
L I T T L E  U P T O N  F A R M  

Farmhouse, Holiday Lets, Stables, Buildings, Barn Conversion and 106 acres  

Gatehouse Road, Ryde, Isle of Wight, PO33 4BS 



 



L I T T L E  U P T O N  F A R M  

Gatehouse Road, Ashey, near Ryde, Isle of Wight, PO33 4BS 

 

“An attractive pasture farm and holiday cottage business positioned with breath-
taking views over iconic Isle of Wight landscape.”  

 
LOT 1 

A stylish and modern three-bedroom detached bungalow, two semi-detached three 
bedroom holiday barns with successful letting history, a range of modern farm buildings, 
consent for two further units, stables and pasture land—in all about 55.37 acres.  

 

LOT 2 

An attractive detached four-bedroom brick farmhouse of modern construction in a 
classic farmhouse style. The property is fitted to a high specification, with far-reaching 
views and a large garden—in all about 1 acre. 

 

LOT 3 

A block of 50.74 acres of pasture land immediately adjoining Lot 1, but with 
independent access off Deacons Lane.  
 

In all about 106.92 acres (43.27 hectares) 

For sale by private treaty 

 
Available as a whole or in three lots.  NB: Prospective purchasers should clearly note 
that Lots 2 & Lot 3 will not be sold until Lot 1 has completed a contract of sale.  Lot 2 
(Fearne House) will only be sold simultaneously with, or subsequently to Lot 1. 

 

Southampton 1 hour by ferry | Portsmouth 45 minutes by ferry 

Southampton 25 minutes by foot | Portsmouth Harbour 22 minutes by foot | Southsea 
10 minutes by hovercraft 

Trains to London Waterloo in 1 hour 36 minutes from Portsmouth Harbour and 1 hour 
19 minutes from Southampton 

Lot 1 The Holiday Cottages 

Lot 1 Packs Barn 



Lot 1—The Lake  



LITTLE UPTON FARM 
 

An attractive and well-presented residential farm, with established diversified 
income, principal and secondary dwellings including a 4 bedroom farmhouse 
(2009), two holiday lets, farmhouse and potentially two further dwellings. All enjoy 
panoramic and far-reaching countryside views over landscaped parkland from a 
commanding and elevated position. 
 

There is an extensive range of well-appointed stabling and farm buildings. The two 
established, award-winning, self-catering holiday units: the Old Byre (2000) and the 
Tithe Barn (2000), are rated five-star. Future development opportunities, 
supported by a number of planning permissions, are yet to be implemented. In all 
about 106.92 acres (43.29 hectares) available in up to three lots. 
 

The principal dwelling, Fearne House, stands in its own gardens, with excellent 
countryside views southwards towards Culver Cliffs beyond. To the north of Fearne 
House sit a range of farm buildings and two separate stable yards with 
accommodation for up to 13 horses. A second dwelling, Packs Barn (subject to an 
Agricultural Occupancy Condition) sits centrally within the farm building complex; it 
may be sub-divided into two units and has south-facing views.  
 

The farm is located within 2 miles and less than 10 minutes of normal driving time 
of Ryde School and within 5 miles and 15 minutes normal driving time of both the 
Fishbourne car ferry terminal and the passenger ferries from Ryde to Portsmouth. 
 
 

Available as a Whole or in three Lots 
 

LOT 1 - Packs Barn, the Old Byre, the Tithe Barn, farm 
and equestrian buildings (including the permitted 
dwelling and new build holiday chalet), sand school, 
lake and land - in all about 55.37 acres (22.41 hectares) 
and shaded red on the lotting plan.   
 
PACKS BARN 

A stylish and recent (2017) barn conversion which features high vaulted ceilings in 
the main living areas and treated larch cladding on the exterior. The 
accommodation is single storey and is suitable for sub-division by connecting doors 
into a principal 2 bedroom property and self-contained 1 bedroom annexe. 

 
 
A large hallway leads through to the main rooms in the property.  Subject to an 
Agricultural Occupancy Condition, the principal living space is a large open plan 
kitchen with Belling gas/electric range cooker, living and dining area with double 
doors opening onto a south east-facing patio. There are two large double 
bedrooms with south-facing windows, a large family bathroom with a walk-in wet 
room.  
The annexe area can be accessed either from the main dwelling or via its own 
external door. It comprises a large double bedroom, bathroom with walk-in shower 
and galley kitchen.   The property has gas-fired underfloor heating throughout.   
Outside the property has a courtyard garden.  
 
