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This catalogue will contain brief details of all the lots that we are offering for sale. Further
details of each lot, which will include floor plans, site plans and additional photographs are
available on request from the relevant auction office or to download from our website
www.cooperandtanner.co.uk.

These details are subject to change up to and including the day of the auction. Please check
our website regularly and look out for any additional materials available on the day of the
auction, in order to stay fully informed with the up to date information. Alternatively,
please register your interest with the relevant auction office and they will then keep you
fully informed.
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Address Guide Price

Lot A – Westham, Wedmore £175,000 to £200,000

Lot B – Westham, Wedmore £325,000 to £350,000

Lot C – Westham, Wedmore £200,000 to £225,000

85 Hendford Hill, Yeovil £450,000 to £500,000

Greenacre, Ashcott Road, Meare £185,000 to £225,000

2 Erns St Mary’s Coombe, Shepton Mallet £100,000 to £120,000

The Cottage, East Harptree £275,000 to £325,000

The School House, Kilmington £300,000 to £350,000



Lot A 

Westham

Nr Wedmore

Guide Price  

£175,000 to £200,000
Bidding to start at 9am and close at 3pm

Description
A unique opportunity to acquire an attractive small-
holding, consisting of a range of farm buildings, yard
area, slurry storage and pastureland, the whole
totalling approximately 3.60 acres.

Set within the idyllic Somerset hamlet of Westham,
which is near Wedmore and ideally suited to anyone
with an agricultural, equestrian or amenity interest,
subject to obtaining the necessary planning consents.

The land is held within three useful enclosures and
has a soil type comprising slowly permeable
calcareous clayey type associated with shallow well-
drained brashy calcareous soils over limestone.
Classified as Grade 3 on the Agricultural Classification
Maps.

Agents Note
Within six weeks of completion, the successful
purchaser will be required to erect and thereafter
maintain a stock-proof fence between points labelled
X and Y on the sale plan. Further details contained
within the Auction Legal Pack.

Uplift Clause/Restrictive Covenant
Not subject to an uplift clause.

Completion:
Completion has been set for 15th April 2022.

Solicitors
Loxley Legal
Pierre Bell Acting
Telephone: 01453 700 629



Lot B 

Westham

Nr Wedmore

Guide Price  

£325,000 to £350,000
Bidding to start at 9am and close at 4pm

Description
Set within the Somerset hamlet of Westham, which is
positioned near Wedmore, is this modern detached
agricultural building benefiting from prior approval for
conversion into a substantial dwelling. Situated in a
peaceful rural setting and boasting a plot size of
approximately 1.11 acres including orchard. The
property allows potential opportunity to create a
‘once in a lifetime’ residence in an extremely popular
area.

Proposed Accommodation
With reference to the plans, the permitted
development allows for the conversion of the existing
building into a large dwelling, with a gross internal
floor area of circa 326.4m² / 3,500ft². The internal
accommodation allows for ample family living space,
which can include five bedrooms and large open plan
kitchen/dining/reception areas.

Externally, the proposed dwelling will benefit from
off-road parking area and a large garden. Vehicular
access will be via a private entrance drive leading
directly from the Council maintained highway.

Planning
Prior approval was granted by Sedgemoor District
Council on 28th October 2021 (Ref No. 50/20/00080)
for the proposed change of use of agricultural
buildings to 2no.* dwellings (class C3) and associated
building operations. Copies of the consent and
associated plans are available for viewing via
Sedgemoor District Council’s online planning search.
*Consent includes building associated with Lot C.

Completion:
Completion has been set for 15th April 2022. Solicitors

Loxley Legal
Pierre Bell Acting
Telephone: 01453 700 629



Lot C 

Westham

Nr Wedmore

Guide Price  

£200,000 to £225,000
Bidding to start at 9am and close at 5pm

Description
An attractive detached traditional building, benefiting
from prior approval for conversion into single-storey
dwelling. The existing building is set well back from the
single carriage highway and constructed of natural
stone elevations under clay tile roof. The property is
positioned within the Somerset hamlet of Westham,
which is near to Wedmore and has a total plot size of
approximately 0.16 acres, including a detached
concrete/timber frame open-sided fodder store
(600ft²). The property offers the rare opportunity to
create a comfortable home in an extremely popular
area.

