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Overview
Primary production is a foundational industry in 
this nation and the manner in which its participants 
have addressed the challenges of 2020 has been 
inspirational.

This month, along with our regular market update, 
our teams of rural property professionals reveal the 
most significant recent sales to have transacted in 
their specialty areas.

Southern NSW
Whilst there is some conjecture in the market 
about the level of rural values, with a recent paper 
released by a major bank indicating that they felt 
values were heading into a flattening phase, there 
can be no doubt that there has been some quite 
astonishing growth in underlying values across 
most areas of New South Wales.

One example which highlights this is a property 
located north-west of Albury which was purchased 
in early 2015 for $1.25 million. At the time of 
purchase there were limited improvements. Since 
purchase, this property has been dryland farmed 
only with no further development or improvements 
undertaken. The property was just assessed by our 
team at $3.7 million. While this is an assessment on 
our part and not an actual sale, there are multiple 
sales in the district that strongly support this value 
level. This equates to a compound growth of over 
20 per cent for the 5.5 year period of ownership. 
Whilst this indicates that the property was good 
buying at the time, it is still indicative of what the 
general market has achieved over the past three 
years in particular. It is also understandable that 
the market may well begin to plateau after such 
strong growth in underlying value as the income 
producing capacity of the country is unable to 
mirror the growth in land values.

Again in the south-west slopes area of New South 
Wales where in late 2019 and early 2020 property 
sales at $5,000 per acre ($12,300 per hectare) 
were considered to be at the very top of the market, 
we are now aware of sales in the same general 
location currently been transacted at $6,000 per 
acre ($15,000 per hectare).

Exciting times!

Scott Fuller
Director

New England/Tablelands
Improved seasonal conditions across the majority 
of the New England Tablelands continue, with many 
land holders experiencing one of the best seasons 
in some time. Whilst there has been some softening 
in commodity prices (especially for wool and sheep) 
there has been continued demand for grazing 
holdings, particularly in higher rainfall areas.

Despite the COVID-19 pandemic, demand for rural 
holdings continues to be strong with a number of 
recent sales indicating land values are still trending 
upwards. Some notable transactions include the 
sale of Culgoa/Seymore at Nowendoc for $10.78 
million ($3,400 per acre) in May 2020 to an 
adjoining landholder expanding their operations. 
This property previously sold for $9.9 million in 
May 2018 and represents an eight per cent increase 
in two years despite severe drought conditions 
throughout 2018/19.

Other notable New England grazing property sales 
in 2020 include:

 ◗ Boston Park at Niangala for $3.45 million ($4,748 
per acre);

 ◗ Boree at Walcha for $10.8 million ($3,935 per 
acre);

 ◗ Bergen Op Zoom at Walcha for $5.6 million 
($3,517 per acre);

 ◗ Pandora at Walcha for $4.625 million ($3,905 
per acre);

 ◗ The Lake at Walcha for $4,017,420 ($4,507 per 
acre);

 ◗ Carawatha at Guyra/Bald Blair for $4.3 million 
($4,073 per acre);

 ◗ Oakholme at Ben Lomond for $4.8 million 
($4,688 per acre);

 ◗ Camperdown at Lyndhurst for $16.25 million 
($1,939 per acre);

 ◗ East Erina at Ben Lomond for $2.9 million 
($3,583 per acre).

We are also aware of a number of recent sales 
currently exchanged or under contract which 
demonstrates the continued level of demand that 
exists for grazing properties in the New England 
Tablelands.

Angus Ross
Property valuer

Mildura
Rural sales volumes in the Sunraysia and 
surrounding region are holding steady, with most 
sales involving local buyers looking to expand. In 

This local confidence is due to a combination of water – rainfall in the case of 
cropping properties and higher irrigation allocations in the horticultural sector – 
together with low interest rates and generally reasonable commodity prices. 
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processing facility. Remaining processors Inghams, 
Turi and Hazeldenes were spoilt for choice in the 
Victorian market with a number of large modern 
farms available for new contracts and a number of 
corporate style farms already under construction in 
the north of the state.