 

THE OLD BYRE AND TITHE BARN 

A traditional agricultural building which has been tastefully converted to provide 
two attractive and award-winning holiday barns with extensive views over the 
farmland. The barns are capable of connection for use as one, large unit via 
interconnecting ground floor doors.  
Both units are laid out to include two large double bedrooms on the first floor and 
a further double bedroom on the ground floor, each with a bathroom ‘en-suite’. On 
the ground floor there is an open plan kitchen, dining and living room with a large 
inglenook fireplace, traditional exposed beams and full height windows with views 
to the east. A first-floor roof terrace extends from the north bedroom of the Old 
Byre. 
Both properties have been successfully let as holiday accommodation, with an 
average of  30 weeks per year occupancy over the past seventeen years with the 
current peak season letting grossing £1,300 per week per barn.  They have achieved 
a five star award and rated ‘excellent’ from Tripadvisor for the past 5 years. 
The properties benefit from gas-fired heating and wood-burning stoves. Lawned 
gardens extend to the front of the property. There is parking for several vehicles. 
 
 

LAUNDRY ROOM 

With linen cupboard, water heater, stainless steel sink and porcelain sink.  Wooden 
frame under profile tin roof.  Clad profile metal on three sides.  7m x 3.2m. 



LOT 1 - PACKS BARN 

Lot 1 Packs Barn 



LOT 1 - HOLIDAY COTTAGES—TITHE BARN AND THE OLD BYRE 
 

The Tithe Barn 

The Old Byre 



The Old Byre The Tithe Barn 

The Old Byre 

Lot 1—The Sandschool The Old Byre The Tithe Barn and The Old Byre 



LOT 1 - FARM BUILDINGS 

All measurements on the plan are based on Ordnance Survey data and for 
reference only.  Purchasers should satisfy themselves as to the description 
and measurement of the property.  

There is a mixture of modern farm buildings and purpose-built stables, which include the following: 
1. Concrete Portal Frame Barn (13.4 metres x 18.4 metres) 
 Fibre cement roof with concrete block walls to three sides and concrete floor.  
2. Concrete Portal Frame Barn (12.4 metres x 22.7 metres) 
 Fibre cement roof with concrete block walls to two sides; wooden sleeper wall to one side and 

concrete floor. This barn benefits from an approval for Permitted Development under Class Q 
enabling conversion into a 3 bedroom residential dwelling. 

3. Silage Clamp (18.8 metres x 8.7 metres) 
 Timber walled with concrete floor. The site benefits from a planning consent for the 

construction of a 2 bedroom holiday chalet.  
4. Pole Barn (21.6 metres x 10.9 metres) 
 Corrugated metal sheet roof and metal profile sheeting cladding on three sides. Crushed 

concrete floor. 
5. Steel Portal Frame Barn (18 metres x 9 metres) 
 Fibre cement boards with concrete block walling and Yorkshire boarding on three sides.   
6. Stable Barn (22.7 metres x 7 metres) 
 Steel framed barn under fibre cement boards with concrete block walls and fibre cement 

sheeting on three sides. Concrete floor. Divided into five purpose-built loose boxes, tack room 
and hay store.   

7. Stables 
 A courtyard of three stable buildings of timber construction under a mixture of fibre cement and 

corrugated metal sheet roofs. Laid out around a concrete yard, the stables incorporate eight 
loose boxes:  

2 x (3.5 x 3.5) 
1 x (2.5 x 2.5) 
1 x (2.9 x 3.9) 
1 x (3.9 x 3.9) 
2 x (3.5 x 3.5) 

Situated within the yard there is also a mobile wooden stable providing two loose boxes.  
8. Poultry Shed (9 metres x 5.2 metres) 
 A timber-framed former poultry shed with fibre cement roof and wooden cladding.  
9. Timber-Framed Garage (7 metres x 3.2 metres) 
 With corrugated metal sheets with corrugated metal sheets to three sides. 

Access: Lot 1 is accessed directly from Gatehouse Road with two separate accesses. 

THE LAND 

The land in Lot 1 is classified as Grade 3 with the soil type being predominately base-rich loamy and 
clay soils. The land slopes gently down to the east and is divided by hedgerows and fences to 
provide practical and well-laid-out parcels. Several paddocks are normally suitable for the year-
round grazing of horses.   There is a 1.28 acre lake, which has previously been stocked with carp 
and is fed by a natural water course.  In total the land extends to 53.57 acres (21.69 hectares). 

NOT TO SCALE 



LOT 2 - FEARNE HOUSE (shaded blue on the Lotting Plan) 

Fearne House is a detached modern (2009) 4 bedroom house with outstanding 
views over parkland and farmland towards Brading Down. This attractive house 
stands in its own garden with parking for several vehicles and a double open 
garage.  It is constructed of attractive elevations faced in bespoke bricks beneath a 
tiled roof. 

