
Combe Park, Bath BA1



Ground rent 

£50 per year

Peppercorn rent 

£10 per year

Guide price

£3,500,000

Leasehold

Approximately 

999 years 

remaining

Service charge 

£10,000 

per year

Local authority 

London Borough 

of Kensington & 

Chelsea

67 5 D

Knight Frank are pleased to offer this well proportioned

Edwardian family home located in Primrose Hill NW3.

Arranged over four floors this impressive home comprises

master bedroom suite with dressing room and an en suite

bathroom, 6 further bedrooms, 5 further bathrooms, guest

cloakroom, a 37’ double reception room, library/study, a bright

and spacious family room leading onto the kitchen/breakfast

room and garden. Further features include a gym with 

Jacuzz and sauna, lift, ample storage, wine cellar and off 

street parking for 3 - 4 cars.

4 C6 2

Guide price: £1,650,000

Tenure: Available freehold

Local authority: Bath and North East Somerset Council

Council tax band: G

Combe Park is a sought after residential road located on the North West side

of the World Heritage City of Bath. There is easy access to the city centre as

well as local amenities on Chelsea Road and in Weston Village, including a

bakery, optician, deli, green grocers, supermarket, pharmacy and bike shop.

It is a practical location that's well positioned for nurseries and schools, as

well as the Royal United Hospital. Several green spaces are within an easy

walk, such as Weston Park and Lansdown Cricket Club, as are footpaths that

connect to the Cotswolds Way and Cotswolds AONB.

Bath city centre is easily reached by bus, or by bike or on foot via Victoria Park

or the riverside path. The A4 (Bristol) and the M4 can be easily reached whilst

avoiding central Bath.

Situation



Subheading

Body Copy Sed ut perspiciatis unde omnis iste natus error sit voluptatem accu-

santium doloremque laudantium, totam rem aperiam, eaque ipsa quae ab illo 

inventore veritatis et quasi architecto beatae vitae dicta sunt explicabo. Nemo 

enim ipsam voluptatem quia voluptas sit aspernatur aut odit aut fugit, sed quia 

consequuntur magni dolores eos qui ratione voluptatem sequi nesciunt. 

Neque porro quisquam est, qui dolorem ipsum quia dolor sit amet, consectetur, 

adipisci velit, sed quia non numquam eius modi tempora incidunt ut labore et 

dolore magnam aliquam quaerat voluptatem. Ut enim ad minima veniam, quis 

nostrum exercitationem ullam corporis suscipit laboriosam, nisi ut aliquid ex ea 

commodi consequatur? 

Quis autem vel eum iure reprehenderit qui in ea voluptate velit esse quam nihil mo-

lestiae consequatur, vel illum qui dolorem eum fugiat quo voluptas nulla pariatur?
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The House
No. 12 Combe Park is a Victorian semi detached house on a generous plot. It's an

impressive property that's been totally renovated, extended and refurbished to

create a stylish and spacious family home.

The front door opens to an inner porch with glazed door and side panels to the

hallway. It's a striking entrance, with dark paintwork and floorboards and

stairs both up and down. The monochrome sitting room has a marbled fireplace

with built-in cupboards and lit shelving in the recesses. White shutters in the triple

bay blend into the newly installed double-glazed windows - a feature that continues

in many rooms around the house. The walls in the sitting room, and throughout most

of the property are white, creating a continuity of decor throughout. The exception is

the playroom,

with its dark panelled walls. All the rooms have generous ceiling heights and most

have historical details such as coving, picture rails and ceiling roses.

The kitchen/dining/living space is in the extended part of the house at the rear. It's a

fantastic modern space with three-metre high ceilings, an elevated roof light/

window, exposed brick walls and porcelain flooring with underfloor heating. The

kitchen features a large central island and first-class fixtures and fittings including

Fisher & Paykel range cooker and American-style fridge freezer.  The extension was

architect-designed and built by the Stonewood Group (who have also worked on

The Newt in Somerset) and includes stunning Crittal-style windows and doors from

Fabco Sanctuary.

The utility room (complete with two AEG washer-dryers) is tucked away in the corner,

with the plant/bloiler room and separate WC. Back in the hall, steps down are into a

neat basement, perfect for storage or as a wine cellar.

Up to the first floor, a large family bathroom with marble tiling and slick shower and

freestanding bath is reached first. Then, a few steps up to the main landing, you will

find the principal bedroom suite with en-suite shower room and wedding doors to a

dressing room (big enough to be another bedroom). There is also a large second

bedroom on this floor, the windows overlooking the garden at the rear.

The upper floors have a further three good-sized bedrooms (one of which is

currently used as a study), and a shower room; the rooms here have curved ceilings

(still with plenty of head height) and eaves storage. 
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Garden and grounds
At the front of the house, the driveway is exceptionally spacious,

with the house set back a good distance from the road and

sheltered by hedging.

The driveway and rear garden are separated by a fence at the side

of the house with access to the garden via a gate. From inside the

house, the floor tiles in the kitchen/dining/living space merge into

their outdoor equivalents, creating a near seamless flow when the

Crittal-style double doors are open onto the dining terrace/patio

which is complete with Philips Hue smart lighting. The rest of the

East-facing rear garden is enclosed by fencing and is mostly lawn.
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I would be delighted to tell you more

Fixtures and fittings: A list of the fitted carpets, curtains, light fittings and other items fixed to the property which are included in the sale (or may be available by separate negotiation) will be provided by the Seller's Solicitors.

Important Notice: 1. Particulars: These particulars are not an offer or contract, nor part of one. You should not rely on statements by Knight Frank LLP in the particulars or by word of mouth or in writing ("information") as being factually accurate about the property, its condition or its value. Neither Knight Frank

LLP nor any joint agent has any authority to make any representations about the property, and accordingly any information given is entirely without responsibility on the part of the agents, seller(s) or lessor(s). 2. Photos, Videos etc: The photographs, property videos and virtual viewings etc. show only certain

parts of the property as they appeared at the time they were taken. Areas, measurements and distances given are approximate only. 3. Regulations etc: Any reference to alterations to, or use of, any part of the property does not mean that any necessary planning, building regulations or other consent has

been obtained. A buyer or lessee must find out by inspection or in other ways that these matters have been properly dealt with and that all information is correct. 4. VAT: The VAT position relating to the property may change without notice. 5. To find out how we process Personal Data, please refer to our

Group Privacy Statement and other notices at https://www.knightfrank.com/legals/privacy-statement.

Particulars dated June 2023. Photographs and videos dated June 2023.

Knight Frank is the trading name of Knight Frank LLP. Knight Frank LLP is a limited liability partnership registered in England and Wales with registered number OC305934. Our registered office is at 55 Baker Street, London W1U 8AN where you may look at a list of members' names. If we use the term

'partner' when referring to one of our representatives, that person will either be a member, employee, worker or consultant of Knight Frank LLP and not a partner in a partnership. If you do not want us to contact you further about our services then please contact us by either calling 020 3544 0692, email to

marketing.help@knightfrank.com or post to our UK Residential Marketing Manager at our registered office (above) providing your name and address.


