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The Month in Review identifies the latest movements
and trends for property markets across Australia.
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Welcome to the May edition of Month In Review
It’s no surprise given the number and scale of challenges we have all faced over the past few years that most Australians have grown proficient at quickly
responding to change. But while we’ve become fast to adapt, the focus on the near term can take away from thinking about the long, even mid-range impacts
and knock-on effects from any disruption.
Take the recent jump in interest rates, as an example. They were prompted by a higher-than-expected rise in inflation, fuelled by supply chain shortages,
international events, and strong domestic demand. The RBA’s move, likely to be the first of many, is significant and there is no doubt households and property
investors will need to rein in spending and reassess their budgets in response.

COMMERCIAL
- INDUSTRIAL
CEO

While we expect Australians to respond and demonstrate great agility, long lead times and locked-in commitments will make it difficult and could result in an
extended period of high inflation coupled with rising interest rates. How this manifests in property markets and different asset classes will of course vary over
time.
Looking toward the rural sector and delays in the supply of production inputs, along with rising costs, do present a
challenge. That said, strong commodity prices are offsetting some of the pain. Also, general strong property values
across most rural markets aren’t likely to fall anytime soon. This fine balance will be monitored closely by operators for a
while yet.
The flow-through impacts of inflation and supply chain delays are far-reaching, and the way they affect each household
isn’t always obvious. In my opinion, if you are trying to sell or lease a quality asset – whether it be residential
or commercial – you should be able to get a premium for a property that’s new or renovated. How long this premium
can be sustained is hard to judge unless you hold expertise in the field. That’s where the specialists at Herron Todd White
come in.
Our leading property experts are well placed to not only identify the immediate impacts
of today’s challenges but the longer-term fallout as well. Put simply, we’re best placed and most able
to keep clients informed of changes in the market and how they can best respond.
Gary Brinkworth
CEO
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Construction challenges and the property market
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… or an “Appetite for Construction”

It’s satisfying to have a hand in your home’s
design, fit out and finish. You can mould your
property into the ideal abode for you and
your family.
The importance of living space adaption was
brought into sharp focus over the past two years.
The way we used our homes changed and we
needed them to flex as much as our workplaces
and schools to ensure life could proceed as
normally as was possible. In today’s market, for
example, you’d be hard pressed to find a new or
renovated family property that didn’t include a

But anyone who is looking to undertake some sort of build now will
tell you there are headwinds to be navigated.
dedicated work-from-home space, breakout area
for kids and outdoor living.

the sector is heading as we all try and put the
pandemic further behind us.

Enter the construction industry. The teams
that make the dream a reality for imaginative
homeowners across the nation.

For commercial this month its retail and we, once
again, take on a construction bent.

But anyone who is looking to undertake some sort
of build now will tell you there are headwinds to
be navigated. A confluence of events has seen the
demand for builders and materials far outstrip the
available supply of both. Anyone with an inkling
of economic nous will tell you, that means higher
costs and longer project times.
But as we often say in our Month In Review
pages, not all markets operate at the same pace.
If you are planning some construction, then
understanding the landscape in your location
and at your price point is crucial… and this is best
achieved by seeking advice from local experts.
Here’s where Herron Todd White steps in.
This month, our residential teams look at the
state of construction markets across the nation.
They apply their extraordinary skills to give you
the rundown on what it’s costing to build or
renovate in their specialist areas. Our valuers also
highlight the suburbs where the most activity is
underway. Some even forecast where they think

We’re looking at new builds and refurbs in the
retail sector and what this means for tenants
and landlords alike. Is there an appetite for
construction in a sector that’s faced enormous
headwinds over the past couple of years? The
answers lay within.

COMMERCIAL
- INDUSTRIAL
FEATURE

We Aussies love our homes in all their shapes and
sizes and while there’s charm in their history, the
opportunity to build from new or renovate up to
modern standards is compelling.

Finally, our rural teams again provide a
comprehensive report of all things primary
production. In addition to their market wraps,
they’ve delivered thoughts on supply chain issues.
How have delays in accessing production inputs
manifested in the rural property space?
There you have it again folks – an incredible
collation of knowledge from shore to shore.
Of course, while the information throughout
delivers an excellent foundation for your
property musings, there’s nothing like bespoke
advice addressing your own personal property
concerns. Remember, no matter what type of real
estate your hold, there’s a Herron Todd White
expert ready and able to guide you through the
challenges and deliver an exceptional outcome.
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We are seeing an active market, with sales
indicating continued rising value levels.
Our analysis of the sale of Numeralla, 2319 Hill End
Road, Hill End (18 February 2022, $2.75 million,
890 hectares) indicates excluding buildings rates
of $3300 per hectare for the open to lightly
timbered hilly grazing country and $850 per
hectare for its steep timbered country. The dollar
per hectare rates indicated by Numeralla point
to a rise in local value levels compared to the
generally similar nearby property, Avila, which
sold in July 2021.Our analysis of Avila at 2641 Hill
End Road, Hill End (02 July 2021, $3.22 million,
1383 hectares) showed excluding buildings rates of
$2650 per hectare for its small area of open arable
country, $2400 per hectare for the open to light
timbered grazing country and $650 per hectare
for its dense green timber.

