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SUMMARY
Rents continued to rise but the rate of increase has slowed

■ Rents for all types of tenancy rose 
by an average of 22% as a result of 
reviews and new lettings in the year 
ending 30 April 2015, compared with 
28% in the previous year.

■ Rents for existing tenancies rose 
by an average of 19% at review, 
composed of a rise of 16% for 

“Rents for new Farm Business 
Tenancies rose by an average 
of 39% compared with the 
previous rent for the land.”

Agricultural Holdings Act tenancies 
and 25% for rent reviews on existing 
Farm Business Tenancies.

■ Rents for new Farm Business 
Tenancies rose by an average of 
39% compared with the previous 
rent for the land.
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and tenants are agreeing rents, their 
negotiations will take account of these 
factors and comparable evidence.

Our analysis shows that rents for all 
tenancy types in England and Wales1 
rose by an average of 22% for reviews 
and new lettings in the year ending 30 
April 2015. A year previously this figure 
was 28% (see Figure 1).

Rents for existing tenancies rose by an 
average of 19% at review, compared 
with 24% for the year to April 2014.

For Agricultural Holdings Act (AHA) 
tenancies, the average increase in 
rents at review was 16%, compared 
with 19% a year previously.

Whilst the enthusiasm for exceptionally 
high Farm Business Tenancy (FBT) 
tender rents has perhaps been 
tempered, rental increases for new FBT 
agreements remain higher at 39% than 
the average increase from rent reviews, 
which is 25%. 

The average FBT rents in this report 
are below some of the rents that grab 
the headlines; this reflects the diversity 
of holdings and land, and that many 
landlords consider factors as well as 
rent when selecting tenants, such as 
the tenant’s business plan, skills and 
husbandry.

98.6% of the rent reviews we 
surveyed resulted in a rental increase, 

with 0.7% standing still and 0.7% 
decreasing.

The frequency of rent reviews has 
some impact on the size of increase. 
If we calculate an annual change by 
looking at rents that were reviewed 
both this year and three years ago, 
they have risen by an average of 
15.8%, which is equivalent to 5.3% 
per year. 

AHA tenancies, the average increase 
was 13.6% or 4.5% per year, while 
FBTs rose by 20.9% or 7.0% per year.

Despite this rental growth the income 
return on let land remains low; for 
2014 it was about 1.4% return on the 
landlord’s capital employed.2

It remains rare for arbitrators to be 
involved in setting rents. Over the 
past five years arbitrators have been 
appointed for 5.4% of the reviews we 
have surveyed and this is generally 
because one of the parties wishes to 
extend the negotiation period. In just 
0.3% of cases was the rent set by the 
arbitrator. ■

1All figures in this report relate to England 
and Wales and have been produced by 
the Savills research team unless otherwise 
stated.

2Source: MSCI IPD UK Annual Rural 
Property Index, year ending 31 December 
2014.

RentS RiSe At 
SloWeR RAte 

our Agricultural Rent Survey shows 
the rate of growth in agricultural 
rents has continued to slow. 

This trend is not unexpected given that 
many commodity prices fell during the 
three years to 30 April 2015: wheat 
prices fell by 32%, lamb by 4% and 
milk by 12% although beef prices have 
increased by 2%. 

The full extent of these price 
reductions has not fed through to 
farmers’ bottom lines as some key 
farm input costs also fell, so farm 
profitability, which is one of the factors 
which influences agricultural rents, 
has not been as affected. 

For example, in April 2015 ammonium 
nitrate fertiliser was 6% cheaper than 
three years earlier, TSP fertiliser was 
17% cheaper, red diesel was 31% 
cheaper and soya meal for animal feed 
was 11% cheaper. When landlords 

Source: Savills Research

FIGURE 1

Average percentage change in rents settled in year to 30 April 16%
Average increase in  
AHA rents at review

