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What a difference a year makes.
Twelve months have passed since Australia implemented measures
to suppress COVID and control the pandemic. During that time, we’ve
discovered ways to adapt, endure, and even thrive, in our endeavours.
Herron Todd White met its challenges head on. By drawing on the experience
of our people, and strategically adding high-calibre professional to our
roster, we came up with innovative solutions. Our award-winning Contactless
Inspection Tool was just one example, but we also found new ways to
maintain productivity and connectivity.
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Property markets have been an excellent example of resilience too. For
instance, early on in the pandemic, many expected residential real estate
sales and rentals to struggle. Yet most markets in that sector are now seeing
extraordinary demand from buyers and tenants
Our rural teams have, once again, delivered an exceptional round up of
regional markets this month. The depth of expertise is only matched by our
breadth of coverage when it comes to the rural property sector.
Please enjoy the rural section of our March Month In Review report.
Gary Brinkworth

Early on, residential real estate sales and rentals were expected
to struggle, yet most markets are now seeing extraordinary
demand from buyers and tenants.
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Overview
This month, as well as our usual wrap of regional
markets, our contributors reveal the big drivers
influencing property values in the rural space.
Tim Lane
National Director - Agribusiness

Southern NSW

An example of this is the recent divestment
of several properties in the Henty/Culcairn
area by global asset manager Westchester,
which marketed the properties in late 2020
through Inglis Rural Property. The aggregation
was made up of seven dryland mixed farming
holdings ranging in size from 122.7 hectares
to 2160.8 hectares, all owned for the past 10
years by the USA based global pension fund
Nuveen. The properties were all leased to local
operators and presented very well due to past
good management and exceptional seasonal
conditions in 2020. Sold via an expressions of
interest process, it is believed there were over
30 registered parties who submitted bids. Two
of the properties sold to existing tenants and
the balance were purchased by local landholders

Mixed Farming, Young NSW

looking to expand. Records show the eastern
holdings averaged around $12,000 to $12,500 per
hectare, well above sales results in the area for
similar land types earlier in 2020 which indicated
values of between $9500 and $10,500 per
hectare. Following this sale process there have
been several properties in this area transact at
similar or higher value levels depending on the
size and location of the holding. Farm owners who
may have been thinking of exiting the industry
for some time have decided to take advantage
of the current elevated market conditions and
purchasers are keen to bid up on these properties
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The southern New South Wales rural property
market in early 2021 continues to demonstrate
historically high land values, building on the
significant gains experienced in the latter half
of 2020. There have been a series of property
transactions either through public marketing
campaigns or direct farmer to farmer deals
that have achieved per hectare rates well above
vendors’ expectations.

Source: HTW

as they believe they may not come onto the
market again in this generation.
The three big influences of the current market
in order of significance are: (i) the prevailing low
interest rate environment; (ii) increased equity
on existing farming holdings as values increase;
and (iii) sound commodity prices coinciding
with well above average seasonal conditions
throughout 2020 and early 2021. The first two
factors have significantly improved borrowing
power for farming operators, enabling them to
look to expand for the next generation and giving
them the ability to compete for mixed farming

At this stage, and with these factors in play, we cannot foresee market conditions changing in a
negative way in the near future, particularly whilst the outlook is for interest rate levels to remain
low and confidence to remain high.
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Andrew Garnsey
Property valuer

Mildura and Sunraysia
The three key factors which appear to affect
sentiment in the local horticultural sector are
considered to be the strength of export markets
(particularly in Asia), the availability and cost
of irrigation water and the availability of cheap
credit.
Our local horticultural sector relies heavily on
export markets and so factors which directly
affect demand and pricing from global markets
impact farmer confidence. Trade tensions,
exchange rates and tariffs can all change quickly
and are also things which are outside growers’
control. Export returns were mostly very good
from about 2015 to 2020, which has contributed
to the significant uplift in land and water values.
The export position is currently more uncertain,
with China imposing higher tariffs on wine and
other rural products including beef and barley.
Irrigation water supply is linked to rainfall,
especially during winter and spring in the Murray
catchment area. All local horticultural industries