By 2019, the sector in Victoria was displaying signs 
of recovery. Proten purchased RFM Poultry’s assets 
for a reported $72 million which included four 
farms at Lethbridge near Geelong. This followed the 
earlier sales of other vacant ex-Baiada contracted 
farms at Nagambie, Meredith and Little River which 
resulted in a large amount of excess supply now 
removed from the open market but maintained 
excess supply to processors.

The rapid expansion and completion of large 
corporate style farms in the north of the state and 
in adjoining states of New South Wales and South 
Australia resulted in continued downward price 
pressure on poultry farms and significantly lower 
value uses for secondary stock including older 
shedding and smaller farms.

In 2020, the COVID-19 global pandemic significantly 
softened and almost stopped international or 
corporate investment in the sector from funds 
previously chasing long term above average returns 
that were not available in other sectors (knock). The 
investment market nationally for poultry farms has 
also been hit in a similar fashion by the pandemic 
(knock) but Victoria more particularly has been the 
source of the COVID pandemic in Australia and has 
experienced a number of COVID-19 outbreaks in meat 
processing facilities linked to the sector (knock).

The Melbourne and state lockdowns have further 
softened demand for investment in the poultry 
sector as processors’ capacity has been impacted 
by COVID restrictions, batch result/supply suffer 
to farmers and demand from processors and 

Most of the recent development has been to 
table grapes, however there are also new and 
proposed plantings of wine grapes and citrus. The 
more progressive local growers culled their less 
productive plantings years ago and so in order to 
establish new varieties, are keen to buy cleared 
land rather than sacrifice part of their existing 
enterprise. This has maintained strong prices for 
suitable parcels of irrigable land.

Against this backdrop there is concern about the 
on-going geopolitical tension with China. China in 
recent years has been the largest single export 
market for Australian almonds, wine grapes and 
citrus, and any disruption will test the ability to 
quickly expand other export markets.

Graeme Whyte
Director

Victorian Poultry 
A lockdown within a lockdown.

The poultry sector in Victoria has experienced 
knock after knock since 2016. In October 2016, 
Baiada Poultry pulled out of Victoria terminating 
contracts for circa 16 farms at the time (knock). This 
resulted in surplus broiler shedding in the greater 
Geelong region as they shut down their Laverton 

recent months we have seen a number of sales of 
dryland farms in the Millewa and Mallee regions, 
while in the irrigation areas there continue to be 
neighbour to neighbour sales of vineyards and land 
suited to horticultural development.

This local confidence is due to a combination of 
water – rainfall in the case of cropping properties 
and higher irrigation allocations in the horticultural 
sector – together with low interest rates and 
generally reasonable commodity prices. 

As a very general comment, commodity prices for 
most of the produce grown in our region eased 
back during 2020. Part of this is attributable to a 
higher Australian dollar, part is due to higher global 
supply for some key commodities and part due to 
weaker economic conditions. 

General Security irrigation allocations in the New 
South Wales Murray system have reached 15 per 
cent, while in the Murrumbidgee system, General 
Security allocations have reached 46 per cent. 
These improved allocations will see a return of rice 
crops in the New South Wales Riverina region and a 
higher volume of water come on to the temporary 
(leasing) market. The cost of leasing irrigation 
water is currently around $300 per megalitre, 
compared to $800 per megalitre at this time 
last year. $300 per megalitre represents around 
the median price over the past four years and is 
considered affordable for horticultural crops.

For a 40-hectare vineyard reliant on leased 
water, this reduced cost equates to approximately 
$160,000, highlighting the impact high water prices 
in 2019 had on local producers.

A drive through the irrigation districts surrounding 
Mildura shows a fair bit of development activity 
currently underway. There are now few remaining 
parcels of empty land or neglected vineyards. 

1160-1170 Steiglitz Road Sutherlands Creek Source: Herron Todd White 
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its six. Both cattle stations are in different districts 
and vary in scale of operations. 

