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A SECLUDED AGRICULTURAL ESTATE IN 

UNDULATING SUFFOLK COUNTRYSIDE
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Sudbury 3 miles
Hadleigh 4 miles

Colchester 11 miles
Ipswich 14 miles
London 64 miles

Lot 1 – The Edwardstone Estate

Principal House | Farmhouse | 2 Cottages

Tenanted and in-hand Grade 2 farmland and woods about 857.61 acres (347.07 Ha)

Lots 2a & b – Nos. 1 & 2 School Green Cottages

A pair of semi-detached Victorian Cottages

Lot 3 – No. 2 Tye Went Cottage

A semi-detached Victorian cottage 

Lot 4 – No. 1 Willow Cottage

A semi-detached period cottage

Available as a whole or in up to 4 Lots

In all about 858.38 acres (347.39 Ha)





THE PROPERTY 
The Edwardstone Estate is a secluded agricultural estate
lying in attractive undulating Suffolk countryside.

HISTORY
The Estate was bought by Thomas Dawson, a successful London

merchant in the late 18th Century. It has since been passed down the

generations and via marriage to the current owners. This is the first time

the Estate has been available to purchase for over two hundred years.

The original Edwardstone Hall is believed to have been Tudor but 

this was replaced by a new Hall in 1832. The Hall was demolished 

in the 1950’s. The former coach house was converted to provide a

comfortable and spacious principal residence, in 1995.

The prominent Temple Bar gateway, the main entrance to the estate, 

is believed to have been modelled on the traditional western entrance to

the City of London which was demarcated by a stone gateway designed

by Christopher Wren. This has now been re-erected as an entrance to

the Paternoster Square development.

The Estate is a delightful residential and agricultural Estate comprising 

a contiguous block of land in an accessible yet peaceful part of South

Suffolk. In addition, to the principal Hall, there are six estate cottages

spread around the Estate including the gatehouse at Temple Bar with 

the Gardeners Bungalow nearby.

The farmland is a pleasing mixture of gently undulating commercial

arable land interspersed by good sized blocks of broadleaf woodland.

The Estate is in a quiet, yet easily accessible part of south Suffolk, 

3 miles to the east of Sudbury and 4 miles to the west of Hadleigh, 

two local market towns that provide most everyday shopping,

commercial and leisure requirements. The regional centres of

Colchester (11 miles), Ipswich (14 miles), Bury St Edmunds (15 miles)

and are all accessible and provide a broader range of regional level

services. The University City of Cambridge is about 32 miles to 

the west.

Road links are good with the A12 and A14 dual carriageways, and 

M11 motorway, providing good communications to London, Stansted

Airport and the national motorway network. Mainline rail services to

London (Liverpool Street) are available from Colchester Manningtree

and Ipswich with local services from Sudbury and Bury St Edmunds.





LOT 1 - THE EDWARDSTONE ESTATE 
Coloured pink on the plan – 857.61 acres (347.07 Ha)

EDWARDSTONE HALL
A beautifully situated principal residence which was originally the Coach

House. The attractive brick and slate house sits in well groomed gardens

and orchards and is approached over a 300 metre drive from the Temple

Bar Gatehouse. There is a large gravelled turning and parking circle in

front of the house. 

The front door and porch lead to a spacious attractive Hall with stairs to

the first floor and doors leading to the main reception rooms. There is a

south facing Drawing Room with an exceptional marble fireplace and

French doors opening onto the gardens. A well proportioned Dining

Room is situated close to the Kitchen/Breakfast Room with an Aga. There

is also a comfortable Sitting Room with double doors leading to the Study

which is lined with oak book shelves. Beyond the kitchen are domestic

offices including Utility and Boiler Rooms, and a Cloakroom.

The first floor is approached by two staircases. The principal staircase

rises to a spacious landing, partly shelved, which leads to three of the

bedrooms. The Principal Suite is cleverly designed and comprises the

Master Bedroom with an Ensuite Bathroom 1, neighbouring Dressing

Room/ Bedroom 2 with Bathroom 2. Also accessed from the main landing

is Bedroom 3, a double room with Ensuite Bathroom 3. From the main

landing a passage leads to the secondary landing which is also served 

by the back staircase accessing Bedrooms 4, 5 and 6 and Bathroom 4.



