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An attractive four-bedroom detached period property, Upton House is a charming and
characterful home dating back to the 1800s, with later additions that have created a versatile
and comfortable family property. Set within beautiful gardens extending to approximately half
an acre, the property enjoys a wonderful sense of privacy and seclusion, with well-maintained
hedges and lawns, established trees and wraparound gardens - filled with flowering plants and

shrubs.

Approached through attractive electric wrought-iron gates, this private approach immediately
gives a sense of the property’s peaceful and secluded setting. Inside, character features can be
found throughout, including traditional panelled doors, old fireplaces and both quarry tiled
and oak flooring, while the accommodation provides light and generous living spaces to
include a sitting room with inset multi-fuel stove, a separate dining room and study and an
especially attractive breakfast room adjoining the farmhouse-style kitchen, which features an
impressive Esse cooking range.

The gardens are undoubtedly one of Upton House’s most appealing features, providing a
beautifully peaceful setting, with an attractive outlook of established trees beyond the
boundary of the garden adding to the feeling of privacy, tranquillity and seclusion. The coastal
village location provides nearby access to miles of coastal and countryside walks, making this
an ideal setting for dog walkers and nature lovers. Despite its wonderfully rural feel, the
property is also conveniently positioned within a five-minute drive of both primary and
secondary schools within the neighbouring village of Old Leake, which also provides a useful
range of everyday amenities including a GP surgery, shops and pubs. Upton House is also only
approximately 5 miles from the historic market town of Boston which has an excellent range
of schools, including Grammar school, several sporting and recreational facilities, restaurants
and shops.

Upton House offers a lovely combination of period character, generous gardens, privacy and
convenience, providing an idyllic country lifestyle while remaining within easy reach of
essential amenities and the beautiful Lincolnshire coastline.
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Boot Room / Porch — A part-glazed entrance door opens into this useful boot room/porch, featuring attractive Victorian-style patterned floor tiles, double-glazed windows to both the front and
internal aspects and radiator.

Reception Hallway — 5.73m x 2.27m (18'10" x 7'5™) — A welcoming central reception hallway with staircase rising to the first-floor accommodation, useful understairs storage cupboard and
radiator. Attractive part-glazed and etched doors open through to the sitting room. Ground Floor Shower Room - Attractively finished with tongue-and-groove wall panelling to half height and
Victorian-style floor tiling. The suite comprises a pedestal wash hand basin, low-level WC and walk-in double shower enclosure, fully tiled and fitted with a fixed rain-shower fitting. Heated towel
rail.

Sitting Room - 5.49m x 3.85m (18'0" x 12'8") — A characterful and inviting principal reception room enjoying double-glazed windows to both the front and side aspects. Oak floorboards add
warmth and character, while an attractive stone fireplace with timber mantel houses an inset multi-fuel stove, creating an appealing focal point. Radiator.

Dining / Family Room - 4.80m x 3.64m (15'9" x 11"l I"") — A second reception room with double-glazed windows to the side and rear aspects and wood-grain-effect laminate flooring. An
open fireplace with tiled grate and hearth and traditional timber surround provides an attractive period feature. Central ceiling light point and radiator.

Study - 2.40m x 2.39m (7'10" x 7'10") — A useful home office or study with double-glazed window to the side aspect, tiled flooring and radiator-.



Farmhouse-Style Kitchen — 4.0lm x 3.69m (132" x 12'1") — A particularly impressive
farmhouse-style kitchen with quarry-tiled flooring and double-glazed windows overlooking the
gardens. The kitchen is fitted with an extensive range of solid granite work surfaces with oak-
fronted drawer and cupboard units at both base and high level, providing an excellent amount
of practical storage. A central island incorporates space and plumbing for a dishwasher with
feature lighting above, while the generous range of cabinetry and work surfaces continues
naturally into the adjoining snug. Snug Area — 3.63m x 3.47m (11'11" x 1 1'5") — Forming
a wonderful sociable extension of the kitchen, the snug features an impressive Esse cast-iron
range with hot plates, oven and stove, while French doors open directly onto the rear patio
and garden. The Rangemaster cooker in the kitchen is available by separate negotiation and
may be included within the offer price, subject to agreement.

Utility Room = 2.24m x 2.17m (7'4" x 7'1") — A useful separate utility room with
external door to the side aspect, quarry-tiled flooring and oil-fired central heating boiler.
Work surface with space beneath for appliances.

Breakfast Room - 4.17m x 3.00m (13'8" x 9'10") — A delightful additional reception
space directly adjoining the kitchen, ideal for informal dining, with French doors opening onto
the paved patio and gardens beyond. Further double-glazed window and continuation of the
quarry-tiled flooring.

First Floor Landing — A light and spacious first-floor landing with a large double-glazed
window to the side aspect providing plenty of natural light. Neutral carpeting continues
through into the bedrooms.

Bedroom One - 4.34m x 3.86m (14'3" x 12'8") — Double glazed dual aspect windows,
radiator and painted cast iron fireplace.

Bedroom Two - 3.87m x 3.65m (12'8" x 12'0") — Double glazed window, built in
wardrobes with hanging rails and shelving, painted cast iron fireplace and a radiator.

Bedroom Three — 4.02m x 3.69m (13'2" x 12'1"") Another well-proportioned double
bedroom with dual aspect windows and a radiator.

Bedroom Four — 4.30m x 2.25m (14'1" x 7'5") — Double glazed window and a radiator.
Family Bathroom - Fitted with a three-piece white suite comprising panelled bath, pedestal

wash hand basin and low-level WC. Double-glazed window to the rear aspect, radiator and
useful built-in linen cupboard.




L
;..;.ﬂ,?//////////.,







i ‘IQIIH

Outside — The property occupies an established plot with attractive wraparound gardens and is approached through impressive double electric wrought-iron entrance gates set between brick
pillars with a matching wrought iron pedestrian gate. These open onto an extensive driveway with EV charger point that provides ample off-road parking for numerous vehicles, together with
potential space for the construction of a garage, subject to any necessary planning permissions and consents.

The gardens provide an appealing and private setting, principally laid to lawn and enclosed by a combination of established hedging and picket fencing, with low handmade wrought iron railings
which complement the entrance gates. Traditional parterres of trimmed box hedging are filled with scented roses and climbing plants. A selection of trees includes silver birch, ash, sycamore
and walnut, while raised beds offer excellent scope for growing fruit, vegetables, herbs and flowers. A greenhouse is also included within the sale.

A particularly attractive pond with pump and filter incorporates a water feature, while an extensive paved patio creates an excellent outdoor entertaining area with ample room for seating and
dining furniture. Log stores are discreetly positioned alongside the property while remaining conveniently accessible for both the Esse range and sitting room stove.

To what would originally have formed the front of the property, a charming courtyard-style garden has been created, predominantly laid to gravel and bordered by attractive planting
incorporating a variety of flowering plants, shrubs and herbs. The property benefits from a range of external power sockets and outdoor lighting as well as several useful outbuildings including
a Dutch barn, timber shed and several log stores, providing excellent additional storage and practical outside space.
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