
The average value of Scottish farmland 
weakened marginally during the second 
half of 2016, according to the latest 
results of the Knight Frank Scottish 
Farmland Index.

Across the board, prices fell by just over 
3% to £4,223/acre. However, there were 
marked variations depending on land 
type. Good arable land was the strongest 
performer with values remaining constant 
at almost £9,050/acre. Limited availability 
and continued demand from commercial 
farmers is helping to put a bottom in the 
market for blocks of productive soil.

Lower quality arable/grassland, however, 
declined in value by 7% to £3,659/acre, 
while permanent pasture dropped 5% 
to £2,582/acre. This reflects a slightly 
more uncertain outlook for the dairy and 
livestock sectors.

Overall, prices declined by almost 3.5% in 
2016, but this was a lower drop than the 
8.5% recorded in England and Wales.

The sharp land slide price predicted 
post the EU referendum result was not 
as dramatic as feared and the market 
in the second half of last year remained 
relatively resilient thanks to a lack of 

supply verses strong demand. Farmers 
are making up around 70% of the market 
and we are seeing most interest from 
Scottish national farmers.

“That said, we haven’t seen any record-
breaking prices achieved in the past 
few months and there is certainly an air 
of continued caution in the market. The 
current market for farmland in Scotland 
is unusually hard to predict and analyse,” 
says Tom Stewart-Moore, head of 
Scottish farm sales. 

“The main point for current and 
prospective vendors to note is that the 
market is extremely price sensitive and 
correct valuation at the time of launch is 
key,” warns Tom. “But if priced correctly, 
farms can still sell quickly and well.”

Our analysis of the Scottish farmland 
market shows that in 2016, 71 farms 
priced at over £1m were launched to  
the market, totalling 30,712 acres. Thirty 
two are now under offer and 24 sales 
have completed. 

“This demonstrates that there is still 
strong demand for Scottish land,”  
says Tom.

SCOTTISH FARMLAND VALUES 
SLIP SLIGHTLY IN 2016 
The best quality land holds its value, but purchasers and vendors 
remain cautious
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FIGURE 1 

Scottish farmland capital value 
performance versus other assets

Source: Knight Frank Research Source: Knight Frank Research

FIGURE 2 

Scottish farmland values by type 
£/acre

Farmland performance 
(average all types, unweighted)

6 months -3.1%

12 months -3.3%

5 years 18%

10 years 140%

20 years 157%

Source of buyers
Scotland 66%

England/Wales 30%

Ireland 2%

Rest of Europe 2%

RURAL RESEARCH

SCOTTISH FARMLAND 
INDEX H2 2016

ANDREW SHIRLEY 
Head of Rural Research

“ The sharp land slide price 
predicted post the EU 
referendum result was not  
as dramatic as feared.”

Follow Andrew at @KFAndrewShirley

http://twitter.com/@KFAndrewShirley


Key agricultural indicators*
Commodity Latest 12-month 
prices  change

Outputs
Feedwheat (£/t) 138 34%
Oilseeed rape (£/t) 349 37%
Beef (p/kg dw) 367 7%
Lamb (p/kg dw) 391 11%
Milk (p/litre) 26.2 10%

Input prices  
Fertiliser (AN bags £/t) 238 4%
Red diesel (p/litre) 51 19%
Oil (£/brl) 41 85%

For more detailed information on the issues affecting 
UK landowners and farmers, including the latest on 
agricultural commodity and input markets, please visit 
our blog www.knightfrankblog.com/ruralbulletin

*Sources: www.fwi.co.uk  www.dairyco.net

SLIGHT DIP IN PRIME VALUES  
IN 2016 
It has been a year of adjustment for Scotland’s prime market with  
further changes to property taxation and wider economic uncertainty 
factored into pricing although activity levels remain robust

Key facts for  
Q4 2016
Prices fell by 0.4% between October 
and December 

On an annual basis, prime prices are 
1.1% lower

LBTT continues to be the biggest 
barrier for buyers, while ‘Brexit’ has 
added to a climate of uncertainty

Despite this, Knight Frank sales 
volumes in the year to November were 
equal to the same period last year and 
12% higher than in 2014

RESIDENTIAL RESEARCH

SCOTTISH COUNTRY 
HOUSE INDEX 

OLIVER KNIGHT 
Associate

“ Tax continues to be the 
primary driver of the prime 
market in Scotland, but the 
UK’s vote to leave the EU 
has added another layer of 
complexity to the market.”