25%
Average increase in  
FBT rents at review

98.6%
of rent reviews surveyed  

resulted in a rental increase 

  AHA      FBT new and reviews      Overall average

%
 c

ha
ng

e 
in

 r
en

ts
 s

et
tle

d

45%

40%

35%

30%

25%

20%

15%

10%

5%

0%
2008 2009 2010 2011 2012 2013 2014 2015

“Rents for all tenancy types in 
England and Wales rose by 
an average of 22% in the year 
ending 30 April 2015” 
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continue to increase by less than 
both predominantly arable and 
predominantly livestock units. Dairy 
rents increased the least, reflecting that 
milk prices (in real terms) have declined 
to levels last seen in 2007 due to global 
oversupply and the Russian ban on 
dairy imports from the European Union.

tenancy type
FBT rents rose by 25% compared with 
16% for AHA tenancies. For both FBTs 
and AHAs, livestock rents continued 
to increase particularly strongly in 
percentage terms. For arable rents, 
the rate of increase for FBT rents was 
nearly double that for AHA lettings. 
Dairy AHA rents have risen less 
than other farm types, reflecting the 
pressures mentioned above.  ■

3N.B. This is lower than the 22% 
increase headline as it excludes rents 
for new FBTs, which are covered in 
the ‘Rents for New Farm Business 
Tenancies’ section.

4The new rent figure shows the 
average of new rents settled in  
the period. It should not be used as 
an average rent for this farm type  
(or tenancy or region). 

RentS FoR 
eXiStinG 
tenAnCieS

Farm type
We surveyed rent reviews covering 
over 69,000 acres in the year to 30 April 
2015. Rents increased in all sectors 
and by an overall average of 19%, 
which is lower than the 24% average 
for reviews conducted in 2014.3

Livestock rents increased the most, 
rising by 23%, but down from 
25% in 2014; arable rents rose by 
18%, down from 28%; dairy rents 
increased by 13%, down from 19% 
in 2014. The rents for mixed farms 

Source: Savills Research

FIGURE 2

Rent review results by farm type in year to April 2015

Source: Savills Research                  Note: The full database contains evidence from 4,000 rent settlements covering over 1,000,000 acres of land.

FIGURE 3

Rent review results by tenancy type in year to April 2015

new Rent4 

(£/acre)
old Rent 

(£/acre)
Average 

percentage change
number 

of reviews
Area reviewed 

(acres)

Arable £101 £86 18% 128 26,128

Dairy £81 £72 13% 33 8,067

livestock £90 £73 23% 122 12,512

Mixed £82 £70 17% 142 22,652

overall average £90 £76 19% 425 69,360

tenancy type new Rent 

(£/acre)
old Rent 

(£/acre)
Average 

percentage change
number

of reviews
Area reviewed 

(acres)

AHA

Arable £88 £79 14% 90 21,840

Dairy £80 £71 13% 30 7,577

Livestock £76 £65 22% 63 7,746

Mixed £76 £66 15% 104 17,678

AHA average £80 £70 16% 287 54,842

FBt

Arable £130 £104 28% 38 4,288

Dairy N/a N/a N/a 3 490

Livestock £104 £82 25% 59 4,766

Mixed £100 £82 23% 38 4,974

FBt average £110 £88 25% 138 14,518

overall average £90 £76 19% 425 69,360
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RentS FoR neW 
FARM BUSineSS 
tenAnCieS

Rents for new FBTs are 39% higher 
on average than they were under 
the previous letting of the holding, 
so continue to achieve a higher 
percentage uplift in rent than the 
25% average for FBT rent reviews. 

This is partially because the land may 
have previously been let on an AHA 
tenancy, which has a different (lower) 
basis for setting rent.

Of the 13,300 acres of new FBTs 
which we surveyed in the year to 30 
April 2015; the average letting size 
was 116 acres. The arable lettings 
averaged 121 acres, whilst livestock 
lettings averaged 111 acres, and 
mixed lettings 125 acres. 20% of  
the lettings were over 200 acres,  
and there were 23 equipped farms let. 

There is considerable variation 
around the rental average. For 
example, arable FBTs averaged  
£139 per acre, but over 15% of 
arable rents were over £200 per  
acre, and mostly in the east.

