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Black House Farm is accessed via a spacious entrance vestibule, with adjacent cloakroom,
which leads directly into the large living room. There are additional external entrances into
the property via the utility room and the sitting room.

The impressive open plan living room, large enough for separate seating and dining areas,
features a magnificent inglenook stone fireplace with multi-fuel stove and a large arched
window created from the original barn door. A stone spiral staircase rises to the galleried
landing which overlooks the living room.

There are two further reception rooms; a sitting room with feature fireplace housing a
multi-fuel stove and cupboards inset into the alcoves, and a cosy dining room with curved
walls and a quarry tiled floor.

The well-planned kitchen houses bespoke hand-painted units with granite worktops,
undermounted butler sink and is equipped with a Miele triple oven and four-ring halogen
hob with extractor canopy over. Integrated appliances include a dishwasher, fridge and
freezer. There is a separate good-sized utility room housing fitted units, a sink, plumbing
for a washer and space for a dryer.

On the first-floor bedroom 1 enjoys far-reaching rural views and benefits from large walk-
in wardrobes and a beautifully appointed en-suite bathroom comprising free-standing




bath, shower cubicle, WC and twin pedestal wash basins. The bedroom can be accessed
from the main galleried landing or via a private staircase from the inner hall.

There are three further bedrooms. Bedrooms 2 and 3 both have walk-in wardrobes;
Bedroom 4 is currently utilised as a study. The bedrooms are complemented by a three-
piece bathroom comprising bath with shower over, WC and pedestal wash basin.

The cottage is entered into an entrance vestibule with two-piece cloakroom off. The
spacious open plan living dining kitchen has dual aspect windows, French doors opening
on to the patio, an open stone fireplace and benefits from underfloor heating. There is a
useful utility room which houses the central heating boiler.

There are two double bedrooms to the first floor, both having walk-in wardrobes and
open-plan en-suite bathrooms.

The property stands in a large garden plot, accessed by a gated cobbled driveway affording
extensive parking to the front and side of the property. There is a delightful stone-flagged
patio in front of the cottage which overlooks the small paddock and enjoys fabulous
panoramic views over Baitings Reservoir and beyond. To the side of the cottage is a walled
area housing a greenhouse and shed with direct access to the large level lawn located to
the side of the property and bordered by a mature shrubbery. There are two timber stables
in the grounds, ideal for keeping a pony at home or for creating garaging if required.

There is an opportunity to include within the sale the former
decommissioned Black House Reservoir which is now planted with trees.

Located within 2 miles of Ripponden village with excellent local amenities including a
village school, Heathfield Preparatory School and Rishworth School, health centre, dental
surgery, vets’ practice, church, library, and a selection of shops, bars and restaurants.

The M62 is within 15 minutes’ drive, providing excellent commuter links to the business
centres of Leeds, Bradford and Manchester and there is a mainline station in the nearby
towns of Littleborough and Sowerby Bridge,

Both the house and cottage have mains electric, gas and water with drainage to a septic
tank. Services to the cottage feed from the house. Gas central heating with boiler located
in the utility room.

Freehold.

From Ripponden traffic lights proceed up Rochdale Road (A58) for approximately 2miles.
Turn right up the cobbled Blue Ball Lane and then sharp right at the top on to Blue Ball
Road, pass the junction for Coal Gate Road on your left and the entrance for Black House
Farm is immediately on the right.










Approximate Gross Internal Area
3089 sq ft - 287 sqm
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Bedroom 2
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Approximate Gross Internal Area
1216 sq ft-113sqm
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IMPORTANT NOTICE
119a Halifax Road, Ri ppO nden HX6 4DA These particulars are produced in good faith, but are intended to be a general guide only and do not constitute any part of an offer or contract. No person in the employment of VG Estate Agent has any authority to make any representation of warranty whatsoever in
TeI' 0.] 422 822277 MObI|e 07787 relation to the property. Photographs are reproduced for general information only and do not imply that any item is included for sale with the property. All measurements are approximate. Sketch plan not to scale and for identification only. The placement and size of
. . all walls, doors, windows, staircases and fixtures are only approximate and cannot be relied upon as anything other than an illustration for guidance purposes only.
52’]045 MONEY LAUNDERING REGULATIONS
In order to comply with the ‘Money Laundering, Terrorist Financing and Transfer of Funds (Information on the Payer) Regulations 2017’, intending purchasers will be asked to produce identification documentation and we would ask for your co-operation in order that

E-mail: ripponden@ hOLISeS.Vg there will be no delay in agreeing the sale.



http://www.legislation.gov.uk/uksi/2017/692/pdfs/uksi_20170692_en.pdf
http://www.legislation.gov.uk/uksi/2017/692/pdfs/uksi_20170692_en.pdf