Proposed Accommodation
With reference to the plans enclosed, the permitted
development allows for conversion of the existing
building into a single-storey dwelling with a gross
internal floor area of circa 92.2m² / 990ft². The internal
accommodation allows for two bedrooms with en-
suite, large open-plan kitchen/dining/reception area.
Externally, the proposed dwelling will benefit from off-
road parking area and garden. Vehicular access will be
via a private entrance drive leading directly from the
Council maintained highway.

Planning
Prior approval was granted by Sedgemoor District
Council on 28th October 2021 (Ref No. 50/20/00080)
for the proposed change of use of agricultural buildings
to 2no.* dwellings (class C3) and associated building
operations. Copies of the consent and associated plans
are available for viewing via Sedgemoor District
Council’s online planning search.
*Consent includes building associated with Lot B.

Completion:
Completion has been set for 15th April 2022. Solicitors

Loxley Legal
Pierre Bell Acting
Telephone: 01453 700 629



85 Hendford Hill

Yeovil

BA20 2RE

Guide Price 

£450,000 to £500,000
Bidding to start at 9am and close at 5pm

Description
A unique and exciting opportunity to acquire a
substantial detached dwelling, requiring renovation
throughout, in a favoured conservation area on the
southern side of Yeovil. Occupying a large plot
extending approximately 0.4 acres, with potential for
additional development within the grounds (subject to
the necessary planning consents). South Somerset
District Council granted planning permission on 14th
April 2008 (Ref No. 07/04035/OUT) for ‘The erection
of a single dwelling house and double garage’ – the
consent was not implemented and has now lapsed.

The dwelling comprises a 1930’s detached house of
red-brick elevations under a tiled roof. Internally the
accommodation requires refurbishment throughout
and includes a large open-plan living/dining room with
triple aspect windows; a central reception hallway
with further doors opening to a cloakroom; a separate
kitchen with larder and a versatile second reception
room, which could provide an office or fifth ground
floor bedroom. To the first floor, the gallery style
landing has a large front facing window allowing
plenty of natural light and enjoying views from its
elevated position across Yeovil. There is access to four
double bedrooms and the spacious family bathroom
on this level.

Uplift Clause
Subject to an uplift clause to take effect on stand-
alone residential or commercial development, or if
the land enables development on adjoining property.
25% of the increase in value of the land is payable on
the approval of planning consent. Term: 25 years.
Further details contained within the legal pack.

Completion
Completion has been set for 16th March 2022 or
earlier by arrangement.

.

Solicitors 
Ramsdens Solicitors, Huddersfield
Telephone 01484 507110
Amy Chadwick acting



Greenacre, Ashcott Road

Meare

BA6 9SX

Guide Price 

£185,000 to £225,000
Bidding to start at 9am and close at 5pm

Description
This secluded property is surrounded by open
countryside and benefits from large gardens,
comprising of both meadow and woodland, and
measuring 1.11 acres, alongside a recently replaced
Nissen Hut.

The current ground floor accommodation comprises
four rooms, with a lean to and porch to the rear.
Stairs lead to an attic room on the first floor. An
outside WC is situated to the rear of the property, and
a large garage is situated to the side of the dwelling.

The property requires extensive renovation
throughout and benefits from existing architect
drawings for the dwelling proposing a kitchen/diner,
lounge, study/2nd bedroom, conservatory/day room
and garage/workshop with utility and WC on the
ground floor, with stairs leading to a large bedroom
on the first floor.

The plans have received a Certificate of Lawfulness
from Sedgemoor Council Planning Department and
full approval from Sedgemoor Council Building
Regulations Department.