are vulnerable in years when allocations are
low and the cost of leasing irrigation water rises
above $400 per megalitre. There is increasing
potential to use longer term leasing agreements
to provide some certainty of cost over the
medium term, however there will inevitably be
some years when supply is so short that the cost
will be much higher. History shows that in these
years, there is a much lower appetite to take
on additional risk by buying properties and also
potential for an increased number of properties to
be placed on the market.
The sustained period of low interest rates has
given greater confidence to take on debt to fund
expansion. Any significant increase in rates or a
threat of increased rates would likely see some
growers needing to scale back expansion plans.
Recent market activity has continued to show firm
levels with agents reporting strong sales in the
dryland cropping sector, particularly in the Mallee
and Wimmera regions of north-west Victoria,
continuing the strong growth of recent years.
There has been less activity in the table and
wine grape sector with any growers with plans to
expand appearing to be keeping their powder dry
for now due to concerns of price reduction, export
trade concerns, lack of available workers to pick
the fruit along with the real possibility that some
fruit may remain unsold.
Activity remains buoyant in the citrus industry.
The Costa Group recently announced a
significant expansion and acquisition of several
properties in the Sunraysia region which
coincides with the proposed development of a

Trade tensions, exchange rates and tariffs can all change quickly
and are also things which are outside growers’ control.

new packing shed facility in the region for the
group. The citrus packing industry is dominated
by a relatively small number of privately owned
packing businesses that actively compete for
their required volume of fruit. The Costa Group
is presumably seeing an advantage in being both
grower and packer.
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Shane Noonan / Graeme Whyte
Property Valuers

Darling Downs
Rural property markets across the Darling
Downs and Western Queensland regions
continue to trade strongly following the
unprecedented market conditions observed in
2020. How long these market conditions will
continue is the biggest question facing valuers
in the current environment. While interest rates
are at record lows and balance sheet positions
continue to strengthen from rising equity levels,
a market correction may not occur for some time
to come.
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properties when they come onto the market. The
third factor has reinstated confidence in farming
businesses and demonstrated the ability to fund
debt on new acquisitions. At this stage, and with
these factors in play, we cannot foresee market
conditions changing in a negative way in the
near future, particularly whilst the outlook is for
interest rate levels to remain low and confidence
to remain high.

If history is viewed as a guide, the 2007 to 2009
rural property boom was followed by a sharp
market correction in the 2010 to 2012 period due
to a combination of the global financial crisis and
floods then drought.
There is an argument that the current
Coronavirus pandemic and its impact on global
markets may take some time to play out if it
mirrors the impacts of the 2008 global financial
crisis in the United States and Europe which took
two to three years to materialise in the Australian
market.
Keeping a short-term view, the market is eagerly
awaiting the sale of the Goondiwindi region
property, South Callandoon, via an expression of
interest campaign. This is a large, mixed irrigation
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cotton farm that has reportedly received strong
corporate buyer interest since its listing.
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particularly in the irrigation market, continue to
see the benefit of strong buyer competition in the
marketplace.
Bradley Neill
Property valuer

Far North Queenland

Drought conditions

Source: Herron Todd Whit

Source: Herron Todd Whit

The Darling Downs region is a strong cattle and
grain production district with areas of cotton and
sheep grazing interspersed. The main drivers of
property values have traditionally been cattle
prices and interest rates. Drought conditions
also have a big impact on market values as they
can create mini-markets in some regions where
well-grassed holdings are sought out by interstate
graziers as selling and re-stocking can be unviable
with current cattle prices and shortages of
livestock.
Holdings that have reliable water supplies,

Cropping Sales
A prime red soil block in the Golden Triangle
locality of Tolga recently sold for $3.6 million or
$90,000 per arable hectare excluding structures
and inclusive of water. The sale included a 113
megalitre bore water licence. This level of value is
way above previous market levels, however was
to an adjoining owner for conversion to mixed
potato and hay production. Red soil blocks are
tightly held in this location and the majority of
sales are to existing local farmers who tend to
pay a premium above what can be supported by
economic returns.
Market Drivers – Cassowary Coast Banana
Farms
A noticeable correlation has emerged between
banana commodity prices and farm property values
on the Cassowary Coast south of Cairns. Banana
prices through the Melbourne markets showed a
significant upward trend during 2019 and into early
2020 as illustrated in Figure 1 below.