There is little change from the under bidder count 
in Myrrlumbing, Maitland Downs, Reedybrook and 
Marionvale. 

There appears to be a substantial number of buyers 
in the wind or coming out of the woodwork who are 
now ready and looking to buy in the current market.

Given the rising market values of this year, current 
strong values may provide enough of a crowbar to 
lever out the next couple of cattle stations for sale. 

Demand is strong and there is not much country 
coming onto the market. Perhaps a few more 
strong sales will oil prospective vendors’ decisions 
to bring country onto the market. Certainly, 
some prospective vendors of, what is typically, 
secondary type country are thinking about putting 
their stations on the market to capitalise on the 
current pricing. 

With fourteen bidders showing interest in pricing 
between $20 million and $30 million at the Nardoo 
auction, certainly the power of the market is strong. 
Some of these graziers are open to researching 
other options for expansion in the next year or two.

These market conditions have not just happened. 
They have been brewing for a while. Cattle prices 
rose in 2016 to a profitable level. Four years of 
trials and tribulations of flood and drought then 
occurred. Despite these foes, interest rates have 
been low and graziers have repositioned their 
enterprises and are in a position to expand.

Certainly, the spring rain events have continued to 
whet the appetite of some. We expect to see some 

Central Western QLD
2020 market data for Central Western Queensland 
is limited due to a lack of supply, but the sales that 
have occurred have shown increases of up to 25 
per cent above 2018 and early 2019 levels. Some 
sales south of Longreach are nudging $375 per 
hectare, which is around the levels of the previous 
market peak in 2007/08. Given what has occurred 
in other areas of Queensland where 2007/08 levels 
have been surpassed, there may still be room for 
some upward movement once a decent seasonal 
break has happened.

Notable re-sales include: The Patrick at Barcaldine 
which sold in 2018 for around $6 million and 
recently resold for $7.2 million, a 20% increase; 
and Bowen Downs at Aramac/Muttaburra recently 
selling for $300 per hectare (similar to its 2005 
sale rate), up from $218 per hectare in 2012, having 
peaked at around $375 per hectare in 2008.

Chris Dyer 
Property Valuer

North and North West Queensland 
Under bidders are continuing to show the depth 
of the north and north-west Queensland grazing 
property market. Despite the apparent strong 
pricing, interest does not appear to be backing off 
either. This is a crude reflection of the horsepower 
in the market engine room ready to buy a new 
property at present.

The well reported prices of recent auctions for 
Nardoo, Gainses and Day Dawn reflect new market 
pricing parameters. Behind each price was a 
substantial number of bidders. Take Nardoo and its 
fourteen under bidders for example, or Gainses and 

potential investors has softened to new lows. 
During the pandemic and lockdown restrictions, the 
agriculture sector has largely been unaffected and 
farmers have gone about their business but not so 
in the Victorian poultry sector.

In July 2020, Avian Influenza (bird flu) was 
detected in a number of farms. Two farms have 
since had birds euthanized and further outbreaks 
have been detected in farms near Bairnsdale in 
East Gippsland and Kerang in northern Victoria 
(knock). Much like COVID-19, bird flu is deadly 
and has placed the Golden Plains Shire and areas 
around other infected regions under lockdown 
for poultry farmers, further increasing their bio-
security requirements, impacting cashflows and 
softening buyer interest.

Avian Influenza Control Area Source: Agriculture Victoria  

Conversations with agents working in the sector 
reveal that enquiry has almost stopped and there 
has been no interest from interstate or even local 
existing participants which is extremely concerning. 
This would suggest that the market for poultry 
assets is likely to experience further softening in 
Victoria as the impacts of the global pandemic and 
the local bird flu flow through in months to come.

Angus Shaw
Rural Manager

These market conditions have not just happened. They have been 
brewing for a while.
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buyers have found means and ways to undertake 
due diligence as best they can. In several 
cases, marketing agents report that Territory 
based, “experienced people on the ground” are 
undertaking inspections on behalf of potential 
buyers and some have resulted in serious offers. 
We have even heard that some offers have been 
made on a completely sight-unseen basis, but as 
might be expected, none have evolved into sales. 

