
Sandbeds Farm, Gressingham, Lancaster LA2 8LY 

 Offers Over £1,600,000 

Woodhouse, Milnthorpe, Cumbria LA7 7LY 



 

Woodhouse Farm  Offers Over £1,600,000 
A livestock farm with 8 bedroom farmhouse, a range of traditional buildings with planning consent for residential    

conversion and modern building, together with 76.55 acres (30.98ha) of land set in a highly accessible position on the 

edge of Milnthorpe.  

________ 

Substantial 8-bedroom farmhouse with spacious living accommodation in need of modernisation 

76.55 acres (30.98 hectares) of productive grassland with roadside access 

Range of traditional buildings with planning consent for three dwellings and garaging 

Set in a desirable and accessible location with excellent access to the A6 and M6 

Offered as a whole and or in lots 
 

   Milnthorpe  2 miles    Kendal  7 miles   Junction 36 of the M6 motorway  3 miles 
 
 

For Sale by Informal Tender 
Tender Deadline: Wednesday 12th November 2025 

 
Open Viewing Days:  

Saturday 11th October Wednesday 29th October  Saturday 1st November 
        10am  12pm       2pm  4pm       10am - 12pm 



 Woodhouse Farm is offered for sale as a whole or in up to six lots and will appeal to a 
wide range of purchasers, from those seeking a substantial family home with land,     
agricultural interests and adjoining landowners as well as developers looking to       
capitalise on the exciting planning consent for three residential conversions within the 
traditional stone barns. With its impressive 8-bedroom farmhouse, characterful           
outbuildings, and 76.55 acres (30.98ha) of productive land, the property offers          
outstanding scope. 
 
The yard area includes an attractive range of traditional stone barns alongside a    
modern steel portal frame cubicle building. The traditional barns benefit from full     
planning consent (Application Reference 2024/1141/FPA) for conversion into three     
distinctive residential dwellings, complete with garaging facilities. This offers exciting   
potential for development, whether for family use, multi-generational living, or as       
investment opportunities.  
 
The land forming Woodhouse Farm extends to 76.55 acres (30.98ha) of grassland and 
sits north and south of the farmstead, with multiple roadside access points from    
Woodhouse Lane, Viver Lane, Haverflatts Lane and Mabbin Hall Lane. The land offers 
productive grassland and is classified on the Agricultural Land Classification as being 
Grade 3. The land is well fenced and watered by either natural or mains water supplies.  
 
Set in a superbly accessible South Lakeland location in the hamlet of Woodhouse, the 
location is just a short distance from the market town of Milnthorpe, with its range of 
everyday amenities and good access to the A6 leading north and south. The vibrant 

-minute drive 
away. Access to the M6 is situated only 3 miles east, at Crooklands making this an easily 
accessible holding.  



 
Lot 1   Guide Price - £850,000 
 
Comprising the farmhouse, yard and buildings extending to 2.21 acres or thereabouts. The 
farmhouse itself is a substantial 8-bedroom property, set proudly within the farmstead with 
gardens to the front. Arranged over three floors, it offers generous and flexible               
accommodation that is now ready for modernisation. This presents an exciting opportunity 
for purchasers to update and transform the house to their own taste.  
 
There is a range of stone barns with the benefit of planning consent for conversion to 3 
dwellings, together with a steel portal framed cubicle building with future planning           
potential, silage clamp and midden area.  
 
The traditional stone barns have planning consent under application reference 

2024/1141/FPA for conversion into three residential dwellings together with associated 
landscaping. The approved scheme provides for: 
 

- Barn One  proposed to be a three-bedroom property with kitchen and living area 
to the ground floor. Outside the property has a private garden space and         
garaging.  

- Barn Two  proposed as a five-bedroom detached property with open plan living, 
home office/gym, utility area and separate living space to the ground floor. This 
property has a generous garden which sits predominately to the front and        
garaging to the rear.  

- Barn Three  proposed as a four-bedroom detached property with open plan living, 
utility, office and sperate living room to the ground floor, offering flexible            
accommodation suitable for family living. Externally the gardens are positioned to 
the west on the area currently used as the silage clamp. Garaging is attached to 
the south elevation.  



 



 



 Each of the conversions has been thoughtfully designed to retain the charm and character 
of the original stone buildings while introducing modern layouts and amenities. The scheme 
also incorporates outhouses and garaging facilities, enhancing the overall appeal and 
practicality of the development. Approved landscaping requires the traditional orchard  
area to the west of the site to be restored with an agreed planting scheme.  
 
Currently there is a further steel portal framed cubicle building within the yard providing 
livestock accommodation and offers future planning potential and a silage clamp and  
midden area. The silage clamp will provide the garden area to Barn 3 when the planning 
permission is implemented. The buildings are as follows:  

Building  Description 
Approx.             

