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1 Bird in Hand Street,
Groombridge, East Sussex

A charming Grade Il star listed semi-detached cottage
located in a picturesque setting in the heart of Groombridge
village, overlooking The Green. The property offers
characterful family accommodation as well as a generous

mature rear garden.

Langton Green 1.9 miles. Eridge station 2.5 miles (London
Bridge from 63 minutes). Tunbridge Wells station 4.3 miles
(London Bridge from 44 minutes). Crowborough 5 miles.
Gatwick airport 20.5 miles. Eastbourne 33 miles. Central

London 41 miles.

(All times and distances approximate)

Tenure: Freehold
Local authority: Tunbridge Wells Borough Council, Tel. 01892 526121

Council tax band: C

Services: Mains water, gas and electricity. Gas-fired heating. Mains drainage.




The characterful
property offers
family
accommodation in
a sought-after

village location.



The Property

This charming Grade |l star listed semi-detached cottage is believed to date back to
the 17th century with later additions. The property offers characterful family
accommodation, arranged over three floors. The front door opens into the sitting
room which has a window to the front as well as a wealth of features including
exposed timbers and a brick fireplace with wood-burner. To one side of the fireplace
there is a useful storage cupboard. From the sitting room, steps lead down to the
lovely triple aspect dining room with painted timbers, wooden flooring and a second

door to the front.

To the rear of the house there is an attractive kitchen/breakfast room with a range of
fitted base units, Belfast sink, space for dining table, exposed timbers and tiled floor.
An open doorway leads through to a rear hall with a door to the outside and a useful
ground floor shower room. On the opposite side of the kitchen, a door and steps lead

down to a cellar providing a useful storage area.

From the kitchen, stairs lead up to the first floor landing providing access to the family
bathroom and two bedrooms on this level. The principal bedroom has a window to the
side and exposed timbers. The second bedroom is currently used as a dressing room
and has a window to the front. On the second floor there is a further bedroom with

exposed timbers and a window to the side.

Gardens and Grounds

The house is approached via a paved footpath leading through the small lawned
garden to the front door. To the rear, there is a wood store and further store room
attached to the house. The generous rear garden is hedged and fenced on all sides
and offers privacy. The mature garden is divided into various sections and includes
lawned areas with mature bushes and shrubs, a summer house and shed. There is a

further area of garden with some fruit trees and a greenhouse.



Agents Note

The property has a 'flying freehold' (the neighbour's bathroom overhangs the
property's ground floor utility room). The property also has a 'creeping freehold' as its

cellar lies beneath the neighbour's living area.

Situation

The property is located in a sought-after and picturesque setting, opposite The Green
in Old Groombridge and within an Area of Outstanding Natural Beauty. The village is
situated just over four miles to the south west of Tunbridge Wells and provides many
valuable amenities such as a post office/shop, bakery, convenience store, farm shop,
two public houses, doctor's surgery and the Spa Valley Steam Railway at Groombridge
station. Nearby Tunbridge Wells offers comprehensive shopping facilities with Royal
Victoria Place, the High Street and the historic Pantiles; and recreational amenities
including a cinema complex, theatres, sports centre and golf course. For commuters,
there is a regular rail service to London from Eridge station (just 2.5 miles away), with

further mainline services available from Tunbridge Wells.

There is an excellent choice of schooling in the area including grammar and
independent schools, preparatory and primary schools including the highly regarded
village primary school and Holmewood House Preparatory School in Langton Green.
Groombridge is close to Ashdown Forest which offers extensive walking and riding,
along with cycling along The Forest Way (National Cycle Route 21) and climbing at

Harrisons Rocks climbing centre.

Directions (TN3 9QJ)

From Tunbridge Wells, head west towards Langton Green on the A264. After passing
through Langton Green, continue straight ahead onto the B2110. Proceed down
Groombridge Hill and turn right at The Green (onto The Walks) then right into Bird in

Hand Street and the property will be found immediately on the left-hand side.
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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 October 2023.. Photographs and videos dated October 2023..

All information is correct at the time of going to print. 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. We use the term
'partner' to refer to a member of Knight Frank LLPF, or an employee or consultant. A list of members names of Knight Frank LLP may be inspected at our registered office. 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.