OUTBUILDINGS
Adjoining the house are extensive brick built Garages used for

workshops, fuel storage, garaging and general storage and are a

useful adjunct to the main House.

Beyond is a former Victorian Laundry constructed of brick walls

under a slate roof and comprising two large rooms currently used as

a workshop and storage. 

There are a number of buildings and an attractive brick cart shed

located close to the gardens which provide implement and general

storage.

These are useful buildings which, with the appropriate planning

consent, could provide additional accommodation ancillary to the

principle house.

GARDENS
The gardens surround the house with areas of mature trees and

seasonal bulbs. On the southern side of the house is a south facing

walled lawned garden with a terrace beside the house and occasional

shrubs and specimen trees. Flanking the walled gardens are 2

orchards with a mixture of fruit trees. At the back of the house

outside the Sitting Room and Study is a delightful courtyard with a

central area of lawn surrounded by a paved path and borders. 

Services

Mains water, electricity, oil fired central heating and private drainage

to treatment plant.



EDWARDSTONE HALL

For identification purposes only. Not to scale.



TEMPLE BAR COTTAGE
The cottage is part of the prominent main gate to the estate. There is a

main archway, a secondary pedestrian arch and the cottage which has

an octagonal tower and a castellated parapet. This unusual building is

constructed of brick with casement windows and has accommodation

on three floors.

Ground Floor – Hall, sitting room, kitchen and bathroom.

First Floor – 2 bedrooms

Second Floor – 1 bedroom 

Gardens and Outbuildings

The house is approached through a cottage garden which is lawned with

various shrubs and flowerbeds. 

Services

The property has mains water, electricity and private drainage.

Occupation

The Cottage is currently let on an Assured Shorthold Tenancy

GARDENERS COTTAGE
The cottage is situated close to the Temple Bar Gate in a good sized

garden surrounded by trees. The single storey cottage is constructed of

rendered elevations under a slate roof. The accommodation is spaciously

laid out providing:

Ground Floor – Kitchen, sitting room, bathroom, bedroom 1, WC,

bedroom 2/study.

Gardens and Outbuildings

Outside there are well tended gardens and numerous outbuildings, 

some of which belong to the occupant.

Services

Mains water, electricity and private drainage.

Occupation

The cottage is currently occupied by a former Estate worker on a 

life tenancy.



TEMPLE BAR COTTAGE

TEMPLE BAR COTTAGE GARDENERS COTTAGE

For identification purposes only. Not to scale.

GARDENERS COTTAGE



PARK FARM
One of the Estate’s farms of 261.55 acres (105.85 Ha),
currently let on a Farm Business Tenancy with 22 years
remaining. The boundaries to the farm are shown by 
a red line on the sale plan.

PARK FARMHOUSE
Park Farmhouse is a peacefully situated period property with
attractive southerly views and is approached over the principle
estate drive and a farm track.

The house has attractive elevations and is timber framed with
brick elevations under a pantile and slate roof.

The spacious and well laid out accommodation is as follows:

Ground Floor – Drawing room, dining room, study, kitchen/
breakfast room, conservatory/living room, utility room and WC.

First Floor – 4 double bedrooms, 2 bathrooms.

Gardens
The well kept gardens lie mainly to the east of the house and
encompass the River Box and are a mixture of lawns, borders and
beds interspersed by numerous ponds and water features.

Services
Mains water, electricity and private drainage.

FARMBUILDINGS
To the rear of the house are relatively small scale farm buildings

used for equipment and machinery storage.

FARMLAND
The farmland totals about 261.55 acres (/Ha) and lies in a compact

block around Park Farmhouse. It is a mixture of 

large fields of commercial arable land and smaller enclosures 

of pasture close to the River Box.

FARM BUSINESS TENANCY
The Farm Business Tenancy was granted in October 2008 for 

a term of 25 years with a current rent of £22,500 per annum.



