


Gloucester 3.5 miles, Gloucester station (London Pad-

dington 107 mins) 3.5 miles, Stroud 7 miles, Chelten-

ham 10 miles, Cirencester 17 miles. 

Hill Farm is a highly versatile smallholding situated part 

way up Upton Hill between Gloucester and Painswick. 

The Cotswold stone farmhouse and holiday cottages 

enjoy wonderful far reaching views across the City and 

Vale of Gloucester, and beyond to the backdrop of the 

Malvern Hills. Inside, the farmhouse retains many of its 

original features including a well sized stone cellar and 

timber fenestration inserts. The accommodation is 

arranged over three floors and includes a large farm-

house kitchen. The farmhouse is a wonderful character 

property with a huge amount of potential but would 

benefit from modernisation throughout.  

Hill Farm and the Hill Farm Cottages are situated in an 

attractive area at the foothills of the Cotswold AONB. 

Upton St. Leonards is located under a mile from the 

farm which provides a handful of pubs, shops and a 

primary school.  

The Farm is very well located to provide guests of the 

cottages with easy access to many of the county's most 

popular tourist destinations including: The 14th centu-

ry wool town of Painswick, regency Cheltenham and     

Cheltenham racecourse, The Cotswold Way, Prinknash 

Abby and Westonbirt Arboretum.  

There are a wealth of events that take place close to 

Hill Farm creating a ready demand for holiday accom-

modation. Premiership rugby at Kingsholm stadium, 

the Cheltenham Literary and Jazz Festivals and the fa-

mous Festival at Cheltenham Racecourse draw a vast 

number of people to the county each year.   





 

Hill Farmhouse is not Listed and sits towards 

the base of its own land. Historically, access has 

been taken via the rear door on the eastern 

elevation of the farmhouse leading to a con-

servatory which provides access to the boot 

room. From the boot room, the kitchen, study/

sitting room and a downstairs washroom are all 

accessible. The large kitchen/breakfast room 

benefits from a utility room and pantry. The 

separate dining room like most of the house 

has an excellent ceiling hight and a large win-

dow with timber fenestration inserts overlook-

ing the front garden.  

 

A stone staircase leads to the cellar whilst the 

traditional staircase taken from the entrance 

hall leads to the first floor. The first floor has 

three/four bedrooms, two of which have en-

suite bathrooms. There are a further two bed-

rooms and a bathroom to the second floor. The 

views of the surrounding countryside from the 

first and second floors are only enhanced, and 

whilst in need of modernisation throughout, 

the house has the potential to create a wonder-

ful family home or for a number of alternative 

uses subject  to the necessary planning         

consents.  

 

The garden at Hill Farmhouse surrounds the 

property to the western, northern and eastern 

elevations and is mainly laid to lawn with shrub 

beds and mature trees.   





All three cottages at Hill Farm are self contained with 

kitchens, bathrooms, and central heating. Churchdown 

Cottage and Coppers Hill Cottage share a sheltered and 

sunny courtyard with a fish pound.  

 

Robinswood Cottage is a Cotswold Stone barn convert-

ed to provide accommodation for up to two. The 

lounge/dinning room has an excellent view through 

the large picture windows that open to the side. A 

fitted kitchen, a bedroom suitable for twin beds, and a 

bathroom complete the accommodation.  

 

Churchdown Cottage provides accommodation for four 

guests. There are wonderful views from the lounge/

dinning room where the French windows open on to a 

small terrace and garden. Two double bedrooms and 

the bathroom are accessible from the entrance hall. A 

fitted kitchen with a gas hob and oven overlooks the 

courtyard.  

 

Coopers Hill Cottages adjoins Churchdown Cottage and 

follows a mirrored layout. The sitting room benefits 

from the same views as Churchdown Cottage including 

the small patio area and lawn outside.   



The land at Hill Farm is situated to the rear of the farm buildings and extends 

up towards the summit of Upton Hill. All three field enclosures are permanent 

pasture extending in total to about 9 acres of grazable land.  

 

The farm buildings at Hill farm are located to the east of the cottages. The 

buildings have been utilised for equestrian and general storage use however 

with the correct permissions, they could provide scope for alternative uses.  

 

The buildings comprise a 5x bay steel framed part clad agricultural storage 

building, a single bay brick and timber enclosed garage, and a 3x bay concrete 

block and steel enclosed building with 2x stables, tack room and workshop.  



IMPORTANT NOTICE: These particulars have been prepared in good faith to provide a general outline of the subject property. Whilst every effort has been made to 

ensure the details are accurate should there be any points which are particularly relevant to your interest in the property, please ask for further information/

verification. Nothing in these particulars shall be deemed to be a statement that the property is in good structural condition or otherwise, nor that any services, 

appliances, equipment, or facilities are in good working order. Prospective purchasers should satisfy themselves on such matters prior to purchase. These particulars 

do not constitute any part of an offer or Contract. Descriptions of the property are subjective and are used in good faith as an opinion and not as a statement of fact. 

Purchasers should make their own enquiries to ensure any descriptions are likely to match any expectations held of the property. Any photograph(s) portray only 

certain parts of the property. It should not be assumed that the property remains as displayed in the photograph(s). No assumptions should be made regarding the 

parts of the property that have not been photographed. Any areas, measurements, aspects or distances referred to are merely provided as a guide and are approxi-

mate. If such details are fundamental to a purchaser(s), prospective purchasers(s) must rely on their own enquiries. Details Prepared September 2023. Photos taken 

August 2023.  

From Gloucester take the B4073 to Painswick. On leaving the village of Upton St. Leonards and pass-

ing the Kings Head, Hill Farm can be found on the left after just 280 yards. 

 

Local Authority: Stroud District Council  
Services: Mains electricity, water, and gas. Private drainage. Information on which services are 
shared between the farmhouse and cottages is available upon request.   
Council Tax: Band G  
EPC:  Farmhouse (F) Robinswood Cottage (D) Churchdown Cottage (D) Coopers Hill Cottage (D) 
Tenure: Freehold  
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, support, drainage, water and 
electricity supplies and other rights and obligations, easements and quasi-easements and restrictive 
covenants and all existing and proposed wayleaves for masts, pylons, stays, cables, drains, water and 
gas and other pipes whether referred to in these particulars or not.  
There is a public footpath crossing over part of the land. Further details are available from the     
vendor's agent. 
Guide Price: £1 million  
Method of sale: Hill Farm is offered for sale by Informal Tender (unless previously sold) with best 
and final offers to be received by Noon on Monday 30th October 2023. 
Overage: Hill Farm cottages and the agricultural buildings will be sold subject to an uplift clause re-
serving a 25% share of any uplift in value attributable to residential or commercial development for a 
period of 25 years from the date of completion.  The vendors are willing to consider offers subject to 
no uplift clause.  
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