal Bedroom benefits from a Dressing Room & En-Suite
•	 Kitchen/Breakfast Room and Separate Utility
•	 Three Reception Rooms and a Home Office/Study
•	 Detached Barn/Annexe with Adjacent Carport
•	 Large Detached Outbuilding/Barn used for Storage with 

Workshop and Solar Panels
•	 The Grounds extend to 0.8 of an acre (stms) and include a 

Walled Courtyard and Landscaped Gardens with a Large 
Summerhouse, Greenhouse and a Well

•	 The Accommodation extends to 2,184sq.ft
•	 Energy Ratings: House - B   Annexe - E

Whether soaking up the sun on the lawn, watching the birds from 
the garden room, hosting friends for drinks in the summerhouse or 
curling up with a book on your favourite armchair by the Aga, there’s 
plenty to enjoy at this attractive and comfortable period property. 
A home in which to raise a family or to fill with friends and make 
memories, a warm welcome awaits you here. 

Putting Down Roots
Dating back to the early 1800s, this spacious home began life as two 
cottages for farm labourers. It’s been home to the current owners 
for over 40 years, a testament to its charm and success as a long-
term home. Over their time here, they’ve continued to upgrade and 
improve the property without compromising on the character and 
original features. The result is a home you can enjoy from day one, 
with all the room you need for a family or sociable couple, space for 
entertaining and a lovely finish throughout. The garden room with 
underfloor heating is comfortable for use year-round, while the 
log burner in the sitting room and Aga in the breakfast room mean 
the owners can keep the house warm in winter with most radiators 
switched off. Solar panels on the largest outbuilding also help this 
period property remain surprisingly efficient. Truly a home for all 
seasons. 

Meeting Your Needs
In the main house, there are three spacious reception rooms, the 
sitting room with the log burner, the dining room with a lovely 
decorative inglenook, plus the aforementioned garden room, with 
its vaulted ceiling and triple aspect making the most of the beautiful 
green outlook. 





KEY FEATURES
The kitchen is in two parts, with the working area at one end and 
a breakfast area with the Aga at the other. This makes a delightful 
sociable space and means you can have your dining table in here 
and use the dining room as a playroom or snug if preferred. You’ll 
also find a useful home office and a utility room with cloakroom 
on this floor. Upstairs, the principal bedroom has a dressing room 
and en-suite, with the other three bedrooms sharing a large family 
bathroom. All the rooms are beautifully bright and airy. 

An Appealing Area
Outside, there is a small barn/annexe with an adjoining carport, 
which has the capacity for 2 beds on a mezzanine floor. You also 
discover a large detached barn/outbuilding that is currently used for 
storage with a workshop to one end and a bank of solar panels on the 
roof. The garden contains a pretty summerhouse that’s larger than 
most and has plenty of space for summer dining or evening drinks 
– the perfect vantage point to make the most of the views down 
the garden. You will also discover a Victorian style greenhouse and 
a fully functioning well that the vendors use to water their garden. 
When the owners first came here, the garden was little more than 
an overgrown field. Today the lovingly landscaped grounds have 
matured and offer various different areas, with highlights including 
mulberry, fig, apple, pear and plum trees. The front of the house 
faces south, as does most of the garden, so you get lots of sun. The 
charming walled garden is a nice place for al-fresco dining, being 
very private and sheltered from any winds. There are a handful of 
other houses along here, but everyone has their own space and all 
are surrounded by open fields, which makes it wonderfully peaceful. 
You can head out on foot with your dog and explore the area, hire a 
boat on the Broads, visit the gardens at nearby How Hill, head into 
Wroxham for a spot of shopping or drive to Sea Palling or Horsey to 
see the seal colony. There’s so much to do in this part of the world 
– you benefit from all the things that draw holidaymakers here, but 
you’re off the beaten track and away from the hustle and bustle. It’s 
easy to get into Norwich, by car or by train from Wroxham, so it’s a 
surprisingly handy location with everything close at hand. 
 

