The property and grounds enjoy views toward
Glastonbury Tor and are within a short walking
distance of the Shapwick Nature Reserve, RSPB Ham
Wall.

Completion
Completion has been set for 16th March 2022 or
earlier by arrangement.

Solicitors 
Chubb Bulleid Solicitors
Telephone: 01749 836100
Laura Maden acting



The Old School House

Kilmington

BA12 6RB 

Guide Price 

£300,000 to £350,000
Bidding to start at 9am and close at 5pm

Description
The School House is a charming detached period
cottage set in gardens and grounds of approximately
0.47 of acre offering potential to extend subject to the
necessary planning permissions being sought. The
property is in need of updating throughout and is set
in a quiet rural location.

The accommodation comprises entrance hall, sitting
room with feature fireplace and stairs to the first
floor, dining room with bay window, kitchen with
integrated oven and hob and downstairs WC. To the
first floor there are two double bedrooms and a
bathroom with seperate shower cubicle. Externally
there is a garage, off road parking area, boiler room
and level gardens.

Outside
The gardens lie to the front, side and rear of the
property and are encompassed by hedging and
fencing. There are double gates leading from the lane
into the property where there is ample parking for
several vehicles. The gardens are predominantly laid
to lawn with a wide selection of mature trees, shrubs
and bushes.

Completion
Completion has been set for 16th March 2022 or
earlier by arrangement.

Solicitors
Barringtons Solicitors, Burnham On Sea
Peter Bartlett acting.
Tel: 01278 782371.



2 Erns St Mary’s Coombe

Shepton Mallet

BA4 5UT

Guide Price 

£100,000 to £120,000
Bidding to start at 9am and close at 5pm

Description
A mid-terrace three-bedroom dwelling with living
accommodation over two floors. The property is
accessed from the Council Highway via a right of way
over shared entrance driveway leading to off-road
parking. The internal accommodation requires a
programme of modernisation and improvement
throughout and once complete, will provide a
comfortable family home. With reference to the floor
plan, the living space comprises a large sitting room
with under-stairs cupboard, kitchen/dining room with
space for a dining table and access to the rear garden.
The first-floor accommodation is made up of three
bedrooms (two doubles and a well-proportioned
single) and a family bathroom with panelled bath with
overhead shower, airing cupboard, WC and wash
hand basin.

The rear garden, with pedestrian access from the
parking area, is enclosed by fencing to all sides with a
large wooden shed and area of patio for sitting out.
There is also an area of front garden with a pathway
leading to the front door.

Total floor area: Approx. 820ft² / 76.1m².

Completion
Completion has been set for 16th March 2022 or
earlier by arrangement.

Agents Note
We are required to inform purchasers under Section
21 of the Estate Agency Act 1979, one of the
executors for the property works for the Cooper and
Tanner’s Lettings department.

Solicitors
Bartlett Gooding & Weelen, Shepton Mallet
Telephone 01749 330330
Clare Bessant-Nicholls acting.



The Cottage

East Harptree

BS40 6AZ

Guide Price 

£275,000 to £325,000
Bidding to start at 9am and close at 5pm

Description
A charming two/three bedroom semi-detached
cottage set within the enviable village of East
Harptree in need of complete refurbishment. The
property is situated on a large plot which currently
features a substantial double garage/workshop, car
port and gardens which could offer further potential
subject to the necessary consents.

Upon entering the house is a spacious entrance hall
which provides access to a downstairs bathroom,
separate toilet, store cupboard and through into the
kitchen with a range of units and garden view. The
sitting/dining room runs the width of the property
with original features and a wood burner as the focal
point. A door from the sitting room opens to a
store/workshop room which has previously been used
for storage but could equally be further utilised and
made into an additional reception room.

Spiral stairs lead from the sitting room to the first
floor which comprises three double bedrooms with
one of the bedrooms providing access into another.

