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Entrance hall, Drawing room, Study, Dining room leading to kitchen, Cloakroom, Rear lobby, Cellar/utility, First
floor landing, Bedroom | with en suite bathroom, 2 further bedrooms, Family bathroom, Second floor landing,
Attic bedrooms 4 and 5, Oil heating, EPC rating F, Detached double garage with various useful outbuildings,
Gardens extending to just under | acre (tbv)

The property is located on high ground set off a minor country lane in the small rural village of Stone-in-
Oxney, which lies within an Area of Outstanding Natural Beauty, and enjoys far reaching views over the
surrounding farmland to the sea and the North Downs in the very far distance. Within the village there is St
Mary the Virgin parish church with its Mithraic altar stone, the Memorial Hall, cricket ground and Ferry Inn
public house. The village of Wittersham, approximately 2.5 miles, has a primary school, whilst the village of
Appledore, also about 2.5 miles, has a post office/village store and public house. The market town of
Tenterden, 6 miles to the north, has Waitrose and Tesco supermarkets, independent shops and leisure centre.
6 miles to the south is the Ancient Town and Cinque Port of Rye, renowned for its period architecture and
historic associations. There are branch line train services from Appledore and Rye to Ashford with high speed
connections to London St Pancras in 37 minutes.

The accommodation comprises oak entrance door to the rear into reception hall (split level), flagstone
flooring, original front door opening onto a front terrace. Cloakroom has a high level wc with wash basin, tiled
flooring, tongue and groove panelling. Drawing room has exposed ceiling timbers and a wide inglenook
fireplace with brick beehive canopy. The study overlooks the rear garden with exposed timber framing. The
dining room has a vaulted ceiling with exposed timbers and stud work to the walls as well as an inglenook
fireplace with a brick beehive canopy fitted with a wood burning stove, there is a window to the side, polished
wood flooring. Step up to the kitchen which is a bespoke design and handmade by Schofield & Crafter of
Tunbridge Wells and incorporates an integrated double fridge and dishwasher. The Corian work surfaces one
of which has a built-in sink unit as well as an additional main Butler's sink, a window to the front has far
reaching views over the marsh. There is also a window seat providing useful storage, the extensive built-in
cupboards and drawers are hand painted with Amtico chequered pattern flooring. Off the kitchen there is a
rear lobby with door out to a walled terrace and garden, brick steps lead down to the cellar/utility room
housing the oil fired boiler, plumbing for a washing machine, interesting brickwork with niches.

First floor main landing has a built-in double cupboard, a window to the front has far reaching views. The main
bedroom has 2 built-in wardrobe cupboards, fireplace with woodburning stove, window to front with far
reaching views. En suite bathroom with freestanding roll top bath, shower cubicle, combined column

radiator/towel rail, w.c, wash hand basin with chrome stand, tongue and groove panelling, window overlooking
the rear garden. Bedroom 2 has fitted wardrobe cupboards, window to the front, fireplace with brick hearth
and wooden surround. Bedroom 3 has fitted wardrobe cupboards, window overlooks the rear garden. The
family bathroom comprises panelled bath with shower/mixer attachment, wash hand basin with chrome stand,
w.c, tongue and groove panelling and a chrome radiator/towel rail, window to rear.

On the second floor there is a small landing with built in cupboards and shelving over the stairwell. Attic
bedroom 4 has a dormer window to the front enjoying widespread views and glazed panels to the end gable
wall. Attic bedroom 5 also has a dormer window to the front with widespread views.

Outside

The property is approached off the lane via double gates and a gravelled driveway leads round to the rear of
the property where there is an area of turning/parking as well as access to a detached double garage 7' x
|6'. The banked front garden is a mass of spring flowers with daffodils and flowering Cherries. The well
established gardens extend to both sides of the property with a natural pond to the rear with sweeping lawn
leading to a further area of garden/orchard with mature hedging. Immediately to the rear of the property
there is a brick terrace and several small yet useful outbuildings and BBQ area. The whole extending to just
under | acre (to be verified).