Follow Oliver at @oliverknightkf

For the latest news, views and analysis  
on the world of prime property, visit  
Global Briefing or @kfglobalbrief

Prime Scottish country house prices fell by 
1.1% in 2016, following a 0.4% decline in 
the final three months of the year.

The slight annual fall comes as prices 
continue to adjust to higher purchase costs 
following changes to property taxation in 
both April 2015 and 2016.

The recent vote to leave the European 
Union, meanwhile, has added to a wider 
climate of uncertainty, although its impact 
on the market has been limited so far.

Indeed, the number of transactions 
completed by Knight Frank in the first 
eleven months of the year was equal to 
that of 2015 and 12% higher compared 
with 2014.

There was also an 8% increase in the 
volume of new buyer enquiries over 
the same period and a 19% increase in 
viewings, suggesting that confidence is 
starting to pick up.

“The recent weakness of the pound has 
made the estates market more compelling 
for international investors. Concerns over 

political uncertainty also appear to be 
abating,” Ran Morgan, Head of Scotland 
Residential, said.

Prices remain more than 20% below the 
previous peak of the market in 2007, 
according to our index. Combined with 
currency fluctuations and higher capital 
values elsewhere in the UK this can make  
prime Scottish property look relatively 
good value.

“In spite of the wider political and economic 
uncertainty, and the potential for further 
changes to the way rural property is 
owned and managed from the Scottish 
Government, we expect to see a similar 
level of activity in 2017,” Ran added.

Larger income generating estates with 
land are expected to attract the highest 
level of interest, as are smaller country 
homes within commuting distance of large 
cities. However, sensible pricing remains 
key, especially for properties valued 
between £600,000 and £1 million which are 
especially sensitive to the higher rates of 
Land and Buildings Transaction Tax (LBTT).

Source: Knight Frank ResearchSource: Knight Frank Research

Under £500k
£500k to £1m

£1m to £2m £3m+
£2m to £3m

-2.5%

-2.0%

-1.5%

-1.0%

-0.5%

0.0%

FIGURE 2 

Prices continue to adjust 
Annual price change, by value

FIGURE 1 

Prime Scotland price change 
Annual and quarterly price growth
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RECENT MARKET-LEADING RESEARCH PUBLICATIONS

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

The Knight Frank Scottish Farmland Index tracks the average price of bare (no residential 
property or buildings) commercial (productive arable and pasture) agricultural land in 
Scotland. The quarterly index is based on the opinions of Knight Frank’s expert valuers  
and negotiators across the country, that take into account the results of actual sales 
conducted by both the firm and its competitors, local market knowledge and client and 
industry sentiment.

DATA DIGEST

SCOTTISH FARMLAND INDEX H2 2016
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Knight Frank Scottish Farmland Index 
Average value £/acre

