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and trends for property markets across Australia.
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Welcome to the September edition of Month In Review
While extraordinary results continue for many population centres, there are signs we’re heading toward more market stability as we approach the end of 2021.
Market analyst’s data shows home values across the nation have risen around 20 per cent over the past 12 months. Yet while yearly numbers were strong,
monthly gains have begun to slow.
It’s a tangible signal that property markets are beginning to stabilise
This aligns very much with what our teams are reporting on the ground where steadier price growth is being noted in several regions. Listings numbers are rising
in some centres, so buyers have a little more choice than they did six months ago. In addition, recent moves by APRA to increase serviceability buffers by 0.5
percent could be a shot across the bow of runaway real estate prices.
COMMERCIAL
CEO

Of course, there are still many factors at play that can influence future value movements.
For example, tight rental vacancy rates and rising rents are attracting more investors to the market. This is all in the shadow of shutdowns ending and a political
will for international borders to reopen, and vaccination rates surpassing national-plan targets in a growing number of states too.
Having up-to-the-minute information from professionals who work on the real estate frontline is key during this time… and this is where our teams thrive.
In the rural section of this month’s report, our teams deliver an outstanding market wrap. They’ve also discussed entry-level opportunities in
primary production markets throughout the nation. A ready guide for those keen to take their first steps into the rural sector.
Please enjoy the rural section from our September edition of Month In Review.

Gary Brinkworth
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Rural

September 2021

The rural teams have again stepped up with a
comprehensive description about the performance
of their various markets.

Going forward we foresee a
shift in entry level operators
looking further north and west.

In addition, they’ve provided a rundown on
entry-level property in their specialty areas
and industries. What are the opportunities on
offer for those wishing to break into the primary
production sector?

with a six-stand shearing shed, machinery shed,
cattle yards, sheep yards and 200 tonnes of grain
storage. After nearly 60 bids the property was sold
under the hammer for $6.24 million or just shy of
$6160 per acre.

Southern NSW

The second example of an entry level holding to
recently transact in this area is the 274.18 hectare
property Kurrajong, located 20 kilometres west of
Yerong Creek (60 kilometres south-west of Wagga
Wagga). A gently undulating mixed farming holding,
the property had red and brown loam soils typical
for the area with a two-stand shearing shed, sheep
yards, hay shed and small storage shed. Selling
agents Nutrient Harcourts conducted an auction
with bidding culminating in a total sale price of
$3.61 million, or just over $5300 per acre.

The rural property market in Southern New South
Wales has started the spring selling season strongly
with online auctions now becoming an acceptable
way of transacting properties during COVID.
Two recent examples have demonstrated the high
level of demand for what formerly would have been
considered entry level properties in the dryland
mixed farming area centred around Wagga Wagga.
Riverina Livestock Agents recently offered the
property Old Moorlands, located approximately six
kilometres east of Coolamon (35 kilometres northwest of Wagga Wagga) through the Auctions Now
online bidding platform. The 410-hectare mixed
farming property was a mostly arable holding

Historically, properties of similar size and location
used to present an opportunity for younger or
first-time farming operators to enter the market,
however as land values have increased this is
becoming increasingly difficult given the amount

of equity required to secure finance for both
the acquisition and ongoing working capital.
The market is now mostly comprised of existing
operators looking to expand, often for the next
generation, by leveraging off increased equity
levels and favourable income returns given back-toback above average seasons in 2020/21 and strong
commodity prices. Going forward we foresee a
shift in entry level operators looking further north
and west where larger mixed farming properties
can still be secured at price levels that are still
affordable provided the seasons and commodity
prices continue to be favourable.
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Andrew Garnsey
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Mildura
The recent announcement that AWARE Super
intends to sell its large-scale irrigated farming
portfolio in Northern Victoria is expected to
return a substantial profit to fund members.
These properties were purchased around 15
years ago at a time when returns and values
were depressed and have been transformed into
a much more productive and viable enterprise.
The original investor was VicSuper, which then
merged with First State and WA Super in 2020 to
form AWARE Super.

RURAL

Overview

Our office has often commented on how this
original transaction is a great example of how
a superannuation fund with patient capital can
accumulate and revitalise tired rural assets. Timing
is of course always important, and history will
likely show that the members of the super fund
have profited handsomely from what was a risky
purchase of several run-down farms in the early
2000s. The portfolio covers around 9000 hectares
located between Swan Hill and Kerang, with around
3600 hectares developed for irrigation and used to
Southern NSW

Source: Herron Todd White

Southern NSW
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grow crops including tomatoes, cereals and in some
years cotton. There are also areas set aside for
conservation.
With the market for cropping land currently
heated, the decision to sell now also looks like
good timing. Demand for cropping land in general
remains white hot, with sale prices in recent
months continuing to exceed expectations, often
by more than 20 per cent. Most sales have involved
smaller parcels which have been snapped up by
local farmers, many of whom are suffering from
a fear of missing out. Low interest rates are also
fuelling these decisions.
A sign of the greater logistical difficulties being
experienced by local citrus exporters is the
amount of packed product sitting in coolrooms,
waiting for erratic shipping slots. Growers are also
having to slow down their harvests in an effort to
reduce the bottleneck. In a double whammy, the
cost of shipping has increased dramatically in the
past 12 months. Returns in 2021 will be lower as a
result.

