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Gippsland 
As we move towards spring, we expect to see 
an increase in the number of listings hitting the 
market, despite the challenges around inspections 
due to COVID-19 restrictions. The supply of 
property on the market has been steady in 
2020 and mainly limited to smaller add on type 
properties often in poor condition, following a 
number of consecutive poor seasons until this 
year in the Gippsland region. Parts of the region 
have battled drought, then bushfires and now 
COVID-19 which is wearing thin in some parts of the 
community and resulting in only moderate growth 
in land prices in comparison to the remainder of 
Victoria. Despite this turmoil, irrigation areas such 
as the Macalister Irrigation District have continued 
to show their strength with relatively balanced 
supply and a continued strengthening in demand 
from both dairy and vegetable growers.

Recent sales such as Roonsleigh at Tinamba 
(pictured below) display this strengthening market 
with a price in excess of $25,000 per hectare 
inclusive of water for the 160 hectare irrigated 
dairy property. 

Roonsleigh Source: Gippsland Real Estate  

Further analysis of this sale displays 
strengthening land values at circa $15,000 per Dairy figures Source: NDFS 

CEO’S ADDRESS  
Welcome to the September edition of Month In 
Review.

Since our last edition of Month In Review, we’ve 
seen Victoria’s infection rates stabilise but 
remain high, while community transmissions 
have approached more manageable levels. 
Hard boarder closures in Queensland are being 
hotly debated and Sydney’s management of the 
outbreak has seen new daily infections remain 
in the low-to-mid double digits.

On the economic front, the federal treasurer 
reported last week we are now in recession with 
a seven per cent retraction in the GDP over the 
June quarter.

Through all of this, property markets have been, 
on balance, resilient. That said, the value of 
specialist advice has never been more crucial 

for anyone making plans around their finances.

This month, our rural team have delivered 
and excellent market wrap on their sector, 
identifying what influences drive their property 
prices and sales activity in their specialist areas.

You would be hard placed to find a more 
accessible and informative collection of 
regional-market information, covering a 
substantial range of Australia’s primary 
production property 
performance across both 
industry and location.

Please enjoy the September 
edition of Month In Review.

Gary Brinkworth 
CEO
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for land holders with farms on both sides of the 
border. 

In the horticultural sector, the availability of 
water and associated costs remains ever present 
in investors’ minds. Since January, temporary 
allocation water prices have fallen by a very 
welcome 74 per cent, however industry sources 
feel that the long term outlook for permanent 
entitlement markets remains strong, but short term 
factors including the emergence of any economic 
ramifications due to COVID-19, along with ongoing 
regulatory uncertainty, remain the major concerns. 
The positive seasonal conditions and forecasts 
in the Murray Darling Basin and improved water 
storage capacity are likely to see the temporary 
water market remain around current levels in the 
short term which is money in the bank for irrigators 
who rely on leased water.

While we haven’t to date seen any reduction in 
local buyer appetite, sales volumes are expected 
to stay low for the next few months as our rural 
industries wait to see what the medium-term 
outlook will be.

Significant sales of note which have recently 
settled include a table grape property in the 
Euston area comprising 82 hectares developed 
to predominantly Crimson Seedless grapes 
and a large dryland cropping holding north-
east of Mildura in New South Wales which has 
approximately 3,600 hectares of arable cropping 
land. Each of these sales show rates per hectare 
above pre-COVID-19 levels.

Shane Noonan /Graeme Whyte

We now have a situation where both seasons and 
commodity prices are mostly at an above average 
point, however there are a number of other 
influences which could currently cause buyers to 
hesitate. While Australian agriculture appears to be 
weathering the COVID-19 period, the main concern 
is how quickly the global and national economies 
will recover from the pandemic. In other words, will 
our usual domestic and export markets operate at 
the same level as before?

The decision by China to conduct an investigation 
into whether Australia has been dumping wine 
into China is an example of this. China buys over 
35 per cent of Australian wine and is our biggest 
single market. On the surface, we can see that 
the fundamentals for wine produced in our region 
remain okay, but there is now a possibility that the 
Chinese market could be disrupted.