For identification purposes only. Not to scale.

PARK FARMHOUSE



THE FARMBUILDINGS
The Estate’s farmbuildings are located opposite Temple Bar with access

from a country road. There is a useful area of concrete hard standing

with 3-phase electricity and a water tank on which are located:

Grainstore - (100’ x 80’) a modern steel portal frame ventilated

grainstore with approx. 8 ft’ grain walling and corrugated fibre cement

cladding and roof. The fan house at its rear houses an ambient ventec

fan with humidity controls and propane gas heaters.

Storage barn - (45 ft’ x 30 ft’) open fronted monopitch barn, 

with concrete block and timber clad walls under a corrugated 

asbestos roof.

THE FARMLAND
The remainder of the Estate’s farmland extends to 596.21 acres 

(241.29 Ha) and lies in a compact block around the principal 

dwelling and parkland. The River Box runs through the Estate 

from the north and provides an attractive feature with the land 

generally undulating towards it.

Around the drive and Edwardstone Hall are areas of grazed pasture 

and parkland.

The arable land is well laid out with good access via internal farm roads

and publicly adopted country lanes. The fields are generally large in size,

average field size is 23 acres (91⁄2 Ha), and regular in shape and therefore

suitable for modern commercial farming practices. 

The land is classified about 50% Grade 2 and 50% Grade 3, with the 

soils being predominantly calcareous clay loams of varying depth and

weight belonging to the Ashley, Hornbeam 3 and Hanslope Series. 

There are some lighter soils belonging to the Ludford Series, adjacent 

to the River Box.

The farmland is mainly drained by modern plastic and older tile

schemes and there are few, if any wet spots. The land facilitates 

flexible cropping and has grown field vegetables but is now based 

on winter wheat, sugar beet, barley and oil-seed rape. Average yields, 

we understand to be in excess of 4t/acre for first winter wheats with 

oil-seed rape achieving 25cwt/acre.

FARMING SYSTEM
All of the Estate’s farmland is let on Farm Business Tenancies. 

Park Farm tenancy details are outlined above.

The 106.20 acres (92.98 Ha) of land at Lynn’s Hall at the north of the

Estate is let until 11 October 2011 with the current rent being £8,000

per annum. The Entitlements to the Single Payment Scheme associated

with this land belong to the Tenant.

The majority of the rest of the land (369.04 acres/ 149.35 Ha) is known

as Lodge & Home Farm and is let in two parcels until September 2011

with a combined rent of £44,273 per annum. The SPS Entitlements will

revert to the Landlord at the end of the tenancy.

A grass field to the east of the Hall is occupied on licence for equestrian

purposes and vacant possession will be granted on completion.

THE WOODLAND
The woods are an important feature and include 4 named woods,

Cowper’s, Messine, Park and Stallington Woods. These are all

predominantly stocked by traditional English woodland species 

such as oak, ash, beech, lime and cherry. They provide an important

wildlife habitat with Cowper’s, Park and Stallington woods designated

Ancient Semi-Natural Woodland and SSSI’s.

There are also mature woodland areas alongside the River Box with

mainly willow and alder with some younger plantations around the 

Hall and farm buildings. There are also plantations of cricket bat 

willow in varying stages of maturity.

SPORTING
The estate has had a shoot in the past which was run as an enjoyable

family shoot. The combination of the woods and undulations provide

the nucleus of a low key pheasant shoot.



LOTS 2A & 2B - NOS. 1 & 2 SCHOOL GREEN
COTTAGES
Coloured yellow on plan- 0.40 acres (0.16 Ha)

A pair of Victorian semi-detached cottages situated in a rural setting

with views over farmland. Each cottage is situated within a good sized

garden with separate access from a country lane and an area for

parking. The cottages are constructed of brick under a steep pitch plain

tile roof with the accommodation laid out over two floors:

Ground Floor – Sitting room, kitchen, bathroom, rear lobby.

First Floor – 2 double bedrooms.