For entrants looking for high rainfall grazing
properties in relatively good proximity to Sydney,
an example is the 61 hectare Duddawarra at 40
Clarke Simpson Road, Little Hartley which sold for
$2.2 million in May 2021. The property is located
ten kilometres south-west of Little Hartley and
135 kilometres from the Sydney CBD. It comprises
mostly open grazing country with river frontage,
is improved with a dwelling, stables, shedding
and yards and has annual rainfall of 800 to 850
millimetres. Our analysis excluding buildings
shows $30,234 per hectare for its predominantly
open small farm grazing land in reasonable
proximity to Sydney.
The equine focused Ant Hill at 909 Jenolan Caves
Road, Hampton, located 37 kilometres north-east of
Oberon and 37 kilometres north-west of Katoomba,
sold for $4.01 million in November 2020. The
314-hectare property is improved with a dwelling
and extensive equine facilities. With moderately
to steeper undulating land situated on an elevated
plateau, it is partly arable with approximately 134

Graeme Whyte
Director

Central Tablelands
The rural market continues to show a high level of
activity.
In the New South Wales Tablelands market, there
are relatively diverse production and property type
entry-level opportunities being offered for sale,
mostly at price points ranging between $1.5 million
and $4 million.
Tandarra & North Woodlands

Source: keady.com.au

hectares of open arable country and 180 hectares
of more sloping non-arable country. Our analysis
excluding buildings shows $10,554 per hectare,
further broken down to show $14,000 per hectare
for open arable country and $8,000 per hectare for
open to moderately timbered more sloping areas.
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For moderate rainfall cropping and improved
grazing properties, useful examples are:
◗ Tandarra & North Woodlands, Tallarook Road,
Cowra selling for $2.07 million in February
2021. A 231-hectare gently undulating cropping
property located 17 kilometres west of Cowra, it is
considered to be 100 per cent arable and cropped
annually with canola, wheat and barley. Analysis
excluding the shed located on the property shows
a rate of $8,935 per hectare for the dryland
cultivation country in an appealing 625 millimetre
district;

RURAL

With the market for cropping land currently heated,
the decision to sell now also looks like good timing.

◗ A more grazing-focused mixed farming type
property suiting a new entrant would be
Rockcliffe, 1106 Scenic Road, Monteagle, located
11 kilometres north of Young. This 186-hectare
property sold in March 2021 for $3.2 million
and is improved with a well renovated double
brick homestead along with shedding and
yards. It is considered 90 per cent arable and is
predominantly developed with clover and fescue
based pastures. Our analysis excluding buildings
shows $14,518 per hectare for its mostly arable
pasture improved mixed farming country.
For buyers seeking to enter the prestige property
market there has been a good volume of such
properties for sale recently, though the price
point increases somewhat. A good example is
the 190-hectare Rosyth, 1549 The Escort Way,
Borenore which sold in April 2021 for $5.1 million.
It is located 15 kilometres west of Orange and is
extensively improved with a substantial renovated
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double brick Federation dwelling and a new
contemporary style second residence, along
with shedding and yards. Our analysis excluding
buildings indicates $20,222 per hectare overall,
further broken down to show $21,000 per hectare
for open arable country with scattered shade
timber and $14,000 per hectare for the open nonarable grazing land.
Craig Johnston
Director

Central Western QLD
The rural property market in Central Western
Queensland has been quite active in recent months.
Market values have been well above previous
records and demand is still strong for well grassed
properties.

Perth metropolitan region, yield estimates are high
in many areas.
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Most areas currently have few or no properties on
the market. It will be interesting to see what impact
a very good season will have on prices come selling
season at the end of the year. After two years of
good price growth in dry and average seasons, a
wet season may see even further capital growth.
One area which has seen some activity throughout
the year is the western end of the Shire of
Coorow in and around Eganu. In what has been a
historically low value and entry level district due to
the pale deep sands and shallow yellow sands that
characterise the area, there has been an increase
in demand.

The forthcoming auctions of Leebrook and Merino
Downs (in mid-October and early November) in the
Aramac district will test the depth of the market
further, as both properties are of a similar size with
comparable country types.
Chris Dyer
Property Valuer

Wheatbelt/Mid-West
The sentiment in the wheatbelt and mid-west
regions is extremely positive in what is so far
shaping up to be a very good season. After a July
which only recorded three days without rain in the

RURAL

There have been six recent sale contracts in the
region, including two in the Muttaburra area, three
in the Longreach area and one at Barcaldine.
Market activity at this level is unusual but given
the massive increase in land values around most
of Australia, the Central West region is seen to be
offering better value for money, with buyers from
a large cross section of Queensland, New South
Wales and South Australia showing interest.
Canola crop

Source: Herron Todd White

The area receives good annual rainfall and through
soil amelioration works, operators are converting
cheap grazing land into productive cropping
country. Early estimates of canola yields in this
area range from two to three tonnes per hectare
which far exceed previous season averages for the
district.
Luke Russell
Rural 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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