Sweet Life Farm, located 60 kilometres south-east 
of Darwin at Lambells Lagoon, has finally sold after 
an extended period on the market. The 376-hectare 
aggregation of three freehold (horticulture zoned) 
lots is around three-quarters cleared and the well-
drained, deep red soils developed to pressurised 
irrigation utilising five production bores. The 
property however has remained underutilised for 

levels of demand compared to larger holdings. The 
demand for properties with scale and value-add 
opportunities through timber treatment, fencing 
and water improvements appears to still be the 
most active sector of the market. 

Evidence of this is two recent sales in the 
Charleville region which show significant uplifts in 
value compared to previous sales in the area. Both 
properties feature large bodies of Mulga which 
has proven to be a reliable source of feed despite 
prolonged drought. Details of these sales were 
confidential at the time of writing. 

Bradley Neill
Director 

Northern territory
There have been no confirmed pastoral sales this 
month in the Northern Territory or Kimberley, 
however negotiations have been finalised on four 
northern Northern Territory cattle stations which 
had been on the market for several months (and 
in the case of two, for longer than a year). Details 
remain confidential at this stage and we may 
not see any settlements for up to three months 
or longer as some of these deals require FIRB 
approval which, given the reduced-price threshold 
now, means there is a mounting backlog of 
applications to be assessed. Our investigations so 
far reveal sale prices which reflect continued strong 
demand for breeder country despite pastoral land 
values sitting at historic highs.

We note that despite the obstructive impact the 
Coronavirus related travel restrictions are having 
on inspections from interstate, prospective 

solid transactional activity in the year to come. 
Typically, this is a quiet period for cattle station 
sales as vendors choose to wait until after the 
ensuing wet season.

Yes, the bidding has been strong, but it is important 
to note that not all purchasers compete to the 
last bid. Many do their figures and pull out when 
their price limit bid is called by the auctioneer. This 
sends a message out to prospective vendors not to 
consider setting the price expectation too high as 
they too may rule out many potential purchasers.

Roger Hill
Director

Darling Downs
Rural properties across south-western Queensland 
continue to trade well off the back of good bodies 
of feed on the ground, winter rainfall and strong 
demand from local and interstate buyers. Primarily, 
the market is being driven by scale. 

Some primary producers are looking for locational 
diversification to reduce exposure to extreme 
weather events such as drought and flood. This 
means interstate cattle and sheep producers are 
looking at areas such as western Queensland which 
offer summer dominant rainfall patterns which 
contrasts the winter rainfall in southern New South 
Wales and Victoria. 

Agents report that despite the recent Queensland / 
New South Wales border closure, interstate buyers 
are still actively seeking country in the Darling 
Downs and western Queensland regions. Online 
auctions are proving to be a successful method of 
sale in the current environment with some large 
transactions occurring across Queensland over the 
past few months.

There is early evidence to suggest small-scale 
starter or build-up blocks are experiencing lower 

Agents report that despite the recent Queensland / New South 
Wales border closure, interstate buyers are still actively seeking 
country in the Darling Downs and western Queensland regions. 

Sweet Life Farm Source: Herron Todd White
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some time and the irrigation system reportedly 
required extensive renovation. Colliers International 
(Rawdon Briggs) negotiated the deal, however the 
interesting thing about this sale was the fact that it 
was not bought for irrigated horticulture use at all; 
instead, a consortium from the crocodile industry 
(mixed local, interstate and foreign investors) paid 
$7.25 million for the property to develop a $40 
million state-of-the-art crocodile farm. A recent 
article in the local press (in late June) about the 
development proposal indicated that the project 
would create 170 jobs during construction and 
around 35 full-time jobs when in operation. 
The farm will apparently be solar powered and 
use a sophisticated water and waste treatment 
infrastructure that would also allow unused balance 
land again for horticulture. Some interest for the 
property did reportedly come from the horticulture 
industry however was unable to compete at the 
ultimate price level.

Frank Peacocke
Director
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