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The Month in Review identifies the latest movements
and trends for property markets across Australia.
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Many of our local horticultural industries have
faced headwinds in the past year, in contrast to
the ongoing bullish sentiment being experienced
throughout much of rural Australia.
A combination of lower global prices and higher
shipping costs reduced grower returns for wine
grapes, table grapes, citrus and almonds during
2021. For the wine grape sector, it has been the
introduction of tariffs by China which has caused
the most pain, although it is also noteworthy that
the 2021 crush was the highest on record, at just
over two million tonnes. This crush was 30 per cent
above the 2020 tonnage and 17 per cent above
the ten-year average. In recent years, over 30 per
cent of Australian wine exports has been heading
to China, however this market has now shrunk, and
other export markets are proving less lucrative.
Local growers are expecting a further deterioration
in red wine grape prices in the upcoming 2022
season, while white varieties will hopefully hold up.
Few wine grape vineyards were put to the market
in 2021, with the sales that did occur indicating that
values have been static over the past two years.
For the citrus industry, returns per tonne were
also lower in 2021, due mainly to lower export
demand and a resulting need to place more fruit
on the domestic market. The cost of shipping is
also reported to have increased significantly (over
300 per cent) on past years, with this cost being
passed onto growers. Lower export demand has in
part been due to COVID related delays at ports in

China and Japan and it is hoped that this situation
will ease in time for the 2022 season. The industry
remains profitable, and we expect there to be
ongoing demand for citrus orchards, however some
of the shine has come off what have been very
lucrative returns for a sustained period of five to six
years.
There were also fewer sales of citrus orchards in
2021. We have previously noted a trend for buyers
of larger orchards to be involved with packing
and marketing fruit. A recent example is the sale
of Mirage Citrus in the Riverland region of South
Australia which was purchased by a Mildura based
citrus packer keen to shore up a supply of fruit for
their packing operation. The property was planted
to approximately 96 hectares of well-managed
citrus. Analysis shows similar levels to those
evident from sales in 2019 and 2020.
One of the unexpected impacts of the COVID
pandemic has been a dramatic reduction in demand
for lemons and limes. It turns out that the cruise
ship industry accounted for a high proportion of
previous sales. Hopefully this industry returns
in 2022 and their clientele will demand a slice of
lemon in their Coronas and gins.
One of the key challenges being faced by the
horticultural sector throughout Australia is the
need for seasonal labour to help with manual
harvesting, pruning etc. With an absence of
backpackers and restricted travel across state
borders, many growers struggled to source enough
labour during 2022. The introduction by the federal
government of a new agriculture visa is hoped

to help plug this gap by enabling more overseas
workers from Asian and Pacific countries to enter
Australia.
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While the horticultural sector has been somewhat
subdued, confidence levels and demand remain
strong for dryland farming and grazing land.
The recent marketing of an approximately
6635-hectare dryland farming aggregation
(Ulupna) located approximately 50 kilometres
south-west of Mildura is understood to have
generated strong demand and is advised to now be
under offer at a price which will represent a new
benchmark from the previous highs of 2019 and
2020 for the Millewa district.
The property was purchased by a family who have
been active participants in the region in recent
years, evidently attracted by the scale of the
holding and the history of strong management
– and perceived cheap land compared to areas
further south in the Mallee and Wimmera regions.

RURAL

Mildura

The demand for Western Division grazing country
remains strong with value levels illustrated from
recent sales showing up to 50 per cent increases
in value compared to sales in 2017 and early 2018.
This sharp rise continues the trend of the past
four to five years with the recent sales of Ashleigh
Downs and Pine Hill in the Ivanhoe district and the
recent contracts of Wendi Station (100 kilometres
south of Broken Hill) and Buckanbe Station, a
39,000-hectare holding in the Tilpa region which
all exhibit strong increases for their respective
locations.

One of the unexpected impacts of the COVID pandemic has been a dramatic reduction in demand
for lemons and limes. It turns out that the cruise ship industry accounted for a high proportion of
previous sales.
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Shane Noonan and Graeme Whyte
Directors

Darling Downs
Following on from the record drought and bushfires
in 2019 and the initial and emerging impact of
COVID-19 on Australia throughout 2020, one
would be forgiven for thinking 2021 might’ve been
somewhat less eventful. However, to the delight
of many, strong if not record property markets
experienced throughout 2021 in most regions
have represented just as eventful a news story.
Throughout the year the combination of the
principal drivers of low interest rates, improved
seasonal conditions and strong commodity prices
have been the catalyst for the market growth seen.
As we approach the end of the year it is interesting
to reconsider these three principal factors and what
role they may play in the future: many are now
aware of the speculated rise of interest rates in the
not-so-distant future; seasonal conditions appear
to be strengthening further with the emergence
of a La Nina; and commodity prices appear to be
showing limited signs of slowing and continue to
defy expectations of peaking.
The point concerning commodity prices is
particularly evident in the record breaking rise of
the Eastern Young Cattle Indicator (EYCI). It feels
so recent that the discussions concerned whether
the EYCI could break through the 1000 cent mark,

However, to the delight of many, strong if not record property
markets experienced throughout 2021 in most regions have
represented just as eventful a news story.
yet at the time of writing, the EYCI has continued
its historic rise and has now pushed through the
1100 cent mark! To some degree the confidence
reflected in this rise has also flowed through
to aspects of the property market in southern
Queensland regional areas. As we approach the
end of the year, listing volumes appear to have
slowed somewhat, possibly also reflective of the
priority to complete harvest. Recent auctions of
note include:

Aquaculture
The strong market for aquaculture was a surprise.
The sale of a prawn farm near Mossman for $12
million is the most recent sale and is a strong vote
of confidence in the industry. It confirms the trend
out of prawns and into barramundi production
for farms in Far North Queensland. The price
for barramundi has moved from $12 to $14 per
kilogram in some markets and this price level
provides good profitability.

