
  

For Sale 
Watermouth Lodges, Watermouth, Berrynarbor, 
Ilfracombe, Devon EX34 9SJ OIEO 950,000 

10.15 Acres  

(4.11 Hectares) 

Freehold Holiday Lodge Site 
 
               Auction Date 17th December 2025 



 

 

Location: 
The property lies within the grounds of the 

Watermouth Bay area, near the village of Berrynarbor 

in north Devon. 

 

The location benefits from a nearby mix of local village 

services in Berrynarbor, while the coastal resort town 

of Ilfracombe offers a broader range of retail, leisure 

and service amenities. 

 

While there is no station directly at the site, the nearest 

mainline rail connection is from Barnstaple on the 

branch line linking southwards. From there onward 

connections offer access to Exeter and national rail 

services. 

 

The site is accessed via the A399 linking the nearby 

coastal towns of Ilfracombe and Combe Martin on the 

north Devon coast. Regional road links from there 

provide access to the wider network toward 

Barnstaple, Exeter and the M5 corridor. The park 

frontage and access also lie adjacent to the grounds of 

Watermouth Castle. 

 

The site lies within a woodland hillside environment 

overlooking Watermouth Bay and the north Devon 

coast, with access to beach walks, woodland trails and 

views across the coastline. 

 

Description: 
The communal reception building is timber clad with a 

bar, restaurant, kitchen, stores, children's soft play 

area, and communal WC facilities. To the outside of the 

restaurant area is a timber decked terrace with 

outdoor swimming pool and WCs, a children's outdoor 

play area and a fire pit seating area. In addition, and 

within the complex, there is an enclosed tarmac tennis 

court/football pitch, meeting room and a number of 

parking areas within the landscaped design. Each lodge 

has a designated parking space. 

 

The site owner accommodation adjoins the reception 

building and comprises an open plan kitchen/diner, 

office, WC and sitting room on the ground floor and a 

first-floor galleried landing with three bedrooms and 

bathroom WC. 

 

The lodges range from 1 bedroom to 4 bedroom, and 

we understand the majority were built in the late 

1980's/early 1990's with the remainder built between 

2005-2007. There are 2 x 4 bed, 12 x 3 bed, 26 x 2 bed 

and 2 x 1bed Lodges. 

 

The lodges provide fully fitted kitchens and bathrooms, 

some with ensuites, open plan kitchens, sitting and 

dining rooms. In addition, the lodges provide decked 

terraces or gardens outside. In essence, they all provide 

well maintained single storey, self-catering holiday 

accommodation. 

 

Tenure: 
Freehold Important notice - Pre-registration approval 

to bid, guide prices, reserves, additional charges and 

other matters 

 

Pre-registration approval to bid 

Allsop now require all bidders who wish to bid at our 

Auctions to register beforehand. All checks required by 

current anti-money laundering legislation must be 

satisfactorily completed as part of this process before 

prior approval to bid will be given. Please use the links 

on our website to pre-register. 

Following approval to bid, the buyer named in your 

registration cannot be changed without consent (for 

which a charge might be made). 

 

Guide Prices 

1. A guide price (to include a range of prices), is not an 

indication of the anticipated eventual selling price or a 

valuation; it is an indication of the minimum price ( “the 

Reserve” ) at which (or range of prices within which) 

the seller might be prepared to sell. The eventual sale 

price can and frequently does, exceed the guide price. 

2. Where a range is given, the Reserve will sit within 

that range and will not exceed the top end of the range. 

Where a single figure Guide Price is given, the Reserve 

will be within 10%, upwards or downwards, of that 

figure. 

 

3. The guide price may be subject to change up to and 

including the day of the auction. The latest published 

guide price (or range of prices) is displayed on our 

website, and you should check the website regularly for 

updates and on the day of the auction. 

 

4. All guide prices are quoted "subject to contract". 

 

5. Please note the guide price for the Lot does not 

include: 

- any Buyers' Fee charged by the auctioneers; 

- VAT on the sale price; 

- SDLT or any other Government taxes; 

- additional costs and fees charged by the seller or third 

parties that might apply to some Lots and/or some 

buyers. 