INFORMATION

On The Doorstep
The property has easy access to Wroxham, which is the centre of the Norfolk Broads 
and is known as a National Park. From here you can explore the wealth of broads 
and backwaters at one’s leisure. Wroxham boasts the Roys of Wroxham department 
store, individual boutiques, a range of eateries, a post office, a supermarket and tourist 
attractions. The Norfolk coast is an area of outstanding natural beauty and is close at 
hand with a number of golf courses and other leisure facilities close by.

How Far Is It To?
From Horning you have easy access to the city of Norwich which is just under 11 
miles to the south west with its large array of cultural and leisure facilities, including 
Chantry Place shopping centre, bars, restaurants, theatres and cinemas. There are a 
number of good schools in both the state and private sectors as well as the University 
of East Anglia. Norwich has a main line station to London Liverpool Street with a 
fastest journey time of 1 hour 30 mins, also providing commuter trains to Cambridge. 
There is an international airport to the north side of the city and access to most major 
trunk roads. From the A11 Newmarket Road, Cambridge lies approximately 60 miles 
to the south-west and Newmarket 47 miles.

Directions
Leave Norwich on the A1151, once over Wroxham Bridge continue straight on to 
the 2 mini roundabouts. Turn right towards Horning, Ludham and Potter Heigham. 
Continue to Horning (about 2 miles) don’t turn right at the crossroad/village sign, 
which takes you down into the main village, but continue straight on for just over half 
a mile where you will see the sign for Upper Street. Take the first right immediately 
after some houses. Church Farm is about 200 metres on the left. If using the postcode 
in a Sat Nav it will bring you to the gates.

Services, District Council and Tenure
Oil Central Heating, Mains Water, Mains Drainage
Full Fibre Broadband Available  - vendors use BT
Mobile Phone Reception - varies depending on network provider 
Please see www.checker.ofcom.org.uk - for Broadband/Mobile availability
North Norfolk District Council - Council Tax Band E
Freehold

Norfolk Country Properties. Registered in England and Wales No. 06777456. 
Registered Office - Blyth House, Rendham Road, Saxmundham IP17 1WA
copyright © Fine & Country Ltd. 



Agents notes: All measurements are approximate and for general guidance only and whilst every attempt has been made to ensure accuracy, they must  not be relied on. The fixtures, fittings and appliances 
referred to have not been tested and therefore no guarantee can be given that they are in working order. Internal photographs are reproduced for general information and it must not be inferred that any 
item shown is included with the property. For a free valuation, contact the numbers listed on the brochure. 





FINE & COUNTRY
Fine & Country is a global network of estate 
agencies specialising in the marketing, sale 
and rental of luxury residential property.  With 
offices in the UK, Australia, Egypt, France, 
Hungary, Italy, Malta, Namibia, Portugal, South 
Africa, Spain, The Channel Islands, UAE, USA 
and West Africa we combine the widespread 
exposure of the international marketplace with 
the local expertise and knowledge of carefully 
selected independent property professionals. 

Fine & Country appreciates the most exclusive 
properties require a more compelling, 
sophisticated and intelligent presentation - 
leading to a common, yet uniquely exercised and 
successful strategy emphasising the lifestyle 
qualities of the property.  

This unique approach to luxury homes 
marketing delivers high quality, intelligent 
and creative concepts for property promotion 
combined with the latest technology and 
marketing techniques.

We understand moving home is one of the most 
important decisions you make; your home is both 
a financial and emotional investment. With Fine 
& Country you benefit from the local knowledge, 
experience, expertise and contacts of  
a well trained, educated and courteous team 
of professionals, working to make the sale or 
purchase of your property as stress free as 
possible.

Fine & Country Foundation, charity no. 1160989

Striving to relieve homelessness. 

To find out more please visit fineandcountry.com/uk/foundation

THE FINE & COUNTRY
FOUNDATION



follow Fine & Country Norwich on

Fine & Country Norwich
12-14 Queen Street, Norwich, Norfolk, NR2 4SQ
01603 221888 | norwich@fineandcountry.com


