
English farmland values fell by almost 
2% in the final quarter of 2015 to end 
the year at £8,165/acre, according to 
the Knight Frank Farmland Index.

The drop was the first quarterly fall  
since December 2012. However, the 
average value of bare agricultural  
land still rose 4% in the first half of  
the year and 3% overall during 2015.  
This compares with a rise of 1% for 
prime London residential property  
and falls for the FTSE 100 (-5%) and 
gold (-7%).

There are a number of reasons why 
values have come back. The continuing 
run of low commodity prices had to 
have an impact on buyer confidence  
at some point – feed wheat is worth  
just half of what it was fetching just 
a few years ago and many dairy and 
livestock businesses are struggling  
to remain profitable.

But the fact that land values have held 
up so well indicates that commodity 
prices are far from the most important 
driver of the land market.

Uncertainty about the outcome of the 
EU referendum, likely to be held this  
year, will also be holding back some 

potential buyers concerned about  
the potential impact of a Brexit. 
The delayed payment of agricultural 
subsidies to some farmers and a 
potential hike in interest rates will also 
have dampened spirits.

So where now for prices? Currently 
we are not predicting that the Q4 fall 
presages a long run of prices drops, 
indeed, assuming the UK votes to 
remain in the EU, it is entirely possible 
that 2016 could see prices rise slightly.

Many farming businesses, particularly 
those with profitable renewable energy 
schemes, remain cash generative  
and are looking to expand. There are 
also a significant number of farmers who 
have sold land for development or via 
compulsory purchase and are looking 
for agricultural property to reinvest into.

The market will continue to be extremely 
localised. Large blocks of investment-
grade land which were achieving prices 
of over £13,000/acre last year may see 
values come off as investors await the 
outcome of the EU referendum, but 
where there is competitive bidding from 
local farmers, values will remain firm.

PRICES FALL FOR FIRST TIME IN 
THREE YEARS
Farmland values slip in Q4 2015 as agricultural commodity markets 
remain weak.
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FIGURE 1 

Farmland 10-year performance  
v other assets

Source: Knight Frank Research Source: Knight Frank Research

FIGURE 2 

Historic farmland performance 
£/acre

Farmland performance
3-month change -1.7%

12-month change 3%

5-year change 41%

10-year change 196%

50-year change 5,089%

RESEARCH

FARMLAND INDEX
Q4 2015

ANDREW SHIRLEY 
Head of Rural Research

“ Assuming the UK votes to 
remain in the EU, it is entirely 
possible that 2016 could see 
prices rise slightly.”

Follow Andrew at @kfandrewshirley

For the latest news, views and analysis 
on the world of rural property, visit  
The Rural Bulletin online

https://twitter.com/kfandrewshirley
http://www.knightfrankblog.com/ruralbulletin%20


Key agricultural indicators*
Commodity Latest 12-month 
prices  change

Outputs
Feedwheat (£/t) 104 -19%
Oilseeed rape (£/t) 257 0%
Beef (p/kg dw) 348 -5%
Lamb (p/kg dw) 367 -13%
Milk (p/litre) 24.2 -12%

Input prices  
Fertiliser (£/t) 229 -15%
Red diesel (p/litre) 43 -22%
Oil (£/brl) 22 -41%

For more detailed information on the issues 
affecting UK landowners and farmers, 
including the latest on agricultural commodity 
and input markets, please request a copy  
of the Knight Frank Rural Bulletin or go to 
www.knightfrankblog.com/ruralbulletin

*Sources: www.fwi.co.uk www.dairy.ahdb.org.uk

The average price of farmland in Scotland 
rose by just 0.5% in the first half of 2015, 
according to the Knight Frank Scottish 
Farmland Index.

Although this growth may seem lacklustre 
compared with the strong gains of recent 
years – prices have risen by 213% over 
the past 10 years – it needs to be viewed 
in the context of a highly charged political 
backdrop, which includes the 2014 
independence referendum, the SNP’s 
rampant general election victory earlier 
this year and the Scottish government’s 
recently published land reform proposals.

“For a market to remain firm in the face 
of such uncertainty shows a high degree 
of resilience,” says Tom Stewart-Moore, 
who has just joined Knight Frank Scotland 
as Head of Farm Agency.

“We are seeing particularly strong 
demand for good quality arable land, 
while hill land still offers a number of 
attractive forestry and renewable energy 
options for investors, despite the winding 
back of support payments for on-shore 
wind farms.”

Hill land has risen in value by an average 
of 2% so far this year, while good arable 
land is up 1%.

A lack of activity in the first six months  
of the year has also made it difficult  
to gauge the state of the market,  
explains Tom.

“The market seems to have got going a bit 
more slowly, but since the Royal Highland 
Show we have launched a number of new 
farms, including a 1,100-acre hill farm in 
Argyll priced at offers over £1.15m.

“Over the next few months we’ll get a 
much clearer impression of where the 
market is heading, but there is more land 
for sale with 42 farms over £1m on the 
market now compared with 31 at this  
time last year.

“There is a lot of chat about land reform, 
but the impact on the farmland market 
should be limited. Commodity prices, 
exchange rates and the latest CAP 
reforms will be of more concern.” he adds.

Large upland estates will be more affected 
by the reforms, but a number of deals are 
still being done, says Ran Morgan, Head 
of Estate Sales.

