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INTRODUCTION

The value of land underpins farming 
businesses and rural communities. 
Understanding farmland values is 
important to everyone in agribusiness, 
especially Australia’s farmers.
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Average annual 
growth in farmland 
value over 20 years
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Taking a long-term view of the 
performance of australian farmland values 
is appropriate given the cyclical and often 
volatile weather and market conditions 
that characterise farming in australia. The 
relevance of this view is further supported 
when considering the approach to farming 
by australian farmers as a long-term 
career, often with the livelihood of the next 
generation in mind as well.

Farmland prices are a function of many 
variables including, but not limited to: 
rainfall, location, agricultural industry, 
productivity, land quality, sentiment, 
interest rates, commodity prices and 
the performance of the wider economy. 
To isolate the reason for a particular 
movement in the median price for a region 
is complex. Therefore, the focus of this 
report is to describe regional and state 
trends more so than the drivers behind the 
observed trends. 

median prices are only a guide to market 
activity. This report is not intended for use 
as a valuation tool. a qualified professional 
is required to assess the value of a 
property.

Farmland performance  
(average annual median price growth)

2015 5.3%

5 years 2.2%

10 years 3.2%

20 years 5.8%

This analysis tracks the median price of 
commercial farmland in dollars per  
hectare by eliminating, where possible, 
metropolitan and small block sales, 
as well as sales where one party has 
compulsory powers. The australian 
Farmland Values 2015 report provides 
analysis at state and regional levels and 
is based on data compiled since 1995. 

The report is based on actual farm 
sales using data collected by the official 
government agency in each state and 
territory, which is then compiled by aPm 
PriceFinder.

The analysis draws on more than 
220,000 transactions, accounting for 
264 million hectares of land with a 
combined value of $124 billion.

The report uses medians to provide 
a measure of the mid-point of 
farmland prices. The national 
median farmland price 
increased by 5.3% 
in 2015. This follows 
a 6.8% increase in 
2014 and a 2.2% 
decrease in 2013.

The performance 
of farmland prices in 
different states was 
mixed in 2015. The 
median farmland price 
increased in Tasmania 
(+12.8%), Queensland 
(+3.3%), New south 
Wales (+10.2%) and Western australia 
(+10.6%), but fell in Victoria (-2.3%), 
south australia (-1.9%) and the Northern 
Territory (-6.4%) compared to the 
previous year.

In all states, the median price has 
trended higher over the past decade with 
average annual growth exceeding 3% in 
most states. as inflation has run at 2.8% 
over the same period, this indicates real 
growth in farmland values. although the 
median price has remained high over the 
past decade, the number of transactions* 
has trended lower.

For many farmers a 10-year investment 
horizon is short. extend the investment 
horizon to 20 years and the farmland 
value growth picture becomes better 
still, with the median price in most states 
recording average annual growth above 
5.5% (refer map). 

*Farmland sales volume is reported as the number of ‘transactions’.  as farms can be sold as single or multiple lots, 
determining the number of sales can be difficult, particularly in cases where one farm is sold in multiple lots to multiple 
buyers.  accordingly, the number of transactions should not be interpreted as the number of farms sold and should only 
be used as a guide to market activity.
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The median value of New south Wales 
farmland increased by 10.2% in 2015 
following a 7.2% increase in 2014.

There have been three distinct periods of 
growth over the past 20 years:

•   The median price grew at an average of 
8.9% per year between 1995 and 2005. 

•   A period of steady growth followed 
between 2006 and 2013, averaging 2% 
per year. 

•   The past two years have seen average 
annual growth increase to 8.7%.

The number of farmland transactions per 
year has been trending lower since a peak  
of 5,687 in 2003, although it has increased 
in the past few years. In 2015, there were  
an estimated 3,825 transactions.

The area of farmland traded in 2015 was 
approximately 1.8 million hectares, which  
is equivalent to 3.7% of farmland in New 
south Wales.

The total value of farmland traded in 2015 
was approximately $2.92 billion.

The south east region of the state 
performed best in 2015 with a 14% increase 
in the median price compared to 2014.  
This area covers the southern Highlands 
down to the south east Coast of New south 
Wales. Other top performing regions in 2015 
were the Central region (+5%) and southern 
region (+11%), which covers the Riverina 
and murray sub-regions. The Western and 
Northern regions recorded negative growth 
in 2015 of -7% and -2%, respectively (refer 
charts on next page).

Farmland values are based on all farmland 
(including improvements), not just arable land.
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Farmland performance  
(average annual growth)

2015 10.2%

5 years 2.2%

10 years 3.3%

20 years 6.1%
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NsW | ReGIONal PeRFORmaNCe FaRmlaND sales By mUNICIPalITy – NsW

