
EAGLE FARM 
STANDLAKE, WITNEY, OX29 7RZ



4 bedroom, 2,929 sq ft period farm house | Delightful 
walled garden and outbuildings | Range of farm buildings 
with enormous potential for alternative use | Fishing Lakes 
producing a significant investment income | Farmland of 
approximately 155 acres 

For sale as a whole or in up to 6 lots by Private Treaty.

In all about 222.32 acres (89.97 hectares)

EAGLE FARM 
STANDLAKE, WITNEY, OX29 7RZ

•	Oxford 12 miles (trains to Marylebone 1 hour) 
•	Witney 6 miles 
•	Burford 12 miles 
•	Didcot 15 miles (Trains to London Paddington 40 mins)  

A VERY ATTRACTIVE UNLISTED 
FARM HOUSE, RANGE OF FARM 
BUILDINGS, 155 ACRES OF 
FARMLAND AND SUPERB CARP 
FISHERY LAKES, ALL LOCATED IN 
AND AROUND A SOUGHT AFTER 
VILLAGE.





Description
Eagle Farm together with land at Church Farm and Fishing Lakes is 
offered to the market as a whole or in up to 6 lots. Eagle Farm itself 
is a landmark farmstead situated in a prime location at the end of 
the attractive Standlake High Street. The property comprises Eagle 
Farm House, a range of farm buildings with enormous appeal and 
potential, three coarse fishing lakes which are part of a renowned 
carp fishery (currently let out) producing a valuable income and, 
approximately 155 acres of farmland which is let by way of a Farm 
Business Tenancy until September 2025.

Lot 1
Coloured pink on the attached plan. 
About 16.19 acres (6.56 hectares)

Eagle Farm House is an imposing stone-built farmhouse situated at 
the northeastern end of Standlake High Street. The house is set back 
from the public highway and is approached over a gated entrance 
into a gravelled turning and parking area. The house has been in the 
same family ownership for three generations and is offered for sale 
for the first time since the Second World War.

The accommodation is as shown on the floor plan but includes a 
good sized entrance hall leading to a double aspect dining/drawing 
room with doors onto the rear terrace and an open fireplace. A door 
on the other side of the hall opens into the sitting room with bay 
window, fireplace and door into the kitchen and breakfast area with 
wall and base units and a built in oven. From the rear door there is 
a good sized utility area with Larder, now housing the oil fired boiler. 
Beyond is a study with a shower room and w.c. and handbasin.

On the first floor are four good bedrooms, a family bathroom and 
airing cupboard. Despite not having been lived in for some time, and 
therefore in need of updating, the house is very welcoming and is 
well laid out.

The utility door leads to a covered area which links the house to a 
store and three stables as shown on the floor plan. To the rear of the 
house is an area of lawn which leads into a charming walled garden. 
Beyond the wall is an area of former orchard.





