
 

  

 

 Middle Watchcombe, Shute, Devon                             

For sale by Livestream Public Auction on 16th May 2024 at 2pm at the 

Guildhall, West Street, Axminster EX13 5NX in two lots. 

Guide Prices 

Lot A - £295,000 

Lot B - £95,000 

Freehold 

L



 

 

 

 

  

 

 

• An ideal smallholding set in 11.99 acres 

• 4-bedroom cottage for renovation 

• Pretty views and quiet location 

• Farm buildings, pastureland with orchard 
and area of mature woodland 

A detached 4-bedroom country cottage quietly positioned in the Umborne Valley with farm buildings and  11.99 acres of land. For sale in two lots 

by Livestream Public Auction on Thursday 16th May 2024 at 2pm at The Guildhall, West Street, Axminster, EX13 5NX. 

Please download the legal pack via our website.  

 

Viewing strictly by appointment through 

Symonds & Sampson Axminster Agricultural Office  

on 01297 33122 

For sale by Public Auction  

Thursday 16th May 2024 

The Guildhall, West Street, Axminster, EX13 5NX  

To download the legal documents or to register a bid, 

please visit our website. 

  

Middle Watchcombe, 

Shute, Axminster, Devon, 

EX13 7QN 

Guide Prices 

 

Lot A   £295,000  

Cottage, outbuildings & 0.72 acres 

Lot B   £95,000 

Land, barns & 11.27 acres  



          Situation 
Middle Watchcombe is set in an elevated position in the hamlet 
of Watchcombe in the East Devon Area of Outstanding Natural 
Beauty (now National Landscape), nestled in the Umborne 
Valley which has a lively community focused on the village hall. 
The property is set in a rural location about two miles from the 
village of Shute and the historic town of Colyton. Colyton has 
primary school along with offering everyday amenities. The 
market town of Honiton (5 miles) offers further amenities and a 
mainline railway service to London Waterloo. The Jurassic Coast 
World Heritage Site and resorts of Lyme Regis, Beer or Sidmouth 
are a 20 minute drive away. The larger centres of Taunton and 
Exeter are also easily accessible. 
 
Lot A Middle Watchcombe Cottage, outbuildings and about 0.72 
acres (0.29 ha) 
Middle Watchcombe, once a part of the Shute Estate, offers 
good accommodation with 4 bedrooms, now requiring full 
renovation. There is an adjoining lean to shed which could be 
incorporated into the accommodation, subject to planning.  
Within the cobbled and concrete courtyard there are a range of 
useful outbuildings offering further potential (STPP). The 
property has gardens, grounds and a small orchard extending to 
0.72 acres (0.29 ha). 
 
Lot B Land and Barns at Middle Watchcombe and about 11.27 
acres (4.56 ha) 
Three attractive parcels of pastureland with a small area of 
coppice, in an elevated position in the Umborne Valley. The 
land is located on the opposite side of the lane to Middle 
Watchcombe enjoying fine views. A timber pole barn (12m x 
8m) and former poultry shed are located in the woodland area 
(both in poor repair). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
There are two access points for Lot B, one being on the 
opposite side of the road from Middle Watchcombe. The 
second access is further up the lane. 
 
Services 
Lot A - Main electric. Private drainage and private water 
supply. Solid fuelled Rayburn Stove.  
Lot B - Private water supply. If sold separately from Lot A, a 
right to water will be granted and a sub meter will be 
required.  
 
Sporting 
Racing at Taunton or Exeter. Golf at Honiton or Taunton. 
Sailing           on the coast at Lyme Regis.  
 
Education 
Primary schooling at Shute or Colyton. Good State 
secondary schools at Honiton, Axminster and the 
excellent Colyton Grammar School. Independent schools 
in the area include St Johns at Sidmouth, Blundells at 
Tiverton and the Taunton & Exeter Schools. 
 