FBts advertised in the 
national farming press
27,700 acres of land was  
advertised in the main national 
agricultural publications and on 
property portals in England and 
Wales. This is a slight decrease  
on the 29,500 acres marketed in 
the year to 30 April 2014. ■

Source: Savills Research

FIGURE 4

new tenancies: FBt rents agreed by farm type in year to April 2015

111
average acreage for 

livestock FBT lettings in 
the year to 30 April 2015

27k
acres of land advertised on 
FBTs in England and Wales 

in the same year

new Rent 

(£/acre)
old Rent 

(£/acre)

Average 
percentage 

change

number 
of lettings

Area let 

(acres)

Arable £139 £129 35% 69 8,316

Dairy N/a N/a N/a 2 80

livestock £97 £71 48% 31 3,455

Mixed £188 £104 49% 12 1,505

overall average £133 £111 39% 114 13,357
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oUtlook

Savills plc: Savills plc is a global real estate services provider listed on the London Stock Exchange. We have an international network of more than 600 offices and associates  
throughout the Americas, the UK, continental Europe, Asia Pacific, Africa and the Middle East, offering a broad range of specialist advisory, management and transactional services  
to clients all over the world. 

This report is for general informative purposes only, it was published in December 2015 and is based on the latest data available at the time of going to press. It may not be published, 
reproduced or quoted in part or in whole, nor may it be used as a basis for any contract, prospectus, agreement or other document without prior consent. Whilst every effort has been made 
to ensure its accuracy, Savills accepts no liability whatsoever for any direct or consequential loss arising from its use. The content is strictly copyright and reproduction of the whole or part 
of it in any form is prohibited without written permission from Savills Research.

Glossary: AHA – Tenancies originally created before 1 September 1995, they have security of tenure and often have succession rights allowing the tenancy to pass to relatives, and due to 
the rent formula rents are lower than for FBTs. FBt – Tenancies agreed on or after 1 September 1995. Parties have greater freedom to negotiate terms, and the rent is normally open market. 
tSP – Triple Superphosphate.
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Dairy and livestock are still under pressure but there are glimmers of hope

 
Arable
Many budgets for  
the 2015 harvest  
will only be achieved 
due to the exceptional 

yield making up for very 
lacklustre prices. Some 
respite has come from lower 
fuel and fertiliser prices which 
have helped offset the lower 
price expectations. Demand 
remains strong for quality 
land and equipped holdings, 
especially from farmers 
looking to spread their costs 
over local blocks. Bidders 
for FBT land are being more 
realistic, and paying much 
more attention to budgeted 
costings than perhaps 
previously.

Dairy
Falling prices across 
the world and 
weakening demand 
internationally continue 

to hit the UK dairy sector. 
There has been some modest 
price stabilisation but many 
non-aligned liquid contract 
holders will be selling milk well 
below cost of production. The 
glimmers of hope in the world 
market are unlikely to manifest 
in higher farmgate milk prices 
until well into 2016. We are still 
seeing a number of producers 
take the decision to cease 
production especially if facilities 
require investment. There is 
still good demand for well-
equipped holdings; rents for 
FBT holdings remain strong as 
some farmers see expansion 
as the only way forward.

 
Beef and sheep 
Farmgate beef 
prices remain under 
significant pressure 
from oversupply and 

competition from abroad due 
to the strength of sterling. 
Plentiful stocks of quality 
forage should ease winter 
ration costs but this is unlikely 
to make up for the anticipated 
reductions in support 
payments through BPS and 
the possible loss of ELS. 
Lamb prices continue to be 
hit by the strength of sterling 
and weak export demand. We 
expect reasonable demand 
for productive lowland units 
but there will be inevitable 
downward pressure on 
rents linked to extensive/
environmental grazing lettings.

 
Pigs and poultry
The fall in grain prices 
has helped to reduce 
feed costs for most 
producers. Demand 

for UK produced pigs and 
poultry has remained relatively 
strong and alleviated some of 
the strong export competition. 
This needs to continue, 
especially from supermarkets, 
if UK producers are to keep 
their market share in the face 
of strong export competition. 
Reviews and tenders will need 
to be considered on a case-
by-case basis.