Lo
t 4

Lo
t 4

Lo
t 4

Lo
t 4

Lo
t 4

Lo
t 4

Lo
t 4

Lo
t 4

Lo
t 4

Lo
t 6

Lo
t 6

Lo
t 6

Lo
t 6

Lo
t 6

Lo
t 6

Lo
t 6

Lo
t 6

Lo
t 6

Lo
t 1

Lo
t 1

Lo
t 1

Lo
t 1

Lo
t 1

Lo
t 1

Lo
t 1

Lo
t 1

Lo
t 1

Lo
t 3

Lo
t 3

Lo
t 3

Lo
t 3

Lo
t 3

Lo
t 3

Lo
t 3

Lo
t 3

Lo
t 3

Lo
t 2

Lo
t 2

Lo
t 2

Lo
t 2

Lo
t 2

Lo
t 2

Lo
t 2

Lo
t 2

Lo
t 2

Lo
t 5

Lo
t 5

Lo
t 5

Lo
t 5

Lo
t 5

Lo
t 5

Lo
t 5

Lo
t 5

Lo
t 5

D
ra

in

66
.2

m

65
.1

m

65
.9

m

1.83m RH
CD

FB

Sl
ui

ce

W
at

er

Sl
ui

ce

Riv
er W

ind
rush

Mo
at

Def

Po
nd

FB
s

1 .
83

m
 R

H

Po
nd

Drain

G
au

nt
 M

ill 
C

ot
ta

ge

1.83m
 RH

CR

Sl
ui

ce

Re
se

rv
oi

r

Ri
ve

r W
in

dr
us

h

Tr
ac

k

Def

FB

FB

G
P

65
.9

m

Sl
ui

ce

Br
id

ge
s

W
ei

r

65
.5

m

FB G
au

nt
 M

ill

Br
oa

d

W
ei

r
W

ei
r

W
ei

r

65
.7

m

FB

V
illa

ge

60

57

FB

50

65
.8

m

49

Ha
ll

T
en

ni
s 

C
ou

rt
s

P
la

y 
A

re
a

Drain

Se
w

ag
e

W
or

ks

Ta
nk

s

Ta
nk

s

Und

RA
C

K 
EN

D

Ra
ck

 E
nd

36

Riv
er

 W
ind

ru
sh

39

M
ea

d
ow

 V
ie

w

65
.9

m

48

(N
ur

sin
g 

Ho
m

e)

Drain

Dra
in

Drain

E
l S

ub
 S

ta

29

32

66
.0

m

19

25

65
.9m

Sewage Pumping Station

18

22

17

11

Ra
ck

 E
nd

Track

W
at

er

CR

P
at

h 
(u

m
)

P
a

th
 (

um
)

FB

Def

P
at

h 
(u

m
)

Po
nd

Ri
ve

r W
al

k

HouseBay Tree Cott

Tr
ac

k

Lincoln

5

67
.2

m

C
LO

SE

Ra
m

le
h

Bu
tts

Cot
ta

ge

(d
is)

66
.5

m

CHURCH END

Th
e 

O
ld

 R
ec

to
ry

1

LIN
C

O
LN

St
 G

il e
s' 

C
h u

rc
h

67
.3

m

River
Windrush

5

C
ar

P
ar

k Pr
im

ar
y 

Sc
ho

ol

M
ar

ke
t G

ar
de

n

St
an

d
la

ke
 C

 o
f E

1

2

34

Chu
rc

h F
ar

m
 C

lose

W
at

er

W
at

er

T
ra

ck
Un

de
rd

ow
n 

Lo
w

er
 D

itc
h

W
at

er

O
ve

rfl
ow

Track

D
ra

in

G
re

en

Th
e

6a

Thre
eways

Windrush

Sw
ift

 C
ot

ta
ge

7

11

Yew Tree Cottages

Hor
ns

 W
ay

1

1a

Sl
ui

ce

Mill Le
at

O
ve

rfl
ow C

hu
rc

h 
M

ill

67
.5

m

TH
E D

OWNS

67
.3

mM
ill

C
ot

ta
ge

Un
d

er
d

ow
n 

Fa
rm

FB
s

Po
nd

24

20

1

22

12

5

Path 
(um)

