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Despite the farmland market looking set 

for a confident start to the decade, the 

average value of bare agricultural land 

in England and Wales fell by 0.6% in the 

first quarter of the year, according to the 

latest result of the Knight Frank Farmland 

Index, which now stands at £6,960/acre.

Both buyers and vendors seemed in 

a more positive frame of mind following 

the results of the general election with a 

number of new farms and estates set to 

be launched. 

However, the movement restrictions 

put in place to combat the Covid-19 

outbreak mean the market is now 

effectively on hold until the summer 

at the earliest and very little market 

evidence exists to support a significant 

move in average values either way.

Assuming farms can be launched by 

July, we expect values to increase in the 

third quarter of the year as the pent-up 

buyer demand rewards those who bring 

their properties, particularly bare land, 

to the market quickly.

The Knight Frank Farmland Index tracks the value of bare 
agricultural land in England and Wales
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Over the longer term, values could 

be supported if investors move towards 

tangible asset classes, which is what 

we saw after the 2008 financial crisis. 

The growing realisation that global 

supply chains are extremely vulnerable 

to “black swan” type events may also 

encourage the government to focus 

more on food security.

Overall though, I still feel the key 

driver for the farmland market remains 

Brexit, both in terms of the shape of 

the trade deal negotiated with the 

EU and the impact of exchanging 

the area-based support provided by 

the Common Agricultural Policy for 

environmental payments revolving 

around the concept of public money for 

public goods.

But however this pans out, values 

are likely to become more disparate 

and localised as soil quality, location, 

cropping options and the ability to 

deliver the aforementioned public 

goods become increasingly important.
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Q U A R T E R LY 
P R I C E  C H A N G E

A N N U A L  P R I C E 
C H A N G E

AV E R A G E  VA L U E 
£ / H E C TA R E

AV E R A G E  VA L U E 
£ /A C R E

M A R -1 5 1 . 7 % 1 0 % £ 1 9, 9 1 4 £ 8 ,0 5 9

J U N -1 5 2 .6 % 1 0 % £ 2 0, 4 2 3 £ 8 , 2 6 5

S E P -1 5 0. 5 % 8 % £ 2 0, 5 2 4 £ 8 , 3 0 6

D E C -1 5 -1 . 7 % 3 % £ 2 0,1 7 6 £ 8 ,1 6 5

M A R -1 6 - 3 . 2 % - 2 % £ 1 9, 5 3 8 £ 7, 9 0 7

J U N -1 6 -1 . 7 % - 6 % £ 1 9, 2 0 7 £ 7, 7 7 3

S E P -1 6 -1 . 3 % - 8 % £ 1 8 , 9 5 7 £ 7,6 7 2

D E C -1 6 - 2 .6 % - 8 % £ 1 8 , 4 6 4 £ 7, 4 7 2

M A R -1 7 - 0. 5 % - 6 % £ 1 8 , 3 7 2 £ 7, 4 3 5

J U N -1 7 -1 .6 % - 6 % £ 1 8 ,0 6 9 £ 7, 3 1 3

S E P -1 7 0.0 % - 5 % £ 1 8 ,0 6 4 £ 7, 3 1 1

D E C -1 7 -1 . 5 % - 4 % £ 1 7, 7 9 4 £ 7, 2 0 1

M A R -1 8 0. 4 % - 3 % £ 1 7, 8 5 6 £ 7, 2 2 6

J U N -1 8 - 0. 7 % - 2 % £ 1 7, 7 2 9 £ 7,1 7 5

S E P -1 8 -1 . 8 % - 4 % £ 1 7, 4 0 8 £ 7,0 4 5

D E C -1 8 -1 .1 % - 3 % £ 1 7, 2 2 3 £ 6 , 9 7 0

M A R -1 9 0.1 % - 3 % £ 1 7, 2 4 5 £ 6 , 9 7 9

J U N -1 9 0. 7 % - 2 % £ 1 7, 3 7 1 £ 7,0 3 0

S E P -1 9 - 0. 8 % -1 % £ 1 7, 2 3 5 £ 6 , 9 7 5

D E C -1 9 0. 3 % 0 % £ 1 7, 2 9 5 £ 6 , 9 9 9

M A R - 2 0 - 0.6 % 0 % £ 1 7,1 9 8 £ 6 , 9 6 0

K N I G H T  F R A N K  F A R M L A N D  I N D E X

Knight Frank Research provides strategic advice, consultancy services and forecasting to a wide range 
of clients worldwide including developers, investors, funding organisations, corporate institutions and 
the public sector. All our clients recognise the need for expert independent advice customised to their 
specific needs. Important Notice: © Knight Frank LLP 2020 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.

Knight Frank research 
reports are available at
knightfrank.com/research

Research enquiries

Andrew Shirley 

+44 20 7167 2498

andrew.shirley@knightfrank.com

Farms & Estate enquiries

Clive Hopkins

+44 20 7861 1064

clive.hopkins@knightfrank.com

We like questions, if you've 
got one about our research, 
or would like some property 
advice, we would love to hear 
from you.

L AT E S T 
P R I C E

A N N U A L 
C H A N G E

O U T P U T S

F E E D W H E AT  ( £ / T ) 1 5 6 - 4 %

O I L S E E E D  R A P E  ( £ / T ) 3 0 6 3 %

B E E F  ( P/ KG  D W ) 3 4 7 0 %

L A M B  ( P/ KG  D W ) 5 5 5 2 9 %

M I L K  ( P/ L I T R E ) 2 8 . 8 -1 %

I N P U T S

R E D  D I E S E L  ( P/ L I T R E ) 4 7 - 2 1 %

O I L  ( $ / B R L ) 2 4 - 5 9 %

K E Y  A G R I C U LT U R A L  I N D I C AT O R S *

D AT A  D I G E S T

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.

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

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 Rural Report, our magazine for rural 

property owners.

Cover image: A 1,675-acre block of land in the 

West Midlands recently sold by Knight Frank.

Source: Knight Frank Research

Fig 2. Historic Farmland PerformanceFarmland 10-year capital growth v other assets

Sources: Knight Frank Research, Nationwide House Price Index
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