2641 Hill End Road, Hill End

Source: realestate.com.au

The size of interest rate rises will be keenly
followed. Commodity prices and seasonal
conditions appear to be remaining very strong as
we continue into 2022.
When talking to landowners whilst on farm, we are
reminded of the rapid rate at which inputs costs are

rising (steel, fencing materials, fertiliser, fuel and
many more items).
Craig Johnstone
Valuer

Southern NSW
The rural property market is still showing signs of
heightened demand across all parts of Southern
New South Wales and Northern Victoria. Agents
have reported strong enquiry for newly listed
properties throughout the autumn season.
In April we saw the successful transaction of
Bangadilly Station located in Canyonleigh,
approximately 120 kilometres south-west of
Sydney in the Southern Highlands region. The
holding offered a total 1815 hectares (4484
acres) and is considered to be one of the largest
holdings in the Southern Highlands region, offering
significant subdivision potential. The property had
expectations of $21,000 per hectare ($38 million),
however, these expectations were exceeded
considerably and the property achieved $30,300
per hectare, totaling $55 million. The selling agents
indicated the result was a reflection of the scarcity
of these properties within the Southern Highlands
region.
The main concerns surrounding the rural market
at present are interest rate hikes as well as further
disruption to supply chains and markets due to
COVID-19 and growing international tensions. As
always, continued timely rainfall is required for
dryland and livestock producers. Across Southern
New South Wales, April rain has been welcomed
by many, however has been inconsistent in areas.
Southern upstream water storages are at near
maximum capacity and the outlook for continued
allocations is very positive.
Liam Griffiths
Valuer

Northern Tablelands
Most are aware of the strength in the rural market
in and around the Northern Tablelands with
ongoing sales that are continuing to break records,
and this is also the case for the rural lifestyle
market. This is particularly evident in the 55-to-120hectare bracket.
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There have been several recent sales in the Walcha,
Armidale and Glen Innes regions which have
continued to surprise both vendors and agents,
surpassing expectations on a number of occasions.
Recent sales include:
◗ 1644 Oxley Highway, Walcha Road
(110.20 hectares) for $2.5 million in February
2022 reflecting $9,185 per acre;
RURAL

Central Tablelands

1644 Oxley Highway, Walcha Road

Source: domain.com.au

◗ 8 Harveys Road, Dangarsleigh
(75.84 hectares) for $2.3 million in March 2022
reflecting $12,784 per acre;

8 Harveys Road, Dangarsleigh

Source: realestate.com.au
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Central West NSW
The rural property market is still seeing strong
levels of demand in the Central West, similar to
most areas across New South Wales.
Notable recent transactions in the Central West
include:

485 Black Mountain Road, Black Mountain

Source: realestate.com.au

◗ part 216 Glen Legh Road, Glen Innes
(87.59 hectares) in June 2021 for $2.3 million
reflecting $10,631 per acre.

216 Glen Legh Road, Glen Innes

Source: realestate.com.au

In comparison to larger holdings, these sales have
a high rural lifestyle appeal and in many instances
these types of lifestyle properties are purchased on
a lump sum basis with limited consideration taken
into the rate paid per acre or hectare.
The strong demand for lifestyle country is not
limited to the Northern Tablelands with most areas
of regional New South Wales experiencing high
growth and record sales.
Angus Ross
Property Valuer & Rural Director

◗ Fairview, Bournewood: Fairview comprises a
total of 186.74 hectares which is considered to
be a small rural holding in this district.
The holding sold for $1.55 million in February
which equates to an overall rate of $8300
per hectare including buildings and $6801
per hectare on an ex-buildings basis for the
cultivation and support land.
◗ Lockdale, Narromine: Lockdale is a 1236 hectare
mixed farming holding which sold for $9.95
million in March 2022. The property is located
approximately 24 radial kilometres south-west of
Narromine and shows an overall per hectare rate
of $8,050. Our analysis of this sale shows a rate
of $8,100 per hectare on an ex-buildings basis
for the dryland cultivation country and $5,800
per hectare on an ex-buildings basis for the
grazing and support country. This sale shows the
continued strength in values and demand within
the Narromine district in 2022.
◗ Three Mile Creek, Cobbora: Three Mile Creek
is situated in the broader Dunedoo district,
approximately five radial kilometres north of
the village of Cobbora. The property comprises
a total of 2,544 hectares and sold for $7.6
million in April. Three Mile Creek had been held
within one family for four generations and hit
the market in January because the family was
leaving the district. The property was advertised
to go to auction on 24 February but was pulled
from the market on 22 February under private