Quarter Good  
arable

Average 
arable

Arable/
Grass

Permanent 
Pasture

Hill Unweighted 
average

2006 Q4 3,200 2,600 2,000 700 300 1,760

2007 Q2 3,450 2,950 2,500 925 338 2,033

2007 Q4 3,700 3,300 3,000 1,150 375 2,305

2008 Q2 4,100 3,650 3,125 1,400 400 2,535

2008 Q4 4,500 4,000 3,250 1,650 425 2,765

2009 Q2 4,875 4,125 3,375 1,875 450 2,940

2009 Q4 5,250 4,250 3,500 2,100 475 3,115

2010 Q2 5,700 4,425 3,500 2,400 500 3,305

2010 Q4 5,850 4,450 3,475 2,450 515 3,348

2011 Q2 6,340 4,475 3,500 2,475 571 3,472

2011 Q4 6,825 4,501 3,500 2,500 600 3,585

2012 Q2 7,053 4,633 3,603 2,531 614 3,687

2012 Q4 7,285 4,786 3,783 2,633 659 3,829

2013 Q2 7,698 5,057 3,846 2,676 692 3,994

2013 Q4 8,468 5,394 3,974 2,783 704 4,265

2014 Q2 8,612 5,502 4,054 2,783 704 4,331

2014 Q4 8,956 5,612 4,013 2,783 718 4,417

2015 Q2 9,046 5,612 4,013 2,783 732 4,437

2015 Q4 9,046 5,425 3,946 2,737 673 4,366

2016 Q2 9,046 5,425 3,920 2,719 673 4,357

2016 Q4 9,046 5,154 3,659 2,583 673 4,223

Source: Knight Frank Rural Research
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Edinburgh City Index
Q4 2016

Property prices in Edinburgh rose by 0.5% 
between October and December, according 
to Knight Frank’s index for the city. 

The annual change in property values  
was 2.6%.

Steady, rather than spectacular growth, has 
been the story of the year, with higher levels 
of property taxation and economic uncertainty 
acting as a brake on further price increases.

The introduction in April of a 3% LBTT 
surcharge for additional homes was the 
third major change to property taxation 
in Scotland since December 2014, while 
the UK’s vote to leave the EU in June 
temporarily dented buyer sentiment.

But despite these headwinds, activity in the 
Edinburgh market has continued apace. 
Knight Frank figures show a 20% increase 
in sales volumes over the course of the year 
compared with 2015.

Agents note that much of this was driven  
by demand for good quality townhouses 
valued up to £2 million in the city centre  
and for smaller flats across the city. The 
latter have proven particularly attractive 
among investment buyers, as well as 
owner-occupiers.

Higher purchase costs mean that above 
£1.5 million in suburban locations, buyers 
are more price conscious, although 
some deals are still being completed. In 
some cases, prices have had to adjust 
accordingly and that is reflected by 
weaker price growth at the top end of the 
market, as figure 2 shows.

The strongest price growth has been seen 
for homes valued at sub-£500,000, a 
sector of the market which accounted for 
55% of all Knight Frank sales in 2016.

“The Edinburgh market has proven to be 
fairly resilient to both political events and 
shifts in policy over the last year.” Edward 
Douglas-Home, Head of Edinburgh City 
Sales, said. “But there has been a real 
flight to quality among buyers, either in 
terms of location or specification.”

“As a result, a shortage of suitable 
properties for sale is among the biggest 
challenge facing the market as we head 
into 2017.”

The majority of prime activity over the 
course of the year took place in the core 
central locations of New Town, West End, 
Inverleith and Stockbridge.

RESIDENTIAL RESEARCH

PRIME EDINBURGH  
CITY INDEX Q4 2016

OLIVER KNIGHT 
Associate

“ Despite a number of  
new headwinds in 2016,  
including further changes  
to property taxation and  
the EU Referendum, activity  
in the Edinburgh market  
has been robust”

Follow Oliver at @oliverknightkf

For the latest news, views and analysis  
on the world of prime property, visit  
Global Briefing or @kfglobalbrief
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FIGURE 1 

Annual and quarterly prime price growth

EDINBURGH PRICES UP BY  
2.6% IN 2016
Despite another year of political uncertainty and changes to policy,  
the prime market has once again proved relatively buoyant

Results for Q4 2016
Property prices in Edinburgh rose by 
0.5% between October and December 
2016, according to Knight Frank’s index

Annual growth in the city market was 
2.6% in 2016

Sub-£500,000 deals accounted for 
55% of all Knight Frank sales over  
the course of the year

Knight Frank transaction volumes  
were 20% higher in 2016 compared 
with 2015

Source: Knight Frank Research
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Annual growth by price band 
2016

Important Notice 
© Knight Frank LLP 2017 – 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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