
Higher Ley
North Molton, South Molton, Devon



A charming Grade II Listed farmhouse with an annexe and 
extensive outbuildings, set in approximatley 22.8 acres  

The property
Higher Ley farmhouse is thought to date originally 
from the 15th century with the adjoining barn and 
shippon added in the late 18th/early 19th century. The 
property offers a wealth of period details throughout 
which include exposed beams, original flooring and 
impressive fireplaces offering characterful 
accommodation. 
The reception hall provides a welcoming entrance to 
the property and leads through to the generous 27ft 
sitting room, which has a woodburning stove and a 
dual aspect including a full-height, south-facing 
window that allows for a wealth of natural light. There 
is also a formal dining room with an original fireplace, 
which is fitted with a log burner and a snug. The 
kitchen has flagstone flooring, exposed timber beams 
overhead, farmhouse-style units and a range recessed 
into the inglenook fireplace. Further home storage is 
available in the large utility room, which features fitted 
units, space for appliances and a sauna. The ground 
floor accommodation is completed by a cloakroom.

There are five first-floor bedrooms, which are accessed 
via three separate staircases providing versatile 
accommodation. The central staircase provides private 
access to the principal bedroom, which has extensive 
built-in storage and an en suite bathroom with an 
over-bath shower. One further bedroom also has its 
own private staircase and an en suite bathroom, while 
the third stairway leads to three double bedrooms and 
a large family bathroom.

The property benefits from a detached annexe which 
provides excellent opportunities for multi-generational 
living or for income potential subject to obtaining the 
necessary consents. The annexe has attractive modern 
styling and décor and comprises a comfortable sitting 
room and an open-plan kitchen and dining room on 
the ground level. Also on the ground floor is a shower 
room while upstairs there is one double bedroom with 
an en suite cloakroom, as well as an additional 
reception room with an adjoining bathroom. This room 
could also serve as a further bedroom if required.
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£1,350,000

Higher Ley is an impressive farm property, set in the heart of the North Devon 
countryside, just outside the boundary of Exmoor National Park and within easy 
reach of the bustling town of South Molton. The property offers characterful and 
flexible accommodation with a detached annexe and extensive outbuildings 
including equestrian facilities and enjoys far reaching grounds of approx. 22.8 acres.
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Outside
Higher Ley lies in a peaceful and idyllic rural setting, 
surrounded by its grounds of approximately 22.8 
acres. The farmhouse and outbuildings are centred 
around a large, paved courtyard, which provides 
ample parking space and access to the extensive 
outbuildings. The outbuildings include a substantial 
barn which offers stabling while there is also an 
additional stables block, kennel and stores. A 60m x 
30m sand school provides further equestrian facilities. 
The barn has planning permission granted for the 
development of additional accommodation on the 
ground floor for a dependant relative and an office 
space on the first floor. There are sunny walled 
gardens to the front of the house, including a patio for 
al fresco dining, an area of lawn with colourful border 
beds and various shrubs and hedgerows, and a 
vegetable garden with a greenhouse and a polytunnel. 
Beyond the gardens there are open fields and 
paddocks, which area ideal for grazing livestock and 
for exercising horses. The grounds also include a 
peaceful meadow area with a pond attracting a variety 
of wildlife. 

Location
Higher Ley is set in a secluded rural position between 
the small village of North Molton and the town of 
South Molton. North Molton has a primary school, a 
village shop and a local pub, while four miles away, 
South Molton has a number of other facilities, 
including range of shops, a large supermarket, a 
community hospital and primary and secondary 
schooling. A further choice of shops and large 
supermarkets, as well as leisure facilities, can be found 
in Barnstaple, 15 miles away and Tiverton 20 miles 
away. For those enjoying walking, cycling, riding and 
outdoor country and equestrian pursuits Exmoor 
National Park, the surrounding countryside and the 
stunning North Devon coastline provide superb 
recreational opportunities. 

By road, the A361 provides access towards Barnstaple 
and Tiverton, and onwards towards the M5 and the 
vibrant city of Exeter. There are regular direct rail 
services to London Paddington from Tiverton Parkway, 
taking as little as 2 hours. 