Solicitor 
WBW, Honiton, EX14 1DJ Tel: 01404 548050 
Ref: Tanya Bornet Email: tanyabornet@wbw.co.uk 

           

          

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

    
Directions 

From Colyton proceed out of the town on Vicarage Street 
and cross the River Coly heading towards Northleigh. At  

    Directions 
From Colyton proceed out of the town on Vicarage Street and 
cross the River Coly heading towards Northleigh. At Road Green, 
take the right fork signposted Umborne. Proceed for half a mile, 
at Three Sycamores keeping right towards Umborne. At Pottlelake 
follow the road to the left signposted Watchcombe. Middle 
Watchcombe Cottage will be on the right after about ¾ of a mile. 
Our sale boards will be posted. 

    What3words /// oatmeal.commended.steers 
 

   Local Authority 
   East Devon District Council EX14 1EJ Tel 01404 515616.  

      Council Tax Band E. 
 
 
 
 

 
 
 
 
 
 
 
 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Auction Conditions of Sale and Notes 
For full details please refer to the auction catalogue available online 

at https://www.symondsandsampson.co.uk/property‐auctions/upcomingauctions 

  

Legal and Information Pack 
A full legal pack can be purchased online. Please telephone the office below to check availability. 

We strongly recommend you instruct a solicitor to inspect the legal pack on your behalf. 
* Guides are provided as an indication of each seller's minimum expectation. They are not necessarily figures 
which a property will sell for and may change at any time prior to the auction. Each property will be offered 
subject to a Reserve (a figure below which the Auctioneer cannot sell the property during the auction). The 
reserve price is not disclosed and remains confidential between the seller and the auctioneer. Both the guide 
price and the reserve price can be subject to change up to and including the day of the auction. The ‘Reserve 
Price’ may exceed the ‘Guide Price’ listed. If so, it is customary for the ‘Reserve Price’ to exceed the guide 
price by no more than 10%. 
Additional Fees 

• The successful purchaser will be required to pay the Auctioneers a Purchaser's Administration Fee 
of £1200 (£1000 plus VAT) payable to Symonds & Sampson. For purchases of £50,000 or less the 
Administration fee will be £900 (£750 plus VAT). If two or more lots are offered together in the first 
instance, or lots are purchased under one contract, the administrate on fee will apply per lot and 
not per contract. The charge will apply to lots bought prior to and post auction. 

• In the event of non-payment or underpayment a deduction on will be made from the deposit 
received. A VAT receipt will be issued in the name of the buyer. 

• Disbursements – Please see the legal pack for any disbursements listed that may become payable 
by the purchaser. 

RWI/03/2024 

https://www.symondsandsampson.co.uk/property‐auctions/upcomingauctions


 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Auction Notes 
Prospect ive  buyers are strongly  advised to take note of the 
advice and information given in these impor tant   
notes .  IMPORTANT NOTICE ‐ Symonds & Sampson LLP and their Clients give 
notice that: 

1. . They have no authority to make or give any representations or warranties 
in relation to the property. The particulars do not form part of any offer or 
contract and must not be relied upon as statements or representations of fact. 

 
2. . Any areas, measurements, or distances are approximate. The text, 

photographs and plans are for guidance only and are not necessarily 
comprehensive. It should not be assumed that the properties have all 
necessary Planning, Building Regulation or other consents, and Symonds & 
Sampson LLP have not tested any services, equipment or facilities. 
Purchasers must satisfy themselves by inspection or otherwise. 

 
3. .  This catalogue contains details about properties being sold at auction. 

The vendors reserve the right to sell their properties prior to auction and 
these details can be subject to change up to and including the day of the 
auction. Please check our website regularly at: 
www.symondsandsampson.co.uk and look out for any additional materials 
available on the day of the auction, in order to ensure you have all the up 
to date information. 

Plans  and M e as u r e m e n ts  ‐ All room sizes, site measurements and 
distances are approximate and may have been scaled from architects, Land 
Registry or Ordnance Survey plans.  They are there to assist buyers in 
identifying the lots offered and not guaranteed to be to scale or to indicate the 
full extent of the property being offered. Buyers are advised to view the Special 
Conditions and full legal documentation in respect of the precise interest to be 
sold. 

 
Each lot will be sold in accordance with the title documentation as the location 
plans shown in the catalogue are for identification purposes only. Interested 
applicants should make their own site inspections  and  investigations  with 
regard to the accuracy of all measurements given in the catalogue. 