Outside

To the rear of the cottages and adjoining are a range of outbuildings

providing utility space and storage. The gardens are situated to the front

and rear of the house and are mainly down to lawn with flowerbeds 

and shrubs. 

Services

Mains water, electricity, private drainage to a treatment plant.

Occupation

Both cottages are let on Assured Shorthold Tenancies.

NO 1 SCHOOL COTTAGES NO 2 SCHOOL COTTAGES



LOT 3 - NO. 2 TYE WENT COTTAGE
Coloured green on plan- 0.13 acres (0.05 Ha)

A semi-detached period cottage constructed of brick under a tile roof.

The cottage is situated on a quiet country road in a slightly elevated

view affording southerly views over farmland. The accommodation is

arranged over two floors as follows:

Ground Floor – Hall, sitting room, kitchen, bathroom, sun room,

scullery;

First Floor – Twin bedroom, double bedroom and single bedroom/study.

Outside

There are some outbuildings to the rear and well kept gardens to the

rear and side with a small area of parking adjacent to the house.

Services

Mains water, electricity and private drainage.

Occupation

Statutory Tenancy with a fair rent charged.

NO 2 TYE WENT COTTAGE



NO 1 WILLOW COTTAGE

LOT 4 - NO. 1 WILLOW COTTAGE
Coloured brown on plan- 0.24 acres (0.10 Ha)

A period semi-detached cottage in a village setting on the edge of

Edwardstone. The cottage is situated in a good sized garden which is

mainly to the rear and has an area of parking. The cottage is

constructed of painted, rendered elevations under a slate roof with

double glazed windows. The accommodation is arranged over two

floors as follows:

Ground Floor – Sitting room, Kitchen, Pantry and Bathroom

First Floor – Two double bedrooms and single bedroom

Outside

Adjacent to the coottage is a shed used as a workshop and storage area.

There is a small garden mainly down to grass with flowerbeds at the

front and a large, thin garden extending to the rear with attractive views

backing onto farmland.

Services

Mains water, electricity and mains drainage.

Occupation

Statutory Tenancy with fair rent charged.



GENERAL REMARKS & STIPULATIONS
Method of Sale The Edwardstone Estate is available by private treaty as a whole or in up to 4 Lots.

Tenure The freehold ownership of the Edwardstone Estate is available subject to the Leases and Licences

outlined in these particulars.

Holdover A right to Holdover for the Vendors for the use of grain stores until 29 February 2012. 

Single Payment Scheme The Estate is registered for the Single Payment Scheme. A number of Entitlements to

receive the Single Payments are held by Tenants. Entitlements that are held by the Estate or will be returned at

the end of existing farm business tenancies are as follows:

Entry Level Stewardship Scheme There is an Entry Level Stewardship Scheme on the estate that terminates on

31st May 2011.

Sporting Rights The sporting rights are sold with the freehold of the property. There is a retained right to stand

guns on the south of the River Box on the south-western boundary of the Estate.

Minerals The mineral rights are included in the sale insofar as they are owned.

Special Designation The entire estate is within a NVZ. Cowpers Park and Stallington Woods are all designated

SSSI’s and Ancient Semi-Natural Woodland.

Employees There are none.

Planning Park Farmhouse and Temple Bar are both Listed Grade II. There are a number of planning consents

which affect the Hall and other buildings on the Estate and a planning schedule is available from the Vendor’s

Agent.

Improvements, Fixtures and Fittings All those items usually regarded as ‘tenant’s fixtures and fittings’ are

specifically reserved from the sale. 

Wayleaves, Easements and Rights of Way The property is being sold subject to and with the benefit of all rights

including rights of way, whether public or private, light, sport, drainage, water and electricity supplied and

other rights and obligations, easements and quasi-easement and restrictive covenants and all existing and

proposed wayleaves for mast, pylons, stays, cables, drains, water, gas and other pipes whether refereed to in

these particulars or not.

A number of footpaths and public rights of way cross the Estate and these are shown on the location plan.

VAT Any guide prices quoted or discussed are exclusive of VAT. In the event that a sale of a property or any

part of the property or Entitlements, become a chargeable supply for the purposes of VAT, such tax will be

payable in addition to the purchase price. 