 

6. If a guide price is listed as "TBA", it means no guide 

price has been set at present. Please do not call our 

office about this - the guide price, or range of prices, 

will be published online immediately it becomes 

available and you should check the auction website 

regularly for updates and on the day of the auction. 

 

Reserve Prices 

 

7. The reserve price is the minimum price at which the 

Lot can be sold. 

 

8. Whilst every effort is made to ensure that the 

advertised guide prices are up to date. it is possible that 

the reserve price set for any Lot may exceed the 

previously quoted guide price. This is because the seller 

may fix the final reserve price just before the Lot is 

offered for sale and you should check the website 

regularly for updates and on the day of the auction. 

 

Summary 

• Comprising a total of 42 holiday 

lodges 

• Two 4 bedroom lodges 

• Twelve 3 bedroom lodges 

• 26x 2 bed, 2x 1 bed 

• Twenty-Seven lodges are vacant  

and 15 lodges are subject to  

(sold off on) long leases 

• Separate reception complex with 

bar, restaurant and soft play 

• Site area approx. 4.11 hectares 

(10.15 acres) 

• Views of Watermouth Cove 

• VAT is NOT applicable to this Lot 

• Total current rent reserved 

£35,330 pa (equivalent) with 27 

lodges vacant 

• Gross initial yield 3.72% 

 

 

 

 



 

Buyers' fees, Seller's fees and additional charges    

 

9. For each Lot, a Buyers' Fee is payable on the fall of the hammer to Allsop LLP as follows: 

 

Commercial Auctions 

- All Lots: Buyers Fee £1,500 excluding VAT 

 

10. Additional charges and fees might be charged by the seller and/or other third parties. You are strongly advised to read the Special Conditions of Sale for the Lot prior to bidding to check for any additional charges and fees and to check 

the addendum which might also (but does not always) contain details of such amounts. 

 

11. VAT may be chargeable in addition to the sale price for the Lot. The Lot Particulars and/or the Special Conditions of Sale will indicate whether VAT applies. 

 

Other Matters 

 

12. Please note that Lots may be sold or withdrawn at any time prior to auction. 

 

13. Please note that the amount of Bidder Security (payable on application to bid at the auction) and the Buyer's Fee may each be varied from the standard amounts quoted. Please refer to the addendum, the Particulars and/or the 

conditions of sale. 

 

14. Street Trader plans are reproduced with the consent of Edozo Ltd or Experian Goad Ltd. These include mapping data licensed from Ordnance Survey with the permission of the Controller of Her Majesty's Stationery Office. © Crown 

Copyright. All rights reserved. Licence number PU 100017316. Location plans are reproduced from the Ordnance Survey mapping with the permission of Ordnance Survey on behalf of the Controller of Her Majesty's Stationery Office, © 

Crown copyright and Database Rights 2018 OS 100060020 

 

15. The plans and photographs shown in the catalogue are included in order to assist you in locating the Lot in question. They are not to be taken as drawn to scale and any arrows on plans or photographs are merely to assist you in finding 

the Lot, not for the purpose of indicating legal boundaries or which direction the lot is facing. 

 

The Auctioneers do not warrant or represent that any plans or photographs show the up-to-date position with regard to occupiers either for the Lot or for any other properties shown in such plans or photographs. 

 

Tenure: 
Please refer to the brochure here to view the tenancy schedule. Lot Overview 

 

 

 

 

 

 

 

 

 

 

 

 

 

CONTACT THE AGENT 

Mike Easton – Vickery Holman 

Tel:       07527 388045 

Email:   measton@vickeryholman.com 

 

David Evans - Allsop 

Tel:       0207 344 2694 

Email:   david.evans@allsop.co.uk 

 

https://www.allsop.co.uk/lot-overview/investmentvacant-freehold-holiday-lodge-site-in-ilfracombe/r251217-030?searchid=TQlhYc8HIb41NarPnwV8h%2FTu5Cc0h2PO8L2jABZ3jxg%3D&idx=0
mailto:measton@vickeryholman.com
mailto:david.evans@allsop.co.uk


 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  



 

 

 

 
  



 

   



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 

  



 

 