Dimensions (m) 
Approx. 

Area (m2)  

1 
Traditional stone barn  planning for conversion into 

three-bedroom property.    9 x 6 54 

2 

Traditional stone barn under slate roof, currently utilised 
as a wood store  planning for conversion into         

five-bedroom property.   16 x 13  208 

3 
Traditional stone barn under slate/sheeted roof -     

planning for conversion into a four-bedroom property.  25 x 7  175 
4 Car port  11. x 7 77 

5 
Storage building of part block walling under sheet roof 

construction.  11 x 7  77 
6 Hardstanding  former silage clamp 34 x 11 363 
7 Former midden area  11 x 14 154 

8 

Cubicle building - steel portal frame under sheet roof 
construction. Cubicles to each side and central feed 

passage.  28 x 24 672 

9 
Former parlour  proposed for conversion to garage 

for farmhouse.  14 x 9  126 

10 
Block built under sheet roof construction. Proposed for 

conversion into garages for Plots 1 and 2.  12 x 5  60 



 

 



  
Lot 2   Guide Price - £90,000 
Comprising a single field enclosure to the west of the farmstead extending to 8.60 acres. 
The land provides productive land and an area of the former railway line to the northern 
boundary. Roadside access is directly from Woodhouse Lane and mains water is available.  
 

Lot 3   Guide Price - £185,000 
Comprising 19.46 acres of productive grassland split into four field enclosures. The land 
has   direct roadside access from Woodhouse Lane and internal access thereafter. The land 
is bordered with a mix of stockproof fencing and stone walling and has mains water     
available.  
 

Lot 4   Guide Price - £25,000 
A single field enclosure of sloping grassland, extending to 2.29 acres. The land has     
roadside access from Mabbin Hall Lane and benefits from mains water. This block of land is 
ideal for those with smallholding, equestrian and amenity type interests.  
 

Lot 5  - Guide Price - £300,000 
Comprising 27.44 acres of land with good roadside access from Woodhouse Lane,      
together with water available. The land is split into three field enclosures and is productive, 
undulating land. The land has two footpaths which cross north to south.  
 

Lot 6   Guide Price - £150,000 
Comprising 16.55 acres of land,  being a block of good grazing land with some lower   
lying ground, split into four field parcels. The land has roadside access from Haverflatts Lane 
and has water available.  

 

Lot 2 



Lot 3 Lot 4  

Lot 5 Lot 6  



  

 

 

 
 

 
 

 
 
 

 
 

 
 

 
 
 
 
 
 
 

Lot  Area (ha) Area (ac) Description  Parcel Reference 

Lot 1  0.89 2.21 Farmyard SD5083 9648 

Lot 2 3.48 8.60 Meadowland SD5083 8245 

Lot 3  2.45 6.05 Meadowland SD5183 0156 

 1.67 4.12 Meadowland SD5083 9167 

 1.74 4.29 Meadowland SD5083 7955 

 2.02 5.00 Meadowland SD5083 9077 

Lot 4  0.93 2.29 Meadowland SD5083 7582 

Lot 5  SD5083 8329  3.87 9.56 Meadowland 

 SD5083 8214  2.87 7.08 Meadowland 

 SD5083 6125 4.37 10.80 Meadowland 

Lot 6  SD5083 6910  1.50 3.71 Pastureland 

 SD5083 4998 2.85 7.04 Pastureland 

 SD5083 5597  0.84 2.08 Pastureland 

 SD5083 6796 1.51 3.73 Pastureland 

TOTAL  30.98 76.55  LAND PLAN  



 

 
 

General Remarks 
Services  The farmhouse benefits from mains electricity, mains water, oil central heating and a private 
drainage system. Purchasers should satisfy themselves as to the working condition and compliance with 
the General Binding Regulations prior to exchange of contracts. Mains electricity and mains water is 
connected to the buildings. B4RN broadband is available and connected.  

The land has the benefit of mains water which is supplied from Woodhouse Farm. In the event that the 
property is sold in lots, purchasers will be required to install a sub meter for their respective lots. Lot 6 has 
a separate water supply which is a sub metered supply fed from Haverflatts Farmhouse. 

Please note: Armitstead Barnett LLP have not tested any of the above services and purchasers should 
satisfy themselves as to their presence and working condition  prior to exchange of contracts. 

Title and Tenure: The property is offered for sale Freehold with Vacant Possession upon completion. 

Sporting, Shooting & Mineral Rights: All sporting, shooting and mineral rights are included in the sale 
insofar as they are owned.  

The mine and mineral lights in Lot 6 are excluded from the sale.  