The accommodation is light and airy. It is completed to a high standard and 
arranged to make the best of the superb views over two floors and comprises: 

GROUND FLOOR 

Entrance Porch                  with double doors to: 

Sitting Room                with stairs to first floor, excellent countryside views, and 
    wood-burning stove in brick fireplace. 

Study 

Kitchen/Dining Room      with excellent countryside views, tiled floor, fitted base  
    and wall units with granite work surfaces, integral   
    dishwasher, breakfast bar and Rangemaster gas and  
    electric double -oven range cooker.  French Doors open  
    onto decked terrace. 

Utility Room/Cloakroom  with fitted base units, w.c., sink and space for   
    washing machine and dryer. 

Pantry 

FIRST FLOOR 

Landing 

Master Bedroom               with Dressing Area and pair of fitted wardrobes,   
    excellent countryside views and: 

Bathroom                           ‘en-suite’ with bath, w.c., basin and shower in   
    corner cubicle. 

Bedroom 2                          with excellent countryside views and: 

Shower Room                    ‘en-suite’ with bath, w.c., basin and shower in   
    corner cubicle. 

Bedroom 3                          with excellent countryside views and fitted    
    wardrobes 

Bedroom 4                          with excellent countryside views 

Family Bathroom               with w.c., basin and bath with shower over 

 

SERVICES AND HEATING 

Mains electricity gas and water are connected; heating is provided by a gas-fired 
boiler via under floor heating on the ground floor and via radiators on the first floor. 
Foul drainage is to a private system. There are solar panels on the roof assisting 
with the hot water. 

OUTSIDE 

The gardens are mainly laid to lawn. There is a gravelled drive and sweep providing 
parking for several vehicles and a double open-fronted, oak-framed garage, roofed 
in traditional clay tiles and part clad in weather boarding. There is a timber-decked 
terrace extending along much of the east elevation; with panoramic countryside 
views, ideal for entertaining or for dining ‘al-fresco’. The paddock extends to the 
south of the garden.  This is shaded blue on the lotting plan. 

ACCESS 

Lot 2 is accessed directly through its own entrance from Gatehouse Road. 



 LOT 2 - FEARNE HOUSE FLOORPLAN 



LOT 2 - FEARNE HOUSE 





LOT 3 - LAND AT DEACONS LANE (Shaded Green on the Lotting Plan) 

A further block of 50.74 acres (20.53 hectares) of Grade 3 pasture land that gently slopes to the east. The land is divided by parkland hedgerows and fences into three 

large parcels. The two larger parcels feature many mature oak trees and used to form part of the parkland to the former Carters Estate. 

Lot 3 is accessed from a field gate from Deacons Lane. 

 



GENERAL REMARKS AND STIPULATIONS 

Method of Sale 

The property is offered for sale by private treaty as a whole or in 
3 separate lots. 

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. 

Public footpath R31 runs on the southern boundary of the 
property, public footpath R32 cross the property.  

Services and Heating 

We are informed that Fearne House, Packs Barn, The Old Byre 
and Tithe Barn are all connected to a mains gas supply, mains 
water supply and mains electricity supply.  Heating is by mains 
gas.  Drainage for all four of these properties is by a series of 
private septic tanks located within Lot 1. 

Council Tax and Rateable Values 

Fearne House—Council Tax Band F—2018/19—£2,664.76  

Packs Barn—Council Tax Band D—2018/19—£1,844.83 

The Old Byre—Council Tax Band C— 2018/19—£1,568 

The Tithe Barn is understood to be currently not rated. 

Tenure and Possession 

Fearne House is currently let on a Statutory Residential Tenancy 
properly running-on from an Assured Shorthold Tenancy at 
£1500 per month exclusive. Packs Barn is currently let on two 
separate Assured Shorthold Tenancies paying respectively £550 
per month (main part) and £150 per month (annexe). A number 
of the farm buildings are let to third parties under informal 
licences but with vacant possession guaranteed at completion. 
The lake is informally let to two individuals for fishing at a rent of 
£1,000 per annum. The stables are currently used for DIY horse 
livery with vacant possession on completion. The majority of the 
pasture land in Lots 1 and 3 is let on an annual Grazing Licence. 
Further details are available from the sales agents.  

The property is offered Freehold. Vacant possession on the 
majority upon completion depending upon timing of a sale and 
any agreements to take on any existing or forward 
arrangements. 