◗ Beaudesert property Tilly’s, a 139 hectare
grazing holding which reportedly sold at auction
for $1.78 million;

Avocadoes
The oversupply in the avocado market was a
disappointment. Avocado fruit prices are currently
on a downward trajectory and profitability is now
marginal for Hass varieties. The graph below
illustrates the trend in Hass prices.

◗ Blackbutt district property Rathburnie Station,
a 683 hectare irrigated and mixed farming
property which reportedly sold at auction for
$2.9 million. A further 9.5 hectares offered
separately at the auction was also purchased for
$160,000 by the same purchaser. A total of 46
hectares was reported as irrigable; and
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The current marketing on an expression of interest
basis for the 121,794-hectare Avenel/Mt. Westwood
aggregation will provide a guide to current market
levels for this north Broken Hill region. Avenel is
150 kilometres north-west of Broken Hill and is a
well improved holding which borders the South
Australian border. Selling agents report that there
has been significant interest and many inspections
undertaken.

◗ Mitchell/Dunkeld district property Coolibah,
a 6,196 hectare grazing property which also
reportedly sold at auction for $7.8 million.
Bart Bowen
Director

Far North QLD
2021 was a mixed year for Far North Queensland
rural markets. A number of sectors showed an
increasing trend in sale numbers and values,
however some sectors were held back by falling
commodity prices.

Source: Australian Bureau of Agricultural and Resource Economics & Sciences

A large avocado farm at Mutchilba near Mareeba
was recently offered to the market however there
was little interest. There have been no recent sales
of local avocado farms to confirm any downward
trend in farm land values.
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Sugar Cane
The market for sugar cane farms is a similar story
to bananas. The sugar price recovered during 2021
and this year’s crop is now returning a profit to
growers. The graph below illustrates the trend in
world sugar prices.

The two most recent sales, located in the Aramac
area, analyse to $655 and $673 per hectare
improved. This compares to previous record levels
set in 2007 and 2008, which peaked at around
$370 per hectare.

Source: Australian Bureau of Agricultural and Resource Economics & Sciences

Land suitable for bananas typically sells within a
range of $12,000 to $20,000 per hectare inclusive
of water entitlements, which is up nearly 20 per
cent from 2020 value levels. The exception would
be banana land further south in the Tully Valley,
which is where farms infected with the Panama
Race 4 disease are situated. Demand for banana
farms in this locality continues to be slow with very
limited sales activity.
Citrus/Tropical Fruits
Market activity for mixed fruit farms showed steady
sales activity throughout the early part of the year
however in recent months the market has come
to life with a number of high value sales to larger
scale and corporate buyers for farms over $3
million. The fall in the avocado price has resulted
in buyers moving to mixed citrus and tropical fruit
farms to cash in on profitable fruit prices. Fruit
market agents from southern states are reportedly
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consolidating supply and moving to vertically
integrate their operations with some pressure from
corporate buyers such as Coles and Woolworths.

Source: Australian Bureau of Agricultural and Resource Economics & Sciences

Sugar cane farm land values have moved up
from $7,000 to $10,000 per hectare to $10,000
to $13,000 per hectare ex-structures and sale
numbers have also generally increased over the
past six months.
Danny Glasson
Rural Director

Central West Queensland
A large number of properties transacted in 2021,
with 46 sales of larger scale grazing properties
in the Central West region of Queensland for the
year to date. Given diminishing pasture reserves,
it is doubtful if many more sales will happen in this
calendar year. This property turnover compares to
29 sales in 2020, 49 in 2019, 35 in 2018 and only 12
sales in 2017.
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Bananas
There was a strong recovery in banana prices
during 2021 and this resulted in an increase in the
number of going concern banana farm sales and
sales of land suitable for conversion to banana
production. The graph below illustrates the trend in
Cavendish banana prices.

A small scale property located south of Longreach
which sold earlier this year makes an interesting
case study on property values over the past 30plus years. The property has sold eight times over
the past 33 years. The graph below summarises its
escalating value over this timeframe from 1988. In
this period, the value has declined only once, with a
reduction of around 18 per cent from 1997 to 1999.
The total increase in value from the 1988 sale to the
2021 sale is 580 per cent at an average of 17.6 per
cent per annum.
Chris Dyer
Property Valuer
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Local expertise.
National strength.
Trusted solutions.
Herron Todd White is Australia’s
leading independent property
valuation and advisory group. For
more than 50 years, we’ve helped our
customers make the most of their
property assets by providing sound
valuations and insightful analytical
advice.
With offices in every capital city,
most regional centres and right
across rural Australia, we are where
you are. Our valuers work in the
property market every day, providing
professional services for all classes
of property including commercial,
industrial, retail, rural and residential.
Herron Todd White is Australian
owned and operated. With directors
who are owners in the business,
our team has a personal stake in
providing you with the best service
possible.
Liability limited by a scheme
approved under Professional
Standards Legislation.
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