7

3

Els
den

e

To
rm

er
e

67
.7

m

La
ke

sid
e

Kin
gsto

n

Pe
ra

ny

Do
w

nla
ke

W
at

er
sm

ee
t

HEYFORD CLOSE

1

12

Drai
n

7

15

4

2

Bu
ng

al
ow

s

Th
e

1a 1

1

TH
E G

LE
BE

Walnut V
iew

CHURCH M
ILL 

CLO
SE

Malla
rd

s

68
.0

m

Be
rry

 T r
ee

 H
ou

se

Hawthorn Cotta
ge

G
le

nd
en

e

Tr
ac

k

Ho
pp

er

C
on

ve
yo

r

C
ut

m
ill 

Fa
rm

E
l S

ub
 S

ta
La

ke

Tr
ac

k

Ta
nk

C
hi

m
ne

y

Fa
ct

or
y

Po
nd

C
ar

 P
ar

k

Windrus
h

Rive
r

Medley Brook

Path

W
at

er

SS

WINDRUSH WAY

2

30

29

A
re

a
P

la
y

Sh
el

te
r Sh

el
te

r

68
.2

m

5

LB

10

19

Dr
ift

woo
d

40

15

16

70
.6

m

G
er

el
a

THE DOWNS

72
.6

m

M
er

ry
fie

ld Lil
lip

ut

As
hb

our
ne

Sp
rin

gw
el

l

Un
d

er
d

ow
n 

Fa
rm

Dow
ns

 V
iew

C
he

rin
gt

on

Dr
ain

Sta
ndlake Brook

M
ed

le
y 

Br
oo

k

FB

Tr
ac

k
C

ar
 P

ar
k

6

4
2

1

3

8

10

7

Murale

High View

5

1

A
sh

rid
ge

Re
ct

or
y

C
ot

ta
ge

Po
nd

Yo
ut

h 
C

en
tre

2

66
.0

m

1a

5

3

1b

G
re

en
G

P

3

PW

C
ot

t a
t t

he1

D
un

d
ar

g

66
.1

m

Th
e

Lin
den

Cur
c h

66
.4

m

En
d 

Cot
ta

ge

TC
B

C
ot

ta
ge

TH
E  

BU
TT

S

F is
he

rm
an

's Cot
ta

ge

Hou
se

12

10

21

(P
H)

Th
e 

Be
ll I

nn

Te
m

pl
e

Ho
us

e

17

10

PO

9

11

65
.6

m

19

15

14

So
ut

hw
ol

d

7

W
O

O
D

LA
N

D
S

1

2

D
en

ha
m

CHA
PE

L L
AN

E11

Pi
gg

er
y

Ho
us

e

Tr
in

itySo
ut

hf
ie

ld

Ze
rib

a

C
ot

ta
ge

Ho
us

e

Sta
ndla

ke
 M

ano
r

29

HIG
H ST

RE
ET

39

65
.5m

41

2 9a

25

37

12

35

24

23

15

11

A
llo

tm
en

t G
ar

de
ns

Th
e 

Bu
tts

Tr
ac

k

1 0

20

8

7

12

2

1

C
ar

av
an

 S
ite

17

14

47

58

49

46

15

1

11 50

36

53

Fa
ct

or
y

69b

Th
e 

M
ews

22

69a

67

Li
nc

ol
n

Fa
rm

ho
us

e

El
 S

ub
St

a

Lin
coln

 Fa
rm

 Pa
rk 

(H
olid

ay C
entre

)

16
3

89

87

91a

Pp
g 

St
a

Se
w

ag
e

84

16

Bu
ng

al
ow

Th
e Pat

ch

Ea
gl

e

Th
e 

M
an

or

Fa
rm

7

Po
nd

D ra
in

64
.9

m

Dra
in

La
ke

sid
e

La
ke

64
.7

m

Drain

25

2

26

28

12

MANOR CRESCENT

30

28
a

34

42

65
.4

m

Dra
in

El S
ub

 S
ta

55

Fa
rm

Ho
rc

ut
t

La
ke

S
ta

nd
la

ke
 C

om
m

on

167

65
.1

m

Drain

68

67a

65

LB

59

69

Ho
us

e

HIG
H ST

RE
ET

65
.2

m

A
m

be
rle

y

8

El Su
b 

Sta

1

11

4

1

Dra
in

91c

16
1

97

15
9b

15
9c

15
9a

M
an

or
 F

ar
m

95

91

Te
le

ph
on

e

Ex
ch

an
ge

PH

93

90

St
on

es
Fa

rm

Po
nd

76

14
3

13
7

St
an

dl
ak

e

86

W
ate

r

8

Po
nd

FB

W
at

er

Track

W
at

er

E
l S

ub S
ta

15
9

65
.1

m

65
.1

m

92

Th
e

Bu
rro

w

Ho
us

e

153

G
ar

ag
e ABINGDON ROAD

128

138

N
ew

1 45

LANGLEY'S L
ANE

Drain

Sc
ho

ol
Th

e 
M

ul
be

rry
 B

us
h

N
or

th
 E

nd

71
55

9.
18

 h
a

22
.6

9

82
03

10
.3

9 
ha

25
.6

9

90
77

8.
48

 h
a

20
.9

5

90
30

0.
12

 h
a

0.
31

94
14

2.
26

 h
a

5.
57

88
24

0.
07

 h
a

0.
17

02
09

1.
09

 h
a

2.
68

88
21

0.
58

 h
a

1.
44

91
65

6.
87

 h
a

16
.9

7

06
88

A
6.