Bookings are being taken for the holiday lettings for 2019. The 
benefit of all bookings taking place after Completion shall be 
transferred to the Purchaser.  

Planning 

Packs Barn is subject to an Agricultural Occupancy Condition 
(Planning Reference P/01079/16).  The Tithe Barn and The Old 
Byre are restricted to holiday or second home usage 
(P/01108/99, P/00351/16).  Farm building (2) benefits from Class 
Q permitted development rights for conversion to a residential 
dwelling (P/00479/16).  Planning permission exists for a single 
holiday chalet in the silage clamp (3) (P/01473/16).  Further 
details available from the sales agents. 

Holdover 

The Vendor requires a holdover on Farm Building (1) for general 
storage  12 months beyond the date of completion. 

Energy Performance Certificates  

Fearne House: C.  Packs Barn: C.  

The Tithe Barn: C. The Old Byre: C. 

Basic Payment Entitlements 

Basic Payment Scheme Entitlements are included in the sale.   

Sporting, Timber and Mineral Rights 

All sporting, timber and mineral rights are included in the 
freehold sale, in so far as they are owned.  

Plans, Areas and Schedules 

These are based on the Ordnance Survey and are for reference 
only.  The Purchaser(s) shall be deemed to have satisfied 
themselves as to the description of the property.  Any error or 
mis-statement shall not annul a sale or entitle any party to 
compensation in respect thereof. 

Postcode  

PO33 4BS 

Directions 

The Isle of Wight is easily accessed by ferry from Portsmouth 
(Fishbourne), Southampton (Cowes) and Lymington (Yarmouth).  

Additional passenger only ferry services operate between 
Portsmouth and Ryde, Southampton and West Cowes. 

By road: From the Ashey Road, turn west into Carters Lane 
towards Havenstreet and at the mini roundabout at Upton 
Cross, turn left into Gatehouse Lane. Little Upton Farm can be 
found 0.41 miles (0.66km) on the left along Gatehouse Lane. 

Viewing Arrangements 

Viewing is strictly by appointment with the Joint Sole Agents 
Biles & Co. and BCM. To view this property please contact: Biles 
& Co. 01983 872335 or BCM 01983 828805. 

Local Authority 

Isle of Wight Council, tel: 01983 821000, iwight.com 

VAT 

Any guide price quoted or discussed is 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 the purposes of 
VAT, such tax will be payable in addition. 

Health and Safety 

Given the potential hazards of a working site we ask you to be as 
vigilant as possible when making your inspection for your own 
personal safety, particularly around the site buildings and 
machinery. 

Fixtures and Fittings 

The seller does not include in the sale any gas or electrical 
appliances, however connected, or any other fixtures or 
contents, unless expressly mentioned in these particulars as 
forming part of the sale. Some items may be available by 
separate negotiation.  The contents and furnishings of the Old 
Byre and Tithe Barn will be acquired by the Purchaser at a set 
figure at Completion. A basic inventory with a fixed price is 
available from the Sole Agents on request.  The price has been 
set having regard to the original cost of the items, their expected 
life, condition and resale value. 

NB These particulars are as at May 2018.  Photographs taken 
April and May 2018 and 2015.  Please check with BCM or 
Biles & Co. to make sure they are the most up to date 
version. 

IMPORTANT NOTICE Biles & Co. and BCM for themselves and the Vendors or lessors of this property whose agents they are, give notice that: 
i) These particulars have been prepared in good faith to give a fair overall view of the property, do not form any part of an offer or contract, and must not be relied upon as statements or representations of fact. 
ii) Purchasers must rely on their own enquiries by inspections or otherwise on all matters including planning or other consents.  
iii) The information in these particulars is given without responsibility on the part of Biles & Co. or BCM or their clients. Neither Biles & Co., BCM nor their employees have any authority to make or give any representations or warranties whatever in relation to this property. 
iv) Any areas, measurements or distances referred to are given as a guide only and are not precise. Photographs are not necessari ly comprehensive nor current; no assumption should be made that any contents shown are included in the sale nor with regards to parts of the 

property which have not been photographed. 
v) Nothing in these particulars should be deemed to be a statement that the property is in good structural condition or that any services or equipment are in good working order – nor have Biles & Co. or BCM tested them. 



B C M  

BCM, Willow Barn, Long Lane, 

Newport, Isle of Wight PO30 2NW, UK 

T  01983 828 805      E  iow@bcm.co.uk 

B I L E S  &  C O  

Biles and Co, The Estate Office, 13 High Street, 

Bembridge, Isle of Wight PO35 5SD 

T Tel: 01983 872 335  E sales@bilesandco.co.uk 