 
VAT ‐ Prospective buyers should satisfy themselves as to whether VAT is 
chargeable on the price prior to the auction from the seller’s solicitors. 

 
Tenure ‐ Freehold and vacant possession will be given on completion unless 
otherwise stated. 

 
The Guide Price is an indication of the seller’s current minimum acceptable 
price at auction. It is given to assist consumers in deciding whether or not to 
pursue a purchase. 

 
It is usual, but not always the case that a provisional reserve range is agreed 
between the seller and the auctioneer at the start of marketing. As the reserve is 
not fixed at this stage and can be adjusted by the seller at any time up to the day 
of the auction in the light of interest shown during the marketing period, a guide 
price is issued. A guide price is different to a reserve price (see below). Both the 
guide price and the reserve price can be subject to change up to and including the 
day of the auction. 

The Reserve Price is the seller’s minimum acceptable price at auction 
and the figure below which the auctioneer cannot sell. The reserve price is 
not disclosed and remains confidential between the seller and the 
auctioneer. Both the guide price and the reserve price can be subject to 
change up to and including the day of the auction. The ‘Reserve Price’ may 
exceed the ‘Guide Price’ listed. If so, it is customary for the ‘Reserve Price’ 
to exceed the guide price by no more than 10%. 

 
Purchaser's  Administration Fee  

 
The successful purchaser will be required to pay to the Auctioneers a 
Purchaser's Administration Fee of £1,200 (including VAT) payable to 
Symonds & Sampson. For purchases of £50,000 or less the Administration 
fee will be £900 (£750 plus VAT). If two or more lots are offered together in 
the first instance, or lots are purchased under one contract, the 
administration fee will apply per lot and not per contract. The charge will 
apply to lots bought prior to and post auction. In the event of non‐payment 
or underpayment a deduction will be made from the deposit received. A 
VAT receipt will be issued in the name of the buyer. 

 
Disbu rsem ents   
Please see the legal pack for any disbursements listed that may become 
payable by the purchaser on completion. 

 
V iew ings   
Should you wish to inspect a lot please arrange for an appointment with 
the Auctioneers. Prospective buyers view all  lots  entirely  at  their  own 
risk and neither the Auctioneers, or the Sellers take responsibility for any 
damage or injury, however caused. It is advisable to wear appropriate 
footwear and clothing as some buildings, particularly those for 
refurbishment, may have uneven floors or missing floorboards. It may, in 
some cases, be advisable to bring a torch as electricity is not serviceable 
for safety reasons. 

 
We do not guarantee to attend viewings where appointments have not 
been confirmed. 

 
Profess ional  Advice  ‐ We strongly recommend that all prospective 
buyers take independent legal and where appropriate other professional 
advice. 

 
Legal Docum ents  ‐  All legal documents supplied to us, including 
Special Conditions of Sale, title details, leases, searches, planning 
permissions and plans, will be available for inspection prior to the 
auction. The legal documents can be downloaded from 
symondsandsampson.co.uk/auctions/future‐property‐auctions at a  cost 
of £12–£24 including VAT. 

 
Contract  ‐ The Contract will be subject to the Particulars, General and 
Special Conditions of Sale, stipulations and notes which may be issued 
before the sale. 

 
Insurance ‐ You may need to insure the property at the fall of the 
hammer. Please check the legal pack or with the seller’s solicitor. 

 
Iden tifica tion ‐ In compliance with Money Laundering Regulations all 
successful bidders are required to provide verified photographic 
identification and evidence of residency for all named buyers when signing 
the Sale Memorandum. 

D epos i t   
 

Deposits of 10% of the purchase price (or £2,000, whichever is the greater) 
are payable on the fall of the hammer. Deposits can be paid by cheque 
which, unless otherwise stated, should be made payable to the Solicitor for 
the Seller or by debit card. Please ensure that you have adequate funds in 
the appropriate account. Cash is not accepted. Please be aware that you 
may be required to provide evidence of the source of funds to the solicitor 
upon purchase. 

 
Con dit ion s  of Sale  

 
All Lots are sold subject to the Common Auction Conditions, the General 
Conditions of Sale for Online Unconditional (Immediate Exchange) 
Property Auction and all Legal Documentation. 