Similarly, there is uncertainty about what border 
closures and travel restrictions more generally 
will mean. Will this affect the ability to obtain 
seasonal workers and contractors? The success 
of all our rural industries is tied to the ability to 
move shearers, contract harvesters, fruit pickers 
etc. around and between states. Any long term 
continuation of restrictions may have some 
detrimental impact on sale activity and value 
levels. A recent example includes a Wimmera 
region (Victoria) farming family’s purchase of a 
significant cropping and grazing holding just over 
the border in South Australia, which has now hit 
a major hurdle in that the purchaser is refused 
entry into South Australia and is now unable to 
access their new property. This scenario is very 
familiar in most border communities, particularly 

hectare ex-structures and water and slightly 
softer water values at $2,000 per megalitre for 
Macalister high reliability water in comparison 
to peaks of $2,800 per megalitre resulting from 
extended drought conditions towards the end 
of 2019. Other recent sales evidence continuing 
to display this improving trend include the 
two recent sales of grazing country suitable 
for vegetable production at Boisdale which 
both sold at auction for in excess of $30,000 
per hectare improved, noting that one of the 
buyers was a dairy operator outbidding a local 
vegetable grower. The decreasing input costs of 
hay and grain, improved seasonal conditions and 
relatively strong milk prices this season have led 
to significantly improved confidence in the local 
dairy sector. Circa 70 per cent of dairy operators 
in this region are expecting a profitable and above 
five year average return this season in addition 
to improved production according to Dairy 
Australia’s latest report. All evidence suggests 
that the COVID-19 pandemic is having little to no 
impact on the majority of rural markets, although 
drought and bushfire have softened the farm cash 
flow and demand for some grazing properties in 
this area.

Angus Shaw 
Valuer

Mildura
Confidence around future financial returns is 
what traditionally influences most rural property 
markets. When buyers are confident that 
commodity prices, export markets and forthcoming 
favourable season outlooks align, they tend to 
spend up.

While Australian agriculture appears to be weathering the COVID-19 period, the main concern is how 
quickly the global and national economies will recover from the pandemic. 
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Wyuna Source: Queensland Country Life 

An off-market transaction in the Goondiwindi 
district also shows strong value growth. The 
broadacre farming property, Manus, recently 
changed hands for approximately $10 million or 
$3,960 per hectare. This sets a new benchmark 
value for Brigalow and Belah dryland farming 
country in the area. 

Manus Source: HTW 

The market appears to be favouring sellers at 
the moment, however there is an emergence of 
increased listings in some areas, in particular the 
Maranoa region. This may stymie current levels of 
value growth until this supply is absorbed. 

Bradley Neill
Director

Darling Downs
Winter rainfall across areas of the Darling Downs, 
Maranoa and far western Queensland regions has 
provided confidence for a good winter crop and 
strong herd numbers leading into the summer 
months. In 2018 and 2019, severe drought saw 
cattle and sheep numbers drop and, in many areas, 
no winter crops planted. 2020 has provided far 
better farming conditions and with that has come 
strong appetites for rural property. 

The market is being driven by private farming 
families seeking additional areas for scale and 
interstate cattle and sheep producers looking 
to diversify into western Queensland as country 
is considered cheap in comparison. With the 
unseasonally large bodies of feed on the ground 
at present, sellers are able to present their 
properties to market in conditions not seen for a 
number of years. 

Sale prices continue to exceed pre-sale 
expectations with numerous transactions showing 
significant price premiums over district averages. 
An example is the sale of an approximately 22,000 
hectare holding in the Adavale Quilpie district. 
While the full property details are confidential at 
this time, the recent transaction shows a 19 per 
cent increase in value over a 14-month period. It is 
highlighted that no improvements were undertaken 
to the property during this time. 

The aggregation of Wyuna and Neverfail in the Eulo 
district west of Cunnamulla recently sold for $2.42 
million ($76 per hectare), which represents a 120 
per cent increase in value over the previous sale in 
2015. Significant fencing, water and internal road 
improvements had been made to the property. 

Echuca/Deniliquin
A good autumn break with most of the area 
receiving around 100 millimetres of rain throughout 
this period, plus good follow up winter rainfall have 
instilled a high degree of confidence in the area for 
a well above average season in regard to crop and 
fodder production.