“The market is certainly cautious, but 
definitely not dead – we have sold two 
10,000-acre estates so far this year. 
In a global context Scotland still looks 
remarkably good value.”

SCOTTISH FARMLAND MARKET 
HOLDS ITS GROUND
Agricultural land values remain firm in Scotland despite political 
upheaval and land reform
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FIGURE 1 

Scottish farmland capital value 
performance versus other assets

Source: Knight Frank Rural Research Source: Knight Frank Rural Research

FIGURE 2 

Scottish farmland values by type 
£/acre

Farmland performance 
(average all types, unweighted)

6 months  +0.5%

12 months  +2% 

5 years  +34%

10 years  +213%

Source of buyers
Scotland  +63%

England/Wales +33%

Ireland +2% 

Rest of Europe +2%
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ANDREW SHIRLEY 
Head of Rural Research

“ Prices have risen by 213% 
over the past 10 years.”

Follow Andrew at @kfruralproperty

For the latest news, views and analysis 
on the world of rural property, visit  
The Rural Bulletin online

Scottish Farmland 
Index H1 2015

DATA DIGEST

RECENT MARKET-LEADING RESEARCH PUBLICATIONS

Knight Frank Research Reports are available at KnightFrank.com/Research
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Knight Frank Farmland Index

Quarterly price 
change

Annual price 
change

Average value  
£/hectare

 Average value  
£/acre 

Dec-10 -0.2% 13.3% £14,339 £5,803

Mar-11 3.2% 11.0% £14,803 £5,991

Jun-11 2.8% 6.7% £15,212 £6,156

Sep-11 -1.0% 4.8% £15,060 £6,094

Dec-11 -0.8% 4.2% £14,947 £6,049

Mar-12 0.4% 1.4% £15,007 £6,073

Jun-12 3.7% 2.3% £15,556 £6,295

Sep-12 -1.2% 2.1% £15,369 £6,220

Dec-12 -0.1% 2.7% £15,354 £6,214

Mar-13 1.5% 3.9% £15,585 £6,307

Jun-13 1.8% 2.0% £15,866 £6,421

Sep-13 4.0% 7.4% £16,501 £6,678

Dec-13 3.1% 10.7% £17,005 £6,882

Mar-14 6.4% 16.1% £18,098 £7,324

Jun-14 2.6% 17.1% £18,574 £7,517

Sep-14 2.3% 15.1% £19,000 £7,689

Dec-14 3.1% 15.2% £19,583 £7,925

Mar-15 1.7% 10.0% £19,914 £8,059

Jun-15 2.6% 10.0% £20,423 £8,265

Sep-15 0.5% 8.0% £20,524 £8,306

Dec-15 -1.7% 3.0% £20,176 £8,165

Source: Knight Frank Research

The Knight Frank Farmland Index tracks the average price of bare (no residential property or 
buildings) commercial (productive arable and pasture) agricultural land in England. The quarterly 
index is based on the opinions of Knight Frank’s expert valuers and negotiators across the 
country, which take into account the results of actual sales conducted by both the firm and its 
competitors, local market knowledge and client and industry sentiment. When combined with 
UK government statistics, the index shows the performance of farmland since 1944.
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Welcome to the latest issue of The  
knight frank Rural bulletin
The results of the UK General Election 
held on 7 May stunned those who were 
predicting that coalition government 
was here to stay. They left the Liberal 
Democrats decimated, Labour badly 
wounded and the SNP in control of 
virtually every seat in Scotland.

And with David Cameron’s Conservatives 
defying the odds to win an outright 
parliamentary majority, the much-trumpeted 
potential for UKIP and the Greens to have an 
impact on future government policy also failed 
to materialise.

With no coalition partner to temper their 
aspirations, the Conservatives, if they can 
keep their sometimes unruly backbenchers 
under control, will feel better placed to deliver 
on their manifesto pledges. Over the following 
pages The Rural Bulletin highlights what the 
consequences could be for farms, estates, 
businesses and other rural property owners.

Of course, the General Election isn’t the 
only show in town. CAP reform continues to 
present serious issues to the farming sector, 
not least the failed attempt to introduce an 
online-only Basic Payment application system, 
and commodity prices remain under pressure

I hope you find the information in this bulletin 
useful. If Knight Frank can be of further help in 
any way please do get in touch. You can find 
our key contacts on the back page 

Further information about our services can be 
found online and you can keep up to date with 
the latest rural property news on our blog. You 
can also follow us on Twitter @kfrural. 

Andrew Shirley 
Head of Rural Property Research
01234 720534
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© Knight Frank LLP 2016 – This report 
is published for general information 
only and not to be relied upon in 
any way. Although high standards 
have been used in the preparation of 
the information, analysis, views and 
projections presented in this report, no 
responsibility or liability whatsoever can 
be accepted by Knight Frank LLP for 
any loss or damage resultant from any 
use of, reliance on or reference to the 
contents of this document. As a general 
report, this material does not necessarily 
represent the view of Knight Frank LLP 
in relation to particular properties or 
projects. Reproduction of this report in 
whole or in part is not allowed without 
prior written approval of Knight Frank 
LLP to the form and content within which 
it appears. Knight Frank LLP is a limited 
liability partnership registered in England 
with registered number OC305934. 
Our registered office is 55 Baker Street, 
London, W1U 8AN, where you may look 
at a list of members’ names.
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