 
Reg is tr at ion of Inter est   

 
Prospective buyers are strongly advised to  register  their  interest  in 
specific lots. If you do this, we will make every reasonable effort to inform 
you of any changes. 

 
Withdrawals  and Sales P r ior   

 
There is always the possibility of last minute withdrawals or sales prior. 
Please ensure you have registered your interest and we will endeavor to 
contact you if the lot is withdrawn or likely to be sold prior to the auction. 

 
Reg is te r ing  to bid  

 
Whether you wish to bid online, by telephone, by proxy or in the room, 
please register online via the link on our website 
www.symondsandsampson.co.uk/auctions/property‐auctions or you can 
complete the form at the back of this catalogue and send via email to 
auctions@symondsandsampson.co.uk. You will be required to provide 
copies of proof of identification and proof of address as part of the 
registration process and will not be authorised to bid without these. 

 
Telep hone bidding   

 
We have a limited number of telephone bidding facilities available on 
most lots, but we must have completed paperwork at least 24 hours 
before the auction day. We cannot guarantee that every request to bid 
by telephone will be possible. 

 
Proxy Bidding  

 
We strongly recommend registering to bid online but when this is not 
possible, you may make a proxy bid authorising the Auctioneer to bid on 
your behalf up to a pre‐set limit. This must be by prior  arrangement at 
no later   than  24 hours  pr ior  to   the  auction .  Bidding forms must 
be received not less than 24 hours prior to the start of the auction to 
ensure that there is time for the bid to be processed. We  can not  
guarantee  to process bidding forms which are  received  later 
than 24 hours before or on the morning of the auction.  



Auction Terms and Conditions 

1.Intending purchasers must complete bidder registration via Essential Information Group Auction Passport or fill in the appropriate bidding form ensuring that all  sections  are  completed.  Failure  to  complete  any  part  of  the 
appropriate form may render the instructions ineffective or result in your registration not being approved. Copies of all relevant bidder’s/purchaser’s identification must be provided prior to the start of the auction. No responsibility is 
taken by the auctioneers for unprocessed registrations received later than 24 hours prior to the auction. 

 
2 .Maximum bids for proxy or telephone bidders must be for an exact figure, rounded to the nearest £1,000, and any reference to a bid to be calculated by reference to other bids will not be acceptable. In the event of there being any 
confusion as to the maximum bid, the auctioneer reserves the right to refuse a bid on behalf of the prospective bidder. 

 
3 .All bidders registered via Auction Passport must authorise a £10,000 security hold on a debit card as part of the registration. Those submitting bidding forms will be required to provide card details for security. If you are successful, 
the £10,000 hold will be deducted from your account and put towards the 10% deposit. If you are unsuccessful, the hold on your card will usually be removed within 5 working days. When the 10% deposit is taken, you will also be 
required to pay a Buyer’s Administration Fee of £1,200 (£1,000 + VAT). In some cases, this figure may be higher and if so, will be stated in the addendum. For lots with a purchase price below £50,000, the Buyer’s Administration Fee will 
be £900 (£750+VAT). Payments can be made either by BACS or debit card and must be made on the day of the auction. The Buyer's Administration Fee is payable on all lots sold at auction, prior to the auction. or post‐auction. If the 
successful bidder fails to provide the required deposit and buyers administration charge, then Symonds & Sampson LLP and/or their seller reserves its rights to pursue the winning bidder via all legal means necessary for the deposit 
and the buyer’s administration charge and any associated losses and interest as applicable. 

 
4 .The auctioneer, in accepting remote bids, acts as agent for the prospective bidder/purchaser who shall be considered to have authorised the auctioneer on the basis of all relevant conditions of sale and any amendments to the 
auction particulars. In the event of the prospective purchaser’s bid being successful, the auctioneer or any duly authorised partner or employee of Symonds & Sampson LLP is authorised by the bidder and purchaser to sign any 
Memorandum of Sale or Sale Contract relating to the property concerned incorporating any addendum. 

 
5 .The auctioneer accepts no liability for any bid not being made on behalf of the prospective purchaser and reserves the right to bid himself or through an agent up to the reserve price for the particular property concerned. 

