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SUMMARY
Values in England fell by 0.4% in Q1 primarily due to reduced arable values in the East

■ 20,750 acres were publicly marketed 
across Great Britain in the first quarter 
of 2016. This is similar to the first 
quarter of 2015, and 15% greater  
than the past five-year average.

■ The fall in values across Great 
Britain of 0.4% between January 
and March 2016 hides a number of 
dynamics in the market.

■ Values in Scotland and Wales are 
stable despite large changes in the 
amount of land for sale – up 50%  
in Scotland and 56% in Wales.

■ In England, values fell by 0.4%, 
primarily due to reduced arable land 
values in the East, supply was also 
lower with 16% less land offered than 
during the first quarter of last year.

■ Over the next three to four  
years we expect values to be 
much more varied than in the past 
five years, and depend greatly on 
location, quality and amenity. 

■ Despite being in an uncertain 
period for agricultural returns, there 
are many compelling reasons that 

“Over the next three to four 
years we expect values to be 
much more varied than in  
the past five years”

motivate farm ownership, as well as 
a wide variety of competing uses  
for this finite resource, which will 
continue to provide underlying 
support to amenity values.     
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FIGURE 1

Supply variations across Great Britain
■ Q1 2012    ■ Q1 2013    ■ Q1 2014    ■ Q1 2015    ■ Q1 2016
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Supply
Our research shows just over 20,750 
acres were publicly marketed across 
Great Britain in the first quarter of 
2016. This is the same acreage as 
the first quarter of 2015, and 35% 
greater than the area launched during 
the first quarter of 2014. 

Supply in the first quarter is normally 
variable, however, the total for 
2016 was 13% above the five-year 
average but remains historically low.

Whilst the overall area marketed in 
Great Britain was consistent with last 
year, there continues to be significant 
variation between regions (Figure 1). At 
a country level supply was over 50% 
higher than last year in both Scotland 
and Wales, but a 16% reduction in 
England meant that overall the acreage 
marketed was equivalent to last year.

Across England there were some 
significant regional differences during 
the quarter. A large increase in supply 
was recorded in the East Midlands 
(67%), primarily due to the launch of 
a number of Lincolnshire arable units 
during late March. Farm profitability and 
its impact on farmers’ decision-making 
can affect supply, and last year the 
proportion of sales due to retirement 
and debt increased on previous years.

By contrast, decreases in the supply 
of farmland were recorded in the 
South East (-83%), West Midlands 
(-40%) and East of England (-28%).  

Considering supply by land type in 
Great Britain, whilst the total area 
was consistent with 2015, there has 
been higher supply of grassland, 
including dairy farms, and lower supply 
of arable land this year despite low 
commodity prices. This suggests that 
uncertainty around the EU Referendum 
is beginning to have some effect 
in a sector which is dominated by 
commercial farms, and where sales do 
not benefit from the additional demand 
from amenity buyers. 

Values
Our Farmland Value Survey shows the 
average value of ‘all types’ of farmland 
across Great Britain fell slightly, by 
-0.4%, between January and March 
this year. However, this hides a number 
of dynamics in the market.

In Wales, average values for ‘all 
types’ of land stayed static in the 

Source: Savills Research

 

■ Prime Arable    ■ Grade 3 Arable    ■ Average Livestock    ■ Prime Dairy    ■ Poor Arable    ■ Poor Livestock 
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FIGURE 2

Livestock land values are stable while the value of arable land is 
under pressure across Great Britain

first quarter, compared to a 1.3% 
increase during last year. Scottish 
values have not changed at all during 
the first quarter of 2016 and have been 
static since December 2013.

It is in England where most of the 
change is happening. Whilst there 
was an overall fall of -0.4% in average 
values across ‘all land types’ in the first 
quarter (see Figure 2), it is arable land 
values which are responsible for the 
softening in the overall average. The 
average value of prime arable land fell in 
the East of England and East Midlands 
in the first quarter by -0.3% and -1.9% 
respectively. Average grassland values 
have remained unchanged during  
the first quarter of 2016.

However, low market activity in the 
early months of the year and the lack 

of transactional evidence meant that 
many regions recorded no change 
in values. Interestingly there appears 
little correlation between the levels 
of supply and change in values at a 
regional level; the exception being the 
East Midlands where, as noted earlier, 
supply increased by two thirds and 
values decreased. 

Continuing low commodity prices in 
the arable sector, and the expectation 
that they will remain low in the short 
term due to high global stocks, means 
that buyers have become more 
price-sensitive and, for some farm 
types, having more land for sale is 
reducing competition for land at a 
local level. Farmer buyers have  
become fewer, more cautious and 
less willing to bid high to secure land.  

  p. 04



savills.co.uk/research  03  

Market in Minutes | UK Farmland Market Q1 April 2016

When Queen Elizabeth II was born in 
1926 farmland values stood at £30 per 
acre. Now, 90 years on, the UK average is 
£8,000 per acre. Below we have charted 
the course of farmland value throughout 
her lifetime, highlighting the events and 
factors of influence along the way.

1930s 
Land prices hardened between 1932 
and 1938 following the establishment of 
UK Marketing Boards in 1931 and the 
introduction of subsidies and grants.