Figure 1: Movement in Wholesale Banana Price through Melbourne Market
Source: www.agriculture.gov.au

The upward price movement correlated to a rise
in medium farm prices in the Cassowary Coast
Regional Council area during 2019 and 2020. Refer
to Figure 2 below.
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Grazing Sales
Continuing buoyant market conditions for grazing
property have resulted in upward price pressure
for small grazing properties in secondary locations.
The recent sale of a 106 hectare improved pasture
grazing property for $1.75 million at Miallo, north
of Mossman, revealed a rate of $15,389 per
developed hectare excluding structures. This level
of value is well above previous market levels for
coastal grazing lands.

Figure 2: Sales & Growth Chart for Cane Farms in Cassowary Coast Regional
Council
Source: Pricefinder.com.au

The trend is particularly prevalent in cane farm
sales which show both an increase in sale numbers
and in median sale price. This trend can be
attributed to banana farmers purchasing cane
farms for conversion to banana production. Gross
margins are typically higher for bananas than
sugar, therefore they are able to pay higher prices
for cane land suitable for bananas. Figure 1 shows
a moderation of banana price growth through the
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latter part of 2020 continuing into 2021. It will be
interesting to monitor whether the median price
growth also steadies in correlation with lower
wholesale banana prices. Historically, when there
has been a significant increase in land developed to
bananas there has also been a corresponding fall in
banana prices due to market oversupply.
Danny Glasson
Director

Wheatbelt & Mid-West WA
In the wheatbelt and mid-west regions of Western
Australia, we are seeing high levels of demand

with low supply available on the market. Even small
to mid-sized parcels are now for sale by tender
or expressions of interest as selling agents are
uncertain how far the market is moving and are
looking to achieve the best possible price for their
vendors. The tender process has become highly
competitive with neighbours bidding over one
another to add to their existing local or regional
operations when these parcels become available.
An interesting anecdote that reflects the current
state of the market was a private sale within the
Great Southern region. The vendor declined the

services of a selling agent and instead set up
a text message auction with his neighbours in
which they privately bid against each other. The
vendor achieved a good price as the neighbouring
operators aimed to expand their existing
operations.
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The mid-west and wheatbelt has had a number of
average-to-good seasons and in 2020 had good
rainfall in the growing season resulting in better
than average crop yields. These good seasons in
addition to a low interest rate environment have
seen buying land competing with leasing land and
off-farm investments. Therefore those in strong
equity positions are also influencing the increase in
demand in the market.
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Luke Russell
Property valuer

The mid-west and wheatbelt 

Source: HTW
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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.

TALK TO YOUR LOCAL EXPERT
Commercial
NT

Terry.roth@htw.com.au

SA

Chris.Winter@htw.com.au

QLD

Alistair.Weir@htw.com.au

ACT

Scott.Russell@htw.com.au

VIC

Jason.Stevens@htw.com.au

WA

Matt.Tanner@htw.com.au

NSW

Angeline.Mann@htw.com.au

TAS

Andrew.Peck@htw.com.au

Residential
NT

Will.johnson@htw.com.au

SA

Jarrod.Harper@htw.com.au

QLD

David.Notley@htw.com.au

ACT

Angus.Howell@htw.com.au

VIC

Perron.king@htw.com.au

WA

Brendon.Ptolomey@htw.com.au

NSW

Matt.Halse@htw.com.au

TAS

Andrew.Peck@htw.com.au

Rural
NT

Frank.Peacocke@htw.com.au

SA

Angus.Shaw@htw.com.au

QLD

Will.McLay@htw.com.au

ACT

Scott.Fuller@htw.com.au

VIC

Angus.Shaw@htw.com.au

WA

David.Abel@htw.com.au

NSW

Angus.Ross@htw.com.au

TAS

Angus.Shaw@htw.com.au

Telephone 1300 880 489
admin@htw.com.au
htw.com.au