There is some degree of uncertainty about the 
outlook for commodity prices in the short term.

The overall result of this confidence in the seasonal 
outlook in the area has translated to a rising market.

A batch of well-developed irrigation properties in 
the Finley district of south-west New South Wales 
sold in the December 2018 to February 2019 period 
for $4,570 to $5,065 per hectare.

A batch of similar type properties in regard to 
location, development and soil types has just sold in 
the vicinity of $5,435 to $6175 per hectare.

Essentially, these sales are showing a $1,000 per 
hectare rise throughout this period, noting the rise 
has essentially occurred during 2020 with COVID-19 
appearing to have little impact at this stage.

The rising market is a feature of most of south-
west New South Wales and northern Victoria, with 
agents reporting strong enquiry in the region.

The bounce back after a dry 2018 and 2019 with 
low water allocations and a high price of temporary 
water restricting summer cropping programs is 
quite remarkable.

The general outlook for the area is for rural values 
to continue to rise, albeit that the uncertainty 
around key commodity prices may start to 
influence decision-making in the near future. 

John Henderson 
Director

Sale prices continue to exceed pre-sale expectations with numerous 
transactions showing significant price premiums over district averages. 
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in the cycle. Prices have gradually improved over 
the past few years, however have eased again in 
recent months, possibly due to lower demand due 
to COVID-19.

We have compiled a number of graphs to illustrate 
recent trends in banana prices in the Brisbane and 
Melbourne markets. Prices seem to follow a similar 
trend, however higher prices are generally achieved 
in the Melbourne markets.

Figure 1 shows wholesale Brisbane market price 
ranges and monthly average prices received per 
carton across all varieties, as well as prices for 
the main varieties of Cavendish and Lady Finger. 
It reinforces the seasonality of prices received 
for each variety, as well as the consistent price 
premium received for Lady Finger bananas 
compared to Cavendish. Refer Figure 1.

Figure 2 shows corresponding market price ranges 
and monthly average prices received per carton in 
the Melbourne market. It indicates that although 
there is a high degree of price correlation between 
the two markets, the Melbourne market commands 
higher average prices. These differences also 

Before Source: Beaudesert Times 

After Source: Qld Country Life 

Janine Rockliff 
Director

Cairns
Bananas 
The resurgence of the banana farm market 
continues in the Cassowary Coast Regional Council 
area. Approximately 12 sales or 20 per cent of 
total rural sales over 20 hectares since 1 July 2019 
comprise sales purchased for conversion to banana 
production or of going concern banana farms. 
This is in contrast to less than 10 per cent of total 
rural sales in 2016 and 2017 when the Panama TR4 
banana disease threat was at its peak and market 
prices for banana fruit were at a very low point 

Gold Coast
An iconic property in the Scenic Rim was taken 
to auction by receivers at the end of July and 
once again broke a record in the region. Known 
as Wirraway, the 565.7 hectare grazing property 
was once improved with a fully renovated, high 
quality, Queenslander and also boasted the 
largest private swimming pool in the southern 
hemisphere. The property was listed for sale at 
$20 million in 2014, however was gutted by fire in 
2016 whilst still being marketed. Danny Bukowski 
from C1 Realty reported very good interest in the 
lead up to the auction this year with 65 enquiries, 
26 inspections and 13 registered bidders. The final 
price was knocked down to $8.05 million with 
strong bidding between an adjoining land owner 
and a couple from western Queensland. The sale 
analyses to a gross rate of $14,230 per hectare. 
It is reported that the purchaser also owns the 
adjoining 777.92 hectares which they purchased 
from the Queensland government for a total of 
$15.6 million ($20,053 per hectare), bringing 
their total spend to $23.65 million or $17,602 per 
hectare gross.

The property is located within close proximity 
of a number of other large holdings that have 
transacted in the past three years, including 
The Gorge Farm for $6.15 million (864.85 
hectares) or $7,111 per hectare and Broadlands 
for $19.4 million (1,344.8 hectares) or $14,426 
per hectare. The comparative rate per hectare 
for larger land holdings in the region has been 
improving with purchasers seeking these 
larger holdings and sales have crept up on a 
rate per hectare with little discount applied for 
economies of scale.