municipality region
median $/ha est. # of 

transactions  
2015**2015* 3 year avg

Albury southern  4,515 2

Armidale Dumaresq northern 4,942 4,024 29

ballina northern 6,695 12,414 9

balranald western  112 2

bathurst central 2,930 3,779 51

bega valley south east 6,150 5,449 51

bellingen northern 6,178 6,699 17

berrigan southern 3,075 2,640 25

bland southern 1,463 1,307 42

blayney central 4,539 4,738 23

bogan central 401 372 21

bombala south east 2,416 1,865 28

boorowa south east 3,212 2,695 29

bourke western 60 73 6

brewarrina western 157 127 11

broken hill western   0

byron northern 15,041 14,934 7

cabonne central 4,578 4,094 66

carrathool southern 978 890 31

central Darling western  81 1

cessnock central 15,095 11,972 30

clarence valley northern 4,377 4,383 134

cobar western 78 74 11

coffs harbour northern 6,783 8,023 14

conargo southern 2,493 2,055 32

coolamon southern 2,545 2,563 15

cooma-Monaro south east 1,799 1,745 64

coonamble central 1,282 1,200 30

cootamundra southern 3,770 4,152 6

corowa southern 3,583 3,181 20

cowra central 4,719 4,457 55

Deniliquin southern  2,379 2

Dubbo central 1,322 1,716 15

Dungog central 7,945 6,527 46

eurobodalla south east 6,723 8,849 16

forbes central 2,310 2,282 57

Gilgandra central 1,756 1,498 40

Glen innes severn northern 2,534 2,747 45

Gloucester shire council central 4,346 3,513 25

Goulburn Mulwaree south east 7,710 6,602 114

Median farmland price – NSW
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municipality region
median $/ha est. # of 

transactions  
2015**2015* 3 year avg

Great lakes central 8,176 7,389 74

Greater hume southern 4,216 4,282 54

Greater taree central 7,371 6,445 92

Griffith southern 2,200 2,438 18

Gundagai southern 3,038 2,869 22

Gunnedah northern 4,125 3,692 40

Guyra northern 3,334 3,501 28

Gwydir northern 1,882 1,794 68

harden southern 4,545 4,228 21

hay southern 501 605 15

inverell northern 2,213 1,671 66

Jerilderie southern 1,983 1,868 15

Junee southern 3,759 3,570 24

Kempsey northern 4,540 4,537 68

Kyogle northern 4,213 4,764 98

lachlan central 877 864 48

leeton southern 3,066 2,425 15

lismore northern 7,961 9,707 49

lithgow central 6,429 5,617 57

liverpool plains northern 3,752 4,158 32

lockhart southern 3,325 3,043 27

Maitland central 14,841 14,115 10

Mid-western central 2,663 2,694 121

Moree plains northern 3,171 2,814 35

Murray southern 1,901 1,850 25

Murrumbidgee southern 2,227 1,915 9

Muswellbrook central 7,305 8,821 21

nambucca northern 8,423 6,232 24

narrabri northern 1,967 2,182 56

narrandera southern 1,779 1,579 29

narromine central 1,855 1,707 24

oberon central 6,053 5,081 49

orange central 13,886 11,726 7

palerang south east 4,940 4,927 86

parkes central 1,345 1,400 41

port Macquarie-hastings northern 7,634 6,307 62

richmond valley northern 3,940 4,029 85

wakool southern 1,625 1,349 23

shoalhaven south east 16,073 14,476 29

singleton central 5,329 7,391 63

snowy river south east 2,270 2,143 34

municipality region
median $/ha est. # of 

transactions  
2015**2015* 3 year avg

tamworth northern 4,561 3,199 105

temora southern 2,964 2,690 24

tenterfield northern 1,814 2,001 79

tumbarumba southern 2,593 3,680 23

tumut southern 2,977 2,886 18

tweed northern 12,169 11,788 25

upper hunter central 2,572 2,681 60

upper lachlan south east 3,381 3,161 126

uralla northern 2,331 2,037 25

urana southern 2,984 2,579 9

wagga wagga southern 4,067 3,617 61

walcha northern 3,028 3,274 46

walgett northern 1,159 1,069 19

warren central 1,266 1,210 26

warrumbungle central 1,593 1,517 81

weddin central 2,580 2,342 23

wellington central 2,833 2,565 37

wentworth western  124 0

Yass valley south east 5,055 5,512 33

Young southern 4,070 3,711 16

 central 3,082 2,913 1293

 northern 3,705 3,582 1265

 western 79 84 34

 southern 2,681 2,519 623

 south east 4,660 3,977 610

*Use price information with a small volume of transactions with caution. The median price 
for municipalities with less than five sales in 2015 is not reported.

**Refer ‘about the research’ page

of all the states, the median farmland price in new south wales has demonstrated 
the most consistent growth over the past 20 years. land values are influenced by 
the level of multi-industry opportunity which adds competition to the market place, 
therefore aiding positive growth in the median price. climate and commodity prices 
are also factors in determining whether a property is placed on the market and how 
much it sells for. land values in new south wales were resilient even during the 
challenging seasons experienced in the mid 2000s.

John Ellwood, Regional Manager Agribusiness, Rural Bank, New South Wales/Queensland.
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sTaTe PeRFORmaNCe

The median price of south australian  
farmland decreased by 1.9% in 2015.  
This follows an increase of 5.2% in 2014.

There have been three distinct periods of 
growth in the median farmland price:

•   Values grew steadily between 1995  
and 2002, with average annual growth  
of 4.5%.

•   Rapid annual growth of 13.7% occurred 
between 2003 and 2008. 

•   Since 2008 the median price has been 
stagnant with annual growth of 0.2%.

The number of farmland transactions increased 
by 5.1% in 2015. The number of transactions 
has increased in the last two years from a low 
of 555 in 2013 to 678 in 2015.

a rise in the number of transactions drove an 
increase in the total area of farmland traded, 
up to 210,000 hectares. This is the largest 
area traded since 2003 and represents 
approximately 1.7% of improved farmland in 
south australia.

The total value of farmland traded in south 
australia reached a new high of $414 million 
in 2015.

Improvement in median values was  
strongest on the eyre Peninsula (+24.4%), 
followed by the adelaide region and Fleurieu 
Peninsula (+8.5%). median