95
 h

a
17

.1
7

06
88

B
2.

56
 h

a
6.

33

98
49

3.
11

 h
a

7.
68

92
20

0.
05

 h
a

0.
12

89
30

0.
04

 h
a

0.
10

91
25

0.
05

 h
a

0.
12

16
15

3.
30

 h
a

8.
16

19
15

0.
32

 h
a

0.
78

13
59

6.
68

 h
a

16
.5

1

14
01

0.
14

 h
a

0.
34

97
04

0.
16

 h
a

0.
40

10
09

8.
93

 h
a

22
.0

7

17
83

0.
06

 h
a

0.
15

23
34

5.
12

 h
a

12
.6

4

19
67

0.
08

 h
a

0.
20

17
83

0.
04

 h
a

0.
09

17
83

0.
08

 h
a

0.
19

25
87

0.
11

 h
a

0.
28

22
66

0.
03

 h
a

0.
06

23
84

0.
01

 h
a

0.
03

26
94

0.
04

 h
a

0.
10

24
90

0.
01

 h
a

0.
04

26
90

0.
04

 h
a

0.
10

30
89

0.
37

 h
a

0.
91

21
05

0.
04

 h
a

0.
10

37
17

0.
09

 h
a

0.
23

35
70

0.
36

 h
a

0.
90

41
62

0.
29

 h
a

0.
73

27
87

0.
01

 h
a

0.
02

24
84

0.
01

 h
a

0.
03

30
63

3.
72

 h
a

9.
18

31
53

0.
10

 h
a

0.
25

33
51

4.
13

 h
a

10
.2

0

39
71

0.
07

 h
a

0.
17

41
71

3.
83

 h
a

9.
47

N
ot

 to
 S

ca
le

 - 
Fo

r I
de

nt
ifi

ca
tio

n 
Pu

rp
os

es
 O

nl
y

D
ra

w
in

g 
N

o.
 Y

21
74

5-
05

   
 D

at
e 

22
.0

5.
24

Ba
se

d 
on

 O
rd

na
nc

e 
Su

rv
ey

 1
:2

,5
00

m
ap

pi
ng

 w
ith

 th
e 

pe
rm

iss
io

n 
of

th
e 

Co
nt

ro
lle

r o
f H

M
SO

 C
ro

w
n 

Co
py

rig
ht

Li
ce

nc
e 

N
o.

 V
A

 1
00

03
34

16





Lying primarily to the south of the house, and accessed via a second separate entrance, are the farm buildings 
comprising: -

A stone under slate Workshop/Brooder Shed with open fronted central area. A substantial Granary building 
of brick under corrugated roof housing 5 grain bins and grain handling plant with a steel framed Lean To. At 
the southern end of the farmyard is a more modern Grain Store (and adjoining fan house) of portal framed 
construction with corrugated roof and side cladding, again housing Grain Bins. On the western side of the yard 
is a five bay open fronted Machinery Store of steel framed under corrugated roof construction. A Livestock Shed 
of  block under corrugated roof construction on the north side of the old farmstead completes the buildings.

In total the farm buildings extend to approximately 7,823 sq ft (727 sq m) and please note our comments under 
planning below.

There is a third access to the farmstead from the north east from Rack End (the Northmoor Road) which 
provides enormous flexibility in any future division of the buildings. 

To the south east of the farmyard are two enclosed paddocks leading to a third as yet un-fenced paddock. 

All in all, Eagle Farmhouse and farmyard represent an increasingly rare opportunity 
for a Purchaser to develop and put their own stamp on a period farmstead within 
a village.

Lot 2 Farmland to the south west of Standlake
Coloured blue on the attached plan.
About 17.17 acres (6.95 hectares)

The southern part of a predominantly flat field accessed from the public highway 
to the south. Vacant possession available October 2025.

Lot 3 Farmland to the south of Standlake
Coloured yellow on the attached plan. 
About 39.66 acres (16.05 hectares)

A level block of two enclosures used historically for arable and now in grass with 
road frontage to the A415 and access from the west and south. Vacant possession 
available October 2025.