Access, Easements & Wayleaves: The property is sold subject to and with the benefit of all rights of way 
whether  public, private, light support, drainage, water, electricity and other rights and obligations,    
easements and quasi-agreements and restrictive covenants and all existing proposed wayleaves for 
masts, pylons, stays, cables, drains, water, gas and other pipelines whether referred to in these         
particulars and stipulations or not. We are aware of a gas pipeline which crosses the land as well as 
water pipes crossing the land for neighbouring properties. A B4RN wayleave is in place and there are 
two public footpaths crossing Lot 5.  

Method of Sale: The property is offered for sale by Informal Tender. The Vendor has reserved the right 
to amalgamate,  withdraw or exclude any part of the property shown at any time or to generally amend 
the particulars of order of sale. Parties wishing to offer should complete the Tender form at the rear of 
the sales particulars and return to Armitstead Barnett Lane Farm, Milnthorpe, Cumbria LA7 7NH by      
12 noon Wednesday 12th November 2025. FAO: Emma Hodkinson BSc (Hons) MRICS FAAV MNAEA. / 
Grace Allan.  

Plans, Photographs & Measurements: The measurements as stated within the particulars have been 
taken from the Ordnance Survey mapping system and LandApp. The information is provided for       
reference purposes only. The purchaser should have deemed to satisfy themselves as to the description 
of the property and any errors or mistakes shall not annul the sale or entitle any party to compensation 

on the plan. 

 

Viewings: Viewings are strictly by appointment with the sole selling agents. For the attention of Emma Hodkinson (née 
Lowis) BSc (Hons) MRICS FAAV MNAEA telephone 01539 751993. Please inform the agent if you are planning on 
attending the open viewing days. Where possible, we ask that all potential buyers look at virtual viewings in the first 
instance and get a bearing as to the location and area via Google maps where the area is less familiar.  

Construction Type : The farmhouse is of stone under slate construction. The farm buildings are a mix of stone, steel 
portal frame and sheet construction. Some of the buildings may contain asbestos and purchasers should satisfy     
themselves of this prior to the exchange of contracts.  

Restrictive Covenants: There is an overage on the cubicle building for a period of 25 years for 20% uplift in value 
should planning consent be gained in the future.   

Conservation Area: None that we are aware of.   

Unimplemented Planning Consents: We are aware that the stone barns forming part of Lot 1 have full planning    
consent for the conversion into three residential dwellings under application no. 2024/1141/FPA.  

Flooding : 
probability of flooding. 

Local Authority: Westmorland and Furness Council.  

Council Tax: Band F 

Basic Payment Scheme & Environmental schemes: There are no BPS entitlements included with the land and it is also 
free from any Environmental Stewardship schemes.  

Money Laundering Regulations Compliance: please bear in mind, that Armitstead Barnett will require from any     

which will leave a soft ID print, but will not   affect credit rating. 

Mortgage Referrals : We refer some sellers and buyers to Key Mortgage Advice and other mortgage brokers.  It is 
your decision whether you choose to deal with any person that we may refer you to including Key Mortgage         
Advice.  Should you decide to use Key Mortgage Advice you should know that we would receive a referral fee, typically 
between £100 and £700 per successful referral , which leads to mortgage adviser earning commission from them, for 
recommending you to them. 

SUBJECT TO CONTRACT.   

IMAGES TAKEN SEPTEMBER 2025 

What3words location: ///makes.played.paddocks 

 



 

 
Armitstead Barnett for themselves and the vendors or lessors of this property whose agents they are given notice that: 

01. All descriptions, plans, dimensions, references to conditions or suitability for use and necessary permissions for use and occupation and other details are given in good faith and are believed to be 
correct. Any intending purchaser or tenant should not rely on the statements of fact but must satisfy themselves by inspection or otherwise as the correctness of them. 02. Any electrical or other applianc-
es at the property have not been tested nor have the drains, heating plumbing or electrical installations. All intending purchasers are recommended to carry out their own investigations before Con-
tract.   03. No person in the employment of Armitstead Barnett LLP has any authority to make any representations or warranty whatsoever in relation to this property. 04. These particulars are produced 
in good faith and set out to the general outline only for the guidance of intended purchasers or lessees in order for them to make an informed decision regarding the property and do not constitute an 
offer or Contracts nor any part thereof. 05. Where the property or any part thereof is leasehold, any intended purchaser is advised to consider the terms of any existing Lease or Tenancy document or 
Agreement as to the term, rent, rent deposit, conditions and or covenants (if any) affecting the property. 06. All correspondence (whether marked or not) and all discussions with Armitstead Barnett LLP 
and or their employees regarding the property referred to in these particulars are subject to contract 
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