 
6 .In the event that: (a) two or more parties consider for whatever reason that they are the highest bidder; (b) there is a dispute as to which bidder is the highest bidder; (c) there is any other dispute as between any bidders and/or as 
between the auctioneer and any bidders; or (d) the auctioneer considers that there is a disputed bid; the auctioneer at their sole discretion have the right to declare a "Bidding Dispute" at any time during the auction. In the event of a 
bidding dispute, the auctioneer reserves the right to re‐offer the lot on the terms they consider to be reasonable. The auctioneer shall accept no liability whatsoever if the underbidder is unable to make an increased bid. The 
auctioneer's decision on the conduct and outcome of the auction is final. 

 
7 .In the event that another bidder makes a bid equal to the maximum bid the remote bidder is prepared to make, the auctioneer reserves the right to accept either bid at their own discretion. The auctioneer's decision is final. 

 
8 .The auctioneer accepts no responsibility for failure of telecommunications or internet connections in respect of a telephone or internet bid, or any delays in the postal system if a bidding form is sent through the post. 

 
9 .Prospective bidders should check with the auctioneer’s of?ce immediately prior to the auction to ensure there are no changes to the published terms and conditions. The auctioneer will accept no liability whatsoever for any 
prospective bidder's failure to carry out these checks. 

 
10 .The auctioneer will accept no liability whatsoever for any bid not being made on behalf of the prospective buyer as a result of: Lack of clarity of instructions, error, lack of clarity or confusion regarding the bidding process or the 
bidder's registration or the deposit, prospective buyers becoming disconnected during bidding or are unobtainable, interruption or suspension of telephone or internet services or for any other reason whatsoever beyond the control 
of the auctioneer. 

 
11 .Successful proxy bids will be notified to the prospective buyer within 24 hours of the conclusion of the auction sale. Any alteration to the submitted bid or withdrawal must be received and confirmed in writing by the auctioneer 
prior to commencement of the auction. Proxy bidders are advised to telephone the Auctioneer’s of?ces before 10am on the day of the sale in order to ?nd out whether any addenda apply to the property for which they have authorised 
the Auctioneer to bid on their behalf. If we receive two proxy bids at the same level, both bidders will be notified and given the opportunity to adjust their bid. 

 
12 .All bidders are deemed to be making their bid with full knowledge of and in accordance with the RICS Common Auction Conditions (4th Edition), Extra Conditions, Special Conditions of Sale, Addendum, Important Notice for 
Prospective Buyers in the catalogue and the contents of the Legal Pack. In particular, bidders are deemed to have carefully checked the Special Conditions of Sale for any additional costs and fees payable to the seller that may be 
detailed therein. 

 
13 .All successful remote bidders will be required either to provide certified proof of identity or visit a Symonds & Sampson office with hard copies together with details of the source of their funds within 48 hours of the auction. By 
registering to bid, you agree to comply with our requests to verify your identity, and to answer any follow up questions that may be raised in due course, as and when necessary. We are obliged to identify buyers, bidders and payers in 
accordance with the requirements of the Money Laundering, Terrorist Financing and Transfer of Funds (Information on the Payer) Regulations 2017 (as amended). We are likely to request from you and retain some information and 
documentation for these purposes and/or make searches of appropriate databases electronically (including verification through third party data providers). For the avoidance of doubt, searches may also be conducted on individuals, 
directors, and shareholders of these entities as is required by the legislation. If satisfactory evidence of your identity is not provided within a reasonable time, there may be circumstances in which we are not able to proceed. Failure 
to satisfy our requirements can also result in a termination of the acquisition of the property. Please be aware that we may share the information and documentation you provide for this purpose with the vendor, the vendor’s 
solicitors, agents or other authorised representatives of the vendor in order to facilitate the transaction. 

 
14 .The auction will be recorded and the phone lines for telephone bidders are likely to be recorded to avoid any doubts or disputes. 

 
15 .By registering to bid you are agreeing to these Terms & Conditions and understand that should your bid be successful the offer will be binding, and you will be legally bound jointly and separately with the intended Buyer (where the 
Buyer is different) by the applicable Conditions of Sale. 


