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MARKET AT A GLANCE

Farmland values reach six-year high
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West Farm, Hampshire

Guide price: £7,250,000
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All signs point towards it being a lively year for the farmland market 
in England, with average values currently sitting at their highest level 
since 2016. 

The average value of arable land is currently at £9,500/acre, a rise of 
£100/acre since we published our last review in January, 2% higher 
than a year ago and not far off the values seen at the peak of the 
market in 2014/2015.

It is of note that in recent years, 20-25% of arable land has tended to 
sell for £8,000/acre or less, but in 2021 only 11% did and more sold for 
between £8,000 and £10,000/acre.

The average value of pasture is £7,500/acre, which is 3% higher than 
12 months ago.

Of course, averages do mask that there is still wide variability in 
the prices being paid, dependent on location and the level of local 
interest, but the trend over recent quarters has been one of growth.

Supply in Q1 2022 was up on 2021 levels, with 29 farms publicly 
marketed compared with 27 last year and a five-year average of 26.

However, despite this increase, the market continues to be 
competitive as demand remains strong for farmland and from a wide 
pool of buyers. Sentiment from potential investors continues to be 
very upbeat, leading to stiff competition for the best properties. 

Consequently, we are seeing some properties sell for well over their 
guide price with buyers resorting to gazumping in some instances. 
73% of farms marketed in the past 12 months sold at, or for more 
than, their guide – the highest level since 2014.
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MARKET AT A GLANCE

Low supply, varied demand and uncertainty related to the potential impact of Brexit and 
COVID-19 continue to shape the farmland market.

The biggest change we have seen in 2020 is that private sales have become an increasingly 
significant part of the market. We estimate that private sales are growing and currently 
account for as much as 35-40% of farms and estates changing hands. What is not clear is 
whether this year is a one-off because of COVID-19, or a sign of things to come in the future.

Just 46,000 acres of farmland have been launched on the open market in England so far 
this year, which is well below the five-year average, which was already low in historical 
terms. With relatively little land expected to come forward in the latter part of the year, it 
is now inevitable that 2020 will see the lowest amount of land publicly marketed on record.

“It is now inevitable that 
2020 will see the lowest 
amount of land publicly 
marketed on record.” 

Matthew Sudlow
Head of Estates & Farm Agency
07912 391202

matthew.sudlow@struttandparker.com

PRIVATE SALES ON RISE IN VARIABLE 
FARMLAND MARKET

Supply Demand Pricing

Lack of supply continues to push up 
average prices, but the large differences 
between top and bottom prices remain.

£9,500/acre is the average price of arable 
land sold in 2020 so far (up 5% year-on-
year), with the average pasture price at 
£7,200/acre (up 4%).

Demand from private investors and lifestyle 
buyers remains firm, but there is a smaller 
number of farmer-buyers in the market.

Demand is strongest for larger farms.  
The rush of people looking to move 
from London to the countryside has not 
increased demand for farms.

2020 will see the lowest amount of land 
publicly marketed on record.

46,000 acres were publicly marketed in 
2020 to the end of Q3 – 29% less than 
in 2019 and 35% less than the five-year 
average.  There was also a shift towards 
more private sales.

FOR SALE
Clipsham Farm, Rutland 554.27 acres 
and buildings with planning consent

Guide price: £4.7m

The volume of farmland 
publicly marketed in Q1 
was 7,800 acres – up 14% 
on the five-year average.

The average price of arable 
land is £9,500/acre – 2% 
higher than 12 months ago.

Demand remains strong 
for all types of farms  
and estates.

29 farms were publicly 
marketed in Q1 2022, 
compared to 27 farms  
in Q1 2021.

The average price of pasture 
land is £7,500/acre – 3% 
higher than 12 months ago.

73% of farms marketed 
during the past 12 months 
sold at, or for more than, 
their guide price.

We expect higher supply 
throughout 2022 than in 
2021.

There are signs that prices 
may be becoming slightly 
less polarised.

Land continues to be 
sought after, for a wide 
range of reasons.
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MARKET OVERVIEW

Looking ahead to the rest of the year, we have a good pipeline of 
new instructions which will be launched over the coming weeks 
and months, including a couple of big commercial farms. These 
are likely to attract strong interest given commercial farms have 
been in particularly short supply over the past year or two. 

It does feel like there will be more land on the market this year 
than during 2021. The end of Covid-19 lockdowns is one factor 
– people are starting to feel more confident about pressing ahead 
with a sale. The high prices being achieved are also starting 
to entice people to sell if they are at retirement age and have no 
successor. We are certainly having more conversations along 
those lines. 

N.B.  The year is when the farmland was sold (exchanged) and is for whole years unless otherwise stated.  Although we have stripped out the value of buildings and houses, the data can still 
be affected by differences in the quality and location of the land sold.

Figures 1 & 2 Average, lowest and highest sale prices of arable and pasture farmland (£/acre)
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However, it seems unlikely that supply will increase so much as to 
significantly change the balance of the market, given the level of 
pent-up demand for farms and estates. Farmer buyers may take a 
more cautious approach, mindful of the impact of soaring input 
costs and the phasing out of Basic Payments on farm margins. 
However, there is still plenty of rollover money to be spent and 
environmental investors are starting to become more active in 
most areas. Demand for residential farms with a manageable 
acreage also remains extremely strong, although interest levels 
do very much depend on the quality of the house. 

If you would like to discuss buying or selling land – publicly or 
privately – then please get in touch.