Lot 4 Southern Land at Church Farm, Standlake 
Coloured green on the attached plan.
About 36.83 acres (14.91 hectares)
Vacant possession available October 2025.

Lot 5 Northern Land at Church Farm, Standlake
Coloured Orange on the attached plan.
About 46.64 acres (18.87 hectares)
Vacant possession available October 2025

Lot 6 Fishing Lakes
Coloured Purple on the attached plan.
About 65.83 acres (26.63 hectares)

Comprising Oxlease Lake, Hunts Corner Lake and Hunts Corner Pond together 
with the surrounding land, the fishing lakes are operated as part of the wider 
Linear Fisheries complex, which is regarded as one of the best day ticket Carp 
fishing venues in the country. The operator currently provides 40 swims on the 
well-stocked Oxlease Lake, which has a Common Carp Lake record of over 52 lb. 
Hunts Corner Lake currently provides 10 swims and has a Common Carp record 
of over 45lb. Hunts Corner Pond is stocked with Roach, Rudd and Perch with 
some Carp. 



The Lakes are leased to the current occupier on a 25 year lease 
from 2019, but with a break clause upon 18 months notice. The 
Lakes are therefore appealing either as an investment property 
or alternatively to a hands on operator. The Carp fishery stock 
belongs to the Tenant and are specifically excluded from the 
sale. There is the ability under the terms of the lease to elect to 
purchase the fish stock at a price equivalent to 22.5% of their 
valuation upon the determination of the lease. Further details with 
regards to the lease and rental are available from the Agents for 
interested parties.

Location 
The property is situated at the heart of a popular village, Standlake, 
which is home to a church, pub, Post Office and stores, primary 
school and village hall. The village also has tennis, cricket and 
swimming clubs. The market town of Witney provides everyday 
shopping with a weekly market and supermarkets. There are 
also highly regarded schools both state and private in Witney, 
Abingdon and Oxford with regular bus services to Witney, 
Abingdon and Eynsham (with connection to Oxford) from the 
village. 

It is well located between Oxford with access to the A34 to the 
east (11 miles) and M4 to the south (24 miles).  Didcot and Oxford 
provide mainline railway stations.

Method of Sale
Eagle Farm is offered for sale by Private Treaty as a whole or in 
up to 6 lots.

Tenure and Possession 
Freehold with vacant possession in respect of part of Lot 1 (The 
farmhouse, farm buildings and immediately adjoining paddocks). 
The remainder farmland is sold subject to the existing Farm 
Business Tenancy, with vacant possession, if required, available 
in October 2025. Lot 6,( The Fishing  Lakes) are let by way of 
a lease dated April 2019 for a period of 25 years. There is a 
mutual break clause in the tenancy providing a break instigated 
by either party upon 18 months notice. There is a provision for 
the Landlord to elect to purchase the fish stock at 22.5% of the 
agreed valuation of the stock. 



Eagle Farmhouse, Standlake, Witney
Approximate Gross Internal Area

Main House = 2929 Sq Ft/272 Sq M
External Room = 330 Sq Ft/31 Sq M

FOR ILLUSTRATIVE PURPOSES ONLY - NOT TO SCALE
The position & size of doors, windows, appliances and other features are approximate only.

© ehouse. Unauthorised reproduction prohibited. Drawing ref. dig/8594261/MKB
Denotes restricted head height
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Key

A - Eagle Farm House

B - Workshop

C - Granary

D - Machinery Store

E - Grain Store

F - Stables

G - Livestock Building

H - Store



The rent for the Fishing Lakes is comprised of a Base Rent and a 
Turnover Rent, further details, for interested parties are  available 
from the Agents. In addition to the Operators Lease and Freehold, 
there are various 990 year underlying lease arrangements which 
will also form part of the sale.

Planning
The farmyard buildings have not been used for any other purpose 
than Agriculture and therefore may meet the criteria for Class Q 
Permitted Development Rights, however Purchasers must take 
their own planning advice in respect of this. Notwithstanding 
any permitted development rights, the farmyard complex itself, 
situated just off the High Street, appears to have considerable 
planning potential for alternative uses.