negotiations. This sale equates to $2987 per
hectare overall including buildings and $4000
per hectare on an ex-buildings basis for the
arable country.
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The area and location range of sales analysed
demonstrate the strong level of demand and value
across all rural classes in the Central West region
of New South Wales. The outlook for the 2022
winter cropping season is looking positive with full
moisture profiles across multiple regions in the
state. The main concern for the season ahead is the
fact that paddocks are too wet to sow at optimum
sowing times in certain regions, therefore requiring
aerial sowing or delays.
Scott Fuller
Valuer

Echuca/Deniliquin

RURAL

◗ 485 Black Mountain Road, Black Mountain
(64.75 hectares) for $1.7 million in February 2022
reflecting $10,629 per acre; and

Despite rising input costs and the threat of rising
interest rates, the market for rural property
continues to break records, noting there is plenty
of upside in the rural sector with record commodity
prices and generally excellent seasonal conditions
in the southern Riverina.
A 2400-hectare dryland aggregation south of
Berrigan in the Riverina region of south-west New
South Wales sold prior to auction (April 2022) for a
reported price range of $33 million to $36 million
dollars or $13,750 to $15,000 per hectare.
Of interest is that an adjoining dryland parcel of
excellent red loam sold in May 2013 for $2,471 per
hectare and was the first dry cropping block with
no buildings to hit the $1000 per acre mark.
Based on that sale price, the above aggregation
would have been worth in the vicinity of $5 million
to $6 million as at May 2013.
John Henderson
Director
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Darling Downs

Feral pest fencing in former sheep country has
created a swing from cattle back into smaller
animals. While this has created a welcome
diversity for regional areas, it has exacerbated
labour supply issues, principally, a lack of
shearers. The inability to find suitable shearing
staff, which will continue to be an ongoing
problem throughout the wool industry, coupled
with the more labour-intensive nature of wool
growing, has seen former wool growers stepping
into meat sheep and goats. Goats are showing
stunning returns at present, outstripping cattle in
terms of dollar per kilogram prices.

The Darling Downs and broader south-western
Queensland rural market can generally be
described as strong. This has been assisted by
good rainfalls across the region over the past
few months. Good falls in the Upper Condamine,
Maranoa and lower Border Rivers have seen
inflows into the region’s dams, river and creek
systems which have also created significant water
harvesting opportunities for irrigators.

The days of the iconic
shearing shed and nearby
quarters may be numbered.

Agents are still reporting very strong demand for
quality holdings with corporate and large private
farming companies driving the upper end of the
market.
This includes a highly anticipated auction later in
May 2022 of a 608 hectare irrigation property

at 2828 Grosmont Road, Wondoan. Local Roma
agents have seen plenty of local interest with a
high inspection to enquiry ratio. They describe
the market as still on fire and powering along with
many producers looking to expand.

Month in Review
May 2022

Mt Moon at 436 Croftby Road, Moogerah recently
sold at auction for $7.65 million and comprised
of 816 hectares (2015 acres). The Ray White
agent conducted 29 inspections and six second
inspections which produced 11 registered bidders
with six actual bidders. The property sold to a
family partnership from the Brisbane and Darling
Downs area.
Tarcoola, a well established grazing property at
Moonie, is a 1444 hectare (3568 acre) property
which recently sold at auction for $6.2 million or
$1738 per acre. Buyer demand was strong with 15
inspections, nine registered bidders and four active
bidders. The Central Queensland buyer is looking
to spread risk and expand holdings.

RURAL

Central and Western Qld

While still regarded as small animals, meat
sheep and goats are generally more robust,
larger animals than merinos. This usually means
that infrastructure such as stock yards and
fencing require upgrading to handle the larger
animals safely. Investment in suitable livestock
handling equipment has increased substantially
in recent years.
In summary, labour shortages and savings
coupled with wool prices showing returns below
pure meat animals will probably continue to
drive graziers away from the wool industry into
more protein based production. The days of the
iconic shearing shed and nearby quarters may be
numbered.

Moonie grazing property

Source: HTW

The region’s strong rural sales correlate with strong
beef and grain and other commodity markets.
Rising costs due to increased inflation, fuel prices
and the recent interest rate rise equates to
increased input costs for producers.