Outside
Gardens wrap around the property on three sides and
have been laid mainly to lawn but with a wide variety
of shrubs, and mature trees. A driveway to the front
provides parking for three to four cars whilst also
leading to the garage/workshop and car port which is
attached to the house. The plot offers a wealth of
potential for extending the property, subject to the
necessary consents.

Completion
Completion has been set for 16th March 2022 or
earlier by arrangement.

Solicitors
Michael Dickman
59 Queen Charlotte Street, Bristol, BS1 4HL
Tel: 0117 9279117



Cooper And Tanner Online Auctions
Cooper and Tanner Online Auctions is a new, innovative and pioneering platform for buying and
selling property. It provides all the benefits synonymous with traditional auctions, including: speed
and certainty of sale, transparency and zero risk of gazumping or double-selling, but with the added
advantage of being able to bid pressure-free from the comfort of your own home or office via
desktop, tablet or mobile phone.

A Straightforward Process From Start To Finish
In order to bid at Cooper and Tanner Online Auctions you will first need to create an account by
providing your contact details. You will be required to verify your email address, by clicking an
activation link that we’ll send to you via email. Once you’ve created an account you can ‘watch’ lots
that you’re interested in (you’ll be kept up-to-date throughout the auction cycle), as well as gain
access to the legal packs. In order to place a bid on a lot you will need to complete the bidder
registration steps, as detailed below.
Please note, the first time you register to bid you will also be asked to verify your mobile number and
upload copies of your photo ID (e.g. driver’s licence or passport) and recent proof of address (dated
within the last 3 months). This is required so we can easily keep in touch and helps us confirm your
identity in the event of youpurchasing a lot.

Ensure You Read, Understand And Accept The Terms And Conditions
You will be asked to read and accept our Online Auction Terms and Conditions. Additionally, there
may be specific documentation relating to the sale of the property you’re registering to bid on that
will need to be read and accepted before you are able to bid.
Once accepted, you will receive a copy of the document(s) via email for your own records.

Register Your Credit Or Debit Card For The Bidders Registration Fee
In order to bid online you will be required to register a credit or debit card for the Bidders
Registration Fee. We use Stripe who provide a secure, online card registration facility, and they will
attempt to place a ‘hold on funds’ on your account for the bidder security amount (often known as a
‘payment shadow’ as no money is taken at this stage). The bidder security amount will be clearly
displayed when registering your card. On the fall of the electronic gavel, the winning bidder’s card
will be automatically debited for the Bidders Registration Fee of £1200 inc VAT whilst all the
unsuccessful bidder’s cards will have their shadow payments released (this can take several days
depending on the card provider).

Final Step – Auctioneer Review
Once you have completed the bidder registration steps, Cooper and Tanner will review your
registration to bid. We will contact you to obtain proof of funding for the purchase price. You will be
notified by email as soon as you have been approved to bid.

Recommended Due Diligence Before Bidding
In general terms, you are strongly advised to view the property and take professional advice as to its
condition and suitability. You should also ensure that you thoroughly read and understand the legal
pack and any other associated documentation available online and take proper legal advice
accordingly. Finally, understand the contract you are entering into and the financial commitment
that you will be liable for should you be the successful purchaser. Legal packs are available to
download from the Cooper and Tanner website by opening the page for the property that you are
interested in and using the tab called “Legals” on the red bidding screen.

What Is A Guide Price?
The guide price is an indication of the seller’s current minimum price expectation at auction and the
guide price, or range of guide prices, is given to assist prospective purchasers. The guide price can be
adjusted by the seller at any time up to the day of the auction in light of the interest shown during
the marketing period and bidders will be notified of this change on our website and by the auctioneer
prior to the lot being offered.



What Is A Reserve Price?
The reserve price is the seller’s minimum acceptable price at auction and the figure below which the
auctioneer cannot sell. It is usual, but not always the case that a provisional reserve is agreed
between the seller and the auctioneer at the start of marketing and the Final Reserve Price will be
agreed between the auctioneer and the seller prior to the auction sale. Whilst the reserve price is
confidential it will usually be set within the quoted guide range and in any event will not exceed the
highest quoted guide price.