Note: Planning Permission (www.ashford.gov.uk ref. 22/00597/AS) was granted |st July 2022 to 'demolish
existing garage and erection of a detached outbuilding incorporating olive press, garage, utility, workshop &
office. Rebuild garden wall'.

Further Information

Local Authority: Ashford Borough Council. Council Tax Band G
Mains electricity and water. Oil Heating. Private drainage.
Predicted mobile phone coverage: EE, Vodafone, Three and 02
Broadband speed: Ultrafast 1800Mbps available. Source Ofcom
River and Sea Flood risk summary: Very low risk. Source GOV.UK



Guide Price £1,500,000 Freehold

Huggits Farmhouse Stone-in-Oxney, Tenterden, Kent, TN30 7|T

A detached Grade Il Listed farmhouse occupying a commanding elevated position in the Conservation Area of the favoured village of Stone in Oxney enjoying
widespread, far reaching rural views across open farmland and Romney Marsh.

* Detached house with stunning views ¢ 5 bedrooms ¢ Kitchen / diner / snug * Drawing room and study ¢ Cellar / utility * Detached double garage and
various outbuildings ¢ Gardens extending to just under | Acre (tbv) ¢ Oil central heating
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Directions: From Rye, take the A268 road heading in a northerly direction and immediately upon leaving the town just over the railway bridge turn right into Military Road sign
posted Appledore. Continue along this road for 3.9 miles following the canal on your right, over a bridge and continue along the road. You will see a large domed green
agricuttural building on your left and after a short distance past this building turn left over a bridge into a narrow lane (Knock Hill). Proceed up the winding hill to the top where
there is a small green triangle, bear right where the property will be found after a few hundred yards on the left.

EPC.F
Local Authority: Rother District Council
Coundil Tax Band: G



Huggits Farm
Approximate Gross Internal Area = 240.2 sq m / 2586 sq ft
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This floor plan is for representation purposes only as defined by the RICS code of Measuring Practice (and IPMS where requested) and should be used as such by any prospective
purchaser. Whilst every attempt has been made to ensure the accuracy contained here, the measurement of doors, windows and rooms is approximate and no responsibility is taken for
any error, omission or mis-statement. Specifically no guarantee is given on the total area of the property if quoted on the plan. Any figure provided is for guidance only and should not
be used for valuation purposes.

Copyright Casaphoto Ltd. 2026 - Produced for Phillips and Stubbs
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Viewing Arrangements : Strictly by appointment with Phillips & Stubbs
Important Notice:
Phillips & Stubbs, their clients and any joint agents give notice that:

They are not authorised to make or give any representations or warranties in relation to the property either here or elsewhere, either on our own behalf or on behalf of their clients or otherwise. They assume no responsibility for any statement that
may be made in these particulars. These particulars do not form part of any offer or contract and must not be relied upon as statements or representations of fact.

These particulars have been provided in good faith and, whilst we endeavour to make them accurate and reliable, if there are any points of particular importance to you please contact our office and we will make further enquiries on your
behalf. Any areas, measurements or distances are approximate. The text, photographs and plans are for guidance only and are not necessarily comprehensive. It should not be assumed that the property has all necessary planning, building

regulation or other consents regarding alterations. Phillips and Stubbs have not tested any services, equipment or facilities. Purchasers must satisfy themselves by inspection or otherwise. All contents, fixtures, fittings and electrical
appliances are expressly excluded from the sale unless specifically mentioned in the text of the sales particulars. A wide angle lens has been used in the photography.

47-49 Cinque Ports Street, Rye, East Sussex TN3| 7AN 01797 227338 rye@phillipsandstubbs.co.uk
Mayfair Office, 41-43 Maddox Street, London WIS 2PD 0207 467 5330 mayfair@phillipsandstubbs.co.uk

www.phillipsandstubbs.co.uk