Distances
•	 South Molton 4.0 miles
•	 A361 4.1 miles
•	 Barnstaple 15 miles
•	 Tiverton 20 miles
•	 Tiverton Parkway mainline station 26.7 

miles (London Paddington in under 2 
hours)

Nearby Schools
•	 North Molton Primary School
•	 South Molton Community Primary 

School
•	 South Molton Community College
•	 West Buckland School
•	 Blundells School 





Barn
33.93 x 12.93
111'4" x 42'5"

Stables
11.64 x 2.66
38'2" x 8'9"

Store
10.88 x 2.41
35'8" x 7'11"

8.65 x 4.10
28'5" x 13'5"

Kennel

F/P

F/P

Dining Room
5.76 x 3.80

18'11" x 12'6"
Kitchen

6.20 x 3.95
20'4" x 13'0"
(Maximum)

4.22 x 1.81
13'10" x 5'11"

4.37 x 3.85
14'4" x 12'8"
(Maximum)

2.61 x 2.10
8'7" x 6'11"

Sitting Room
8.43 x 4.41

27'8" x 14'6"

Utility
5.23 x 4.41

17'2" x 14'6"
(Maximum)

Sauna
4.46 x 3.02

14'8" x 9'11"
(Maximum)

Bedroom 3
4.56 x 4.42

15'0" x 14'6"
(Maximum)

Principal Bedroom
6.27 x 6.00
20'7" x 19'8"
(Maximum)

Bedroom 2
6.13 x 3.84
20'1" x 12'7"
(Maximum)Bedroom 4

3.82 x 3.22
12'6" x 10'7"

Bedroom 5
3.37 x 2.74
11'1" x 9'0"
(Maximum)

Ground Floor

First Floor

Kitchen/
Dining Room
7.22 x 3.76
23'8" x 12'4"

Sitting Room
5.45 x 3.75

17'11" x 12'4"
(Maximum)

Sky SkySky

Principal Bedroom
6.49 x 3.91

21'4" x 12'10"
(Maximum)

8.29 x 3.92
27'2" x 12'10"
(Maximum)

Annexe Ground Floor

Annexe First Floor

The position & size of doors, windows, appliances and other features are approximate only.
© ehouse. Unauthorised reproduction prohibited. Drawing ref. dig/8654919/SS

First Floor Above Utility

IMPORTANT NOTICE: Strutt & Parker gives notice that: 1. These particulars do not constitute an offer or contract or part thereof. 2. All descriptions, photographs and plans are for guidance only and should not be relied upon as statements or representations 
of fact. All measurements are approximate and not necessarily to scale. Any prospective purchaser must satisfy themselves of the correctness of the information within the particulars by inspection or otherwise. 3. Strutt & Parker does not have any authority 
to give any representations or warranties whatsoever in relation to this property (including but not limited to planning/building regulations), nor can it enter into any contract on behalf of the Vendor. 4. Strutt & Parker does not accept responsibility for any 
expenses incurred by prospective purchasers in inspecting properties which have been sold, let or withdrawn. 5. We are able to refer you to SPF Private Clients Limited (“SPF”) for mortgage broking services, and to Alexander James Interiors (“AJI”), an interior 
design service. Should you decide to use the services of SPF, we will receive a referral fee from them of 25% of the aggregate of the fee paid to them by you for the arrangement of a mortgage and any fee received by them from the product provider. Should 
you decide to use the services of AJI, we will receive a referral fee of 10% of the net income received by AJI for the services they provide to you. 6. If there is anything of particular importance to you, please contact this office and Strutt & Parker will try to have 
the information checked for you. Photographs taken July 2025. Particulars prepared July 2025. Strutt & Parker is a trading style of BNP Paribas Real Estate Advisory & Property Management UK Limited

Floorplans
House internal area 3,167 sq ft (294 sq m)
Annexe internal area 1,203 sq ft (112 sq m)
Outbuildings internal area 5,522 sq ft (513 sq m)
Total internal area 9,892 sq ft (919 sq m) 
For identification purposes only. 
Directions
EX36 3JS. what3words: ///rollers.elect.overheard - 
brings you to the driveway
General
Local Authority: North Devon Council
Services: Mains electricity and private water. Private 
drainage which we understand is compliant with 
current regulations. Oil-fired central heating. 	
Mobile and Broadband checker: Information can be 
found here https://checker.ofcom.org.uk/en-gb/
Council Tax: Band E. Annexe Band A
EPC Rating: E. Annexe EPC rating C.
Wayleaves and easements: the property is sold 
subject to any wayleaves or easements, whether 
mentioned in these particulars or not.
Planning Reference: 50319. Prospective purchasers are 
advised that they should make their own enquiries of 
the local planning authority. 
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