Health & Safety Given the potential hazards of a working farm, we would ask you to be as vigilant as possible

when making your inspection for your own safety, particularly around the farm buildings and machinery. 

Solicitors

Barker Gotelee, 41 Barrack Square, Martlesham Heath, Ipswich IP5 3RF Telephone 01473 611211

VIEWINGS
All viewings must be made strictly by appointment through Strutt & Parker or Summers Wykes-Sneyd

London: 020 7629 7282 Ipswich: 01473 220422 Ipswich: 01449 761861

Contact: Matt Sudlow Contact: Giles Allen Contact: Hector Wykes-Sneyd

Lot Property Description Tenure Rent (p.a.)

1 The Hall and grounds Residential Vacant Possession

1 Temple Bar Residential AST £6,600

1 Gardeners Cottage Residential Retired Employee

1 Park Farm Agricultural FBT (Terminates Oct. 2033) £22,500

1 Lodge & Home Farms, land and buildings Agricultural FBT (Terminates Sept. 2011) £44,273

1 Lynns Hall land Agricultural FBT (Terminates Sept. 2011) £8,000

1 Woodland Vacant Possession

1 Park Grassland Grazing Vacant Possession

2 No.1 School Green Cottages Residential AST £6,180

2 No.2 School Green Cottages Residential AST £7,020

3 No.2 Tye Went Cottage Residential Rent (Agriculture) Act 1976 £4,342

4 No. 1 Willow Cottage Residential Rent (Agriculture) Act 1976 £4,394

Type Block No. Quantity (Ha) Unit Value £(2010) 

Normal 10725766 5.70 285.53

Normal 10725766 136.12 285.53

Normal 10725767 0.36 207.37

Normal 10725767 11.50 207.37

Total 153.68



If you require this publication in an alternative format, please contact Strutt & Parker on 020 7629 7282 or Summers Wykes-Sneyd on 020 7629 7282. IMPORTANT NOTICE Strutt & Parker LLP for themselves and for the Vendors of this property, whose agents they are, give notice that: 1. The
particulars are intended to give a fair and substantially correct overall description for the guidance of intending purchasers and do not constitute part of an offer or contract. Prospective purchasers and lessees ought to seek their own professional advice. 2. All descriptions, dimensions, areas, reference
to condition and necessary permissions for use and occupation and other details are given in good faith, and are believed to be correct, but any intending purchasers should not rely on them as statements or representations of fact, but must satisfy themselves by inspection or otherwise as to the correctness
of each of them. 3. No person in the employment of Strutt & Parker LLP has any authority to make or give any representations or warranty whatever in relation to this property on behalf of Strutt & Parker LLP, nor enter into any contract on behalf of the Vendor. 4. No responsibility can be accepted
for any expenses incurred by intending purchasers in inspecting properties which have been sold, let or withdrawn. Photographs taken and particulars prepared May 2011. MEASUREMENTS AND OTHER INFORMATION All measurements are approximate. While we endeavour to make our sales
particulars accurate and reliable, if there is any point which is of particular importance to you, please contact this office and we will be pleased to check the information for you, particularly if contemplating travelling some distance to view the property

Reproduced from the Ordnance Survey
Mapping with the permission of the
Controller of Her Majesty’s Stationery
Office. Crown Copyright
(ES10008525). NOT TO SCALE

Reproduced from the Ordnance Survey
Mapping with the permission of the
Controller of Her Majesty’s Stationery
Office. Crown Copyright
(ES10008525). NOT TO SCALE







Tel: 020 7629 7282
13 Hill Street
London W1J 5LQ
london@struttandparker.com
www.struttandparker.com

Tel 01473 214 841
11 Museum Street, Ipswich
Suffolk IP1 1HH
ipswich@struttandparker.com
www.struttandparker.com

Tel: 01449 761861
Lodge Office, Coddenham

Ipswich, Suffolk IP6 9QB 
htws@sw-s.co.uk

www.sw-s.co.uk