Stress-free Bidding From The Comfort Of Your Own Home
When the auction opens, you will be able to place bids in line with the pre-determined bid increment
levels, using the bid increase (+) and decrease (–) buttons provided. Having set your preferred bid
amount and clicking the ‘Place Bid’ button, you will be asked to confirm your bid at which point it will
be placed. Every time you submit a bid you will be clearly shown whether your bid was successful, and
a full list of all bids is displayed on-screen at all times.

Maximum (proxy) bids
You are not restricted to placing a bid at the minimum bid amount, but can instead increase your bid
and place a maximum (proxy) bid in the system. By setting a maximum bid, the system will
automatically bid on your behalf to maintain your position as the highest bidder, up to your maximum
bid amount. If you are outbid, you will be notified via email so you can opt to increase your bid if you
so choose.

How proxy bids work with the reserve price
Every lot is offered for sale subject to a reserve price (the minimum price that the auctioneer is
authorised to sell for on the day). When you submit a maximum bid, the actual bid placed by the
system will depend on where the reserve price is in relation to your maximum bid, as defined below.

If your maximum bid is below the reserve price
The system will place an immediate bid at your maximum bid amount.

If your maximum bid is at or above the reserve price
The system will automatically increase your bid to be at the reserve, and will only bid again on your
behalfif you are subsequently outbid by another bidder (up to your maximum bid amount).
If another bidder has already placed the same maximum bid or higher, they will be the highest
bidder atyour max bid level and the system will notify you via email so you can place another bid.

NB: Your maximum bid is kept completely confidential – it’s presence or amount are not disclosed
to the auctioneer, vendor or any other bidder.

The Bidding Extension Window Eliminates ‘Bid Sniping’
Unlike eBay, bid sniping is impossible on our online auction platform. All auctions will close as per
their advertised ‘Auction End Date’, however if a bid is placed within the final 60 seconds of the
auction’s scheduled end time the auction will be extended by an additional 60 seconds – known as the
‘bidding extension window’.

If a bid is placed in the bidding extension window, the countdown clock will immediately reset to 60
seconds again, and the auction will only finish when an entire 60 second bidding extension window
passes without any further bids being placed, i.e. 60 seconds of 'bidding silence'. This ensures every
bidder has a fair and equal opportunity to place another bid.



We’ll Guide You Through To Completion
If you are the successful purchaser, we’ll be in touch following the online auction to discuss the next
steps. The system will take the Bidders Registration Fee amount from your registered credit or
debit card (all underbidders will have their hold on funds released); the contract will then be signed
on your behalf with copies being sent to both your solicitor and the seller’s solicitor.

How The Payment Registration Works
In order to bid online you are required to submit details of a credit or debit card. When you register
your card, we will be placing a hold on funds on your credit card (or bank account if you use a debit
card), to the value of the Bidders Registration Fee. This means that the amount we’re holding will
affect the available amount you have to spend on your card, as the amount will be ring-fenced and
you will not be able to spend it until the hold has been released. The Bidder’s registration fee is
£1200 inclusive of VAT. Please note that the Bidder’s registration fee is in addition to deposit and is
not deducted from the completion monies.

If you are the winning bidder then the amount will be taken in full from your registered credit card
or bank account immediately following the close of the auction. If you are not a winning bidder
then the hold on funds will be released from your card, but be aware that it can take anything from
a few hours up to several days for the hold to be released (dependent on the card issuer). If in
doubt, contact your card issuer. Please be aware that you will not have access to the funds until the
hold has been released.



Lots Invited For 
Forthcoming 
2022 Auctions
To discuss including property or land 
please contact:
Hannah Pole 01373 455050
George Trippick 01458 834288

Over £16.3m worth of property and land 

sold at auction in 2021

2022 Land and Property Auction Dates

16th March 

20th April

18th May

15th June

20th July

17th August 

21st September

19th October

16th November
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