An outline planning application (22/02512/OUT) for the demolition 
of the farm buildings and erection of up to 10 dwellings was 
submitted in 2022 but withdrawn prior to determination.

Overage
Lot 1 (other than the Farmhouse and walled garden), Lot 2 and 
Lot 3 will be sold subject to an Overage Provision that in the 
event of residential or commercial development or use (other than 
agricultural or equestrian) within a period of 35 years from the 
date of sale then a payment of 40% of any uplift as a result of such 
development will be payable to the Vendors or their successors 
in Title.

Countryside Stewardship Scheme
The Farmland was entered into a Countryside Stewardship 
Scheme in 2022 which runs until 2027. Further details are 
available from the Agents.

Services 
Mains water, mains drainage and mains electricity with three 
phase power to Lot 1. The farmhouse has oil fired central heating.

Mobile Phone Coverage
Mobile phone and Broadband Coverage for various providers can 
be checked by entering the Postcode OX29 7RZ and selecting 7, 
High Street, Standlake at https://checker.ofcom.org.uk/

Council Tax 
Eagle Farm is Band G. Annual amount payable of £3764.44 in the 
year 2024/2025. 
 
Wayleave, 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 from masts, 
pylons, stays, cables, drains, water and gas and other pipes 
whether referred to in these particulars or not. There is a public 
footpath which crosses through Lot 6. 

Fixtures and Fittings
All fixtures and fittings are included in the sale. 

Designations
The property is within a Nitrate Vulnerable Zone.

Mineral Rights
In respect of Lot 5, part of the land has been dug and restored 
as have, of course, the Lakes in Lot 6. The mineral rights are 
excluded from part of Lot 3.

Local Authority
West Oxfordshire District Council www.westoxon.gov.uk 

VAT
Any guide prices quoted or discussed are exclusive of VAT.  In 
the event that a sale of the property, or any part of it, or any right 
attached to it, becomes a chargeable supply for purposes of VAT, 
such tax will be payable in addition.

Health & Safety
Given the potential hazards of Deep Water and Agricultural 
Buildings we ask you to be as vigilant as possible when 
making your inspection for your own personal safety. Under no 
circumstances should any inspection be undertaken without an 
appointment and a member of Adkin staff present. 

Postcode
OX29 7RZ

Viewing
STRICTLY BY APPOINTMENT ONLY. The land and lakes are 
tenanted and can only be viewed by appointment. Please contact 
Charlotte Bailey, Liane Marchant or Kevin Prince to make your 
appointment.

For Further Information 
Please contact:
Charlotte Bailey or Kevin Prince on 01235 862888 or 
alternatively by e-mail at: charlotte.bailey@adkin.co.uk or  
kevin.prince@adkin.co.uk

Directions
From Oxford proceed west on the A40 to Witney. Take the 
A415 exit towards Abingdon. Continue for about four miles into 
Standlake village. Turn left onto the High Street. Eagle Farm is on 
the right after a short distance.

What3Words:
Eagle Farmhouse will be found at What3Words  
 ///blip.hunches.surfaces

  

 



HOUSE NAME
Address, Address NO POSTCODE

Orpwood House, School Road
Ardington, Wantage, Oxfordshire OX12 8PQ
Telephone: 01235 862888 
kevin.prince@adkin.co.uk
www.adkin.co.uk

Important Notice: Adkin for themselves, and the Vendors of this property, whose Agents they are, give 
notice that: (1) These particulars do not constitute, nor constitute any part of any offer or contract; (2) All 
statements contained in these particulars as to this property are made without responsibility on the part 
of Adkin, or the Vendor; (3) None of the statements contained in these particulars as to this property are 
to be relied on as statements of representation of fact; (4) Any intending purchaser or tenant must satisfy 
himself by inspection or otherwise as to the correctness of each of the statements contained in these 
particulars; (5) The Vendor does not make or give, and neither Adkin nor any person in their employment 
has any authority to make or give, any representation or warranty whatever in relation to this property. 
Particulars produced: May 2024.Photographs taken: May 2024.File Reference: B/9006 