1940s
The second World War (1939-1945) 
created the need for greater output 
resulting in a 50% increase in arable  
area, guaranteed prices and assured 
markets. All this brought a revival of 
interest in agricultural prospects with  
a ‘sellers’ market being established  
for vacant possession land. 

1950s
In 1950, 675,000 acres were traded  
in England, since when the traded volume 
has gradually declined and in 2000 had 
reduced by 70% to around 200,000 acres.

1952-1958 saw stable vacant possession 
prices of around £80 per acre. 

1960s
During the 1960s values rose steadily to 
just over £200 per acre and begun a 30 
year period of steady value growth.

1970s
This rapid growth was dampened in 
1973/74 when inflation topped 24% and 
interest rates reached 12%. The price of 
wheat rose fourfold during the 1970s from 
£27 per tonne in 1970 to £105 per tonne in 
1980. The UK joined the EU in 1973.

1980s
Wheat prices remained above £100 
per tonne and average farmland values 
remained relatively stable. Milk quotas and 
Environmentally Sensitive Area schemes 
were introduced during this period.

1990s
Average values fell during the early 
1990s as interest rates reached 15%, but 
recovered in the mid 1990s peaking at over 
£2,400 per acre as profitability increased 
on the back of high wheat prices. 

During this period the property market was 
buoyant and prime country houses rose at 
around 10% per annum. Farming fortunes 
plummeted in the following years as wheat 
prices fell to below £60 per tonne. 

2000s
In 2001 the industry was hit by foot and 
mouth disease and incomes continued  
on a downward trend. In 2003 Non-farmer 
(lifestyle) buyers peaked at 45% of all 
buyers and this was the beginning of a 
weakening relationship between values 
and productivity as demand becomes 
more diverse. 

In 2005 CAP Reforms (Single Farm 
Payment) introduced. 2008 saw the Credit 
Crunch. Wheat price reached £180 per 
tonne. The recession caused by the credit 
crunch continued the trend of rising values 
as investors turn to farmland as a safe 
haven. And in 2009 BoE cuts interest rates 
to 0.5%, the lowest level for 135 years.

2010s
Arab Spring in 2010 saw the oil price 
peak at over $110 per barrel. In 2012 
wheat prices were over £200/tonne.  
Gold peaked at over $1,660/ounce.

At 131,000 acres, the amount of land 
publicly marketed across Great Britain 
during 2014 was the smallest since 
records began in 1995. Wheat prices 
fell to below £120 per tonne in 2015 
resulting in the first signs of pressure  
on values for 13 years.

90 YEARS OF FARMLAND VALUES & SUPPLY
As the Queen celebrates her 90th birthday, we take a look back

FIGURE 3

90 years of farmland values & supply  

Source: Savills Research
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■ 1950: 675,000 acres traded in England
■ 1960s: £200 per acre reached
■ 1980s: £1,300 per acre
■ 1990s: Values peaked at £2,400 per acre
■ 2001: Foot and mouth
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■ Farm profits and cash flows continue to be under 
pressure and are likely to remain so in the short 
term, consequently farmer demand will generally 
remain weak.

■ At present there is some uncertainty due to the 
approaching EU Referendum and we know from 
past events that uncertainty affects land market 
activity. Prior to the UK joining the EU, and during 
each CAP reform negotiation, the volume of land 
marketed reduced, recovering once the position 
became clear.

■ However, uncertainty can be an opportunity.  
Last year, despite the Scottish Referendum,  
22 sporting estates sold in Scotland, compared  
with eight in 2014. 

■ In the light of recent market evidence, the short 
to medium-term expectations for commodity prices 
and therefore farm profitability, we expect values to 
be much more varied than in the past five years.

■ Exceptional prices may still be achieved if all the 
right factors come together, but conversely it is very 
likely that there will be more farms where potential 
sales fail to reach expectations.

■ However, the fundamental factors supporting  
long-term UK farmland value growth remain.  
Supply is historically low, there are competing land 
uses, a variety of ownership motives and  
the product is finite.

OUTLOOK 

■ Increased 2016 supply     ■ Decreased 2016 supply

Source: Savills Research

FIGURE 4

Variation in Market Activity
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East of England 2,085 11 1,492 9 -28% -18%

East Midlands 2,091 13 3,487 12 67% -8%

North of England 2,133 17 2,903 20 36% 18%

West Midlands 1,614 2 961 8 -40% -33%

SW England 3,099 27 3,615 26 17% -4%

SE England 4,787 16 815 7 -83% -56%

England 15,809 96 13,273 82 -16% -15%

Scotland 3,459 21 5,201 22 50% 5%

Wales 1,485 15 2,316 21 56% 40%

GB 20,753 132 20,790 125 0% -5%

p. 02   Areas that are solely reliant 
on commercial farming have been 
under greatest pressure. In contrast, 
grassland, less-productive areas and 
areas with easy access to London and 
other commuter belts, which often 
have wider variety of land use and 
benefit from a strengthening residential 

market, attract a more diverse demand 
profile, especially from amenity and 
‘lifestyle’ buyers. 

Therefore local market knowledge, for 
both buyers and sellers, is critical in a 
market where prices achieved range 
widely from average values.  ■
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