Chris Dyer
Property Valuer
436 Croftby Road, Moogerah

Source: HTW
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Strong commodity prices and property values in
the region have served to negate some of these
increased input costs for producers. The broad
acre market would be particularly conscious of
increased input costs and would be impacted more
in the case of a static or downturned market.

Other cost inputs currently affecting the industry include the
rapidly increasing price of fuel and fertiliser, however these are
currently being absorbed by high commodity prices.
For example, Willerene, located near the
Wheatbelt townsite of Wickepin, recently achieved
a price per arable hectare approximately 50 to
80 per cent above what was achieved throughout
2020/21.

2021/22 selling season at an end, the full impact of
these higher inputs on values likely won’t be seen
until the next selling season.

Muggawa, located on the Midlands Road near the
Mid-West town of Three Springs, also recently
achieved a price per arable hectare approximately
50 to 80 per cent above what was achieved
throughout 2020/21.

Northern Territory

Specialty and labour-intensive agricultural
industries including dairies, abattoirs and
horticulture however are still suffering the effects
of severe labour shortages. There is hope that
shortages may be alleviated somewhat with
Western Australia’s hard interstate border and
international border reopening.

For now, confidence and demand in the region’s
rural sector remain strong with some recent and
prospective quality sales.
Bart Bowen
Director

Western Australia
That was quite the selling season in Western
Australia on the back of a good rainfall year and
record harvest result. Recently settled sales
throughout the Wheatbelt, Mid-West, SouthWest and Great Southern agricultural regions
have shown very strong price growth with global
uncertainty, labour and skills shortages and
supply chain issues seemingly unable to halt price
momentum in broadacre farming.

Western Australia

Source: HTW

Other cost inputs currently affecting the industry
include the rapidly increasing price of fuel and
fertiliser, however these are currently being
absorbed by high commodity prices. With the
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Luke Russell
Valuer

The company behind the $1.87 billion project Sea
Dragon has announced that the project will not go
ahead in its current form due to lack of economic
viability. The project proposed developing three
separate sites across northern Australia, with
about 10,000 hectares of aquaculture ponds on
Legune Station and was expected to produce
about 100,000 tonnes of tiger prawns per annum,
which would have been the world’s largest prawn
farm. A smaller 10-hectare pilot project will be
developed instead, to try to establish economic
viability. Sea Dragon enjoyed major project
status with the NT Government, who had already
invested $56 million in supporting infrastructure
including new roads and bridges at Gunn Point,
Bynoe and Keep River.

RURAL

There is little doubt that input costs for producers
are increasing. For example, an agricultural
supplier advises that a 20 litre drum of Roundup
herbicide has had a 60 per cent increase in price
over the past three years. The reasons for this
are complex however include the rolling shutdown
of COVID and the associated cost of freight
and competition for space on shipping, plus a
hurricane in Florida USA affecting the Monsanto
manufacturing plant. Other situations affecting
chemicals were the Winter Olympics in China
where manufacturing plants were shut down to
provide clean air for the event and the war in the
Ukraine which has tripled the price of urea and
phosphates. All manner of machinery and other
agricultural supplies appear on the increase for
similar reasons.

For the past 150 years, the history of the NT and
Kimberley has been littered with proponents of
large scale agricultural-type projects which have
never eventuated, sometimes after expending
substantial funds and causing significant
environmental issues. In this case the plug has
been pulled at a reasonably early stage with only
21 ponds built and Seafarms has indicated it will
proceed with a much smaller pilot program. This
would appear to be a wise decision as a reduced
size will enable the company to develop its
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processes on a much smaller, more affordable scale
and then gradually build up to a larger project, thus
lowering risk.

Month in Review
May 2022

RURAL

It has recently been reported that Hancock
Agriculture has sold two adjoining properties in
the western VRD, Riveren and Inverway to Hughes
Pastoral for about $100 million. This sale involves
two adjoining pastoral leases totalling 5,552
square kilometres accessed from the unsealed
Buntine Highway about 600 kilometres southwest of Katherine and in a 550-millimetre rainfall
belt. We understand that the sale includes about
40,000 head of cattle, heading into what appears
will be a difficult dry season. This sale confirms
the continued strength in demand for breeder
country suitable for supplying the live export
market where prices are well over $5 per kilogram
at present.
Frank Peacocke
Director

9

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, retail,
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
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Jarrod.Harper@htw.com.au
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David.Notley@htw.com.au
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Angus.Howell@htw.com.au

VIC
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WA
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Matt.Halse@htw.com.au
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Andrew.Peck@htw.com.au

Rural
NT

Frank.Peacocke@htw.com.au
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Graeme.Whyte@htw.com.au

QLD

Will.McLay@htw.com.au
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Scott.Fuller@htw.com.au

VIC

Graeme.Whyte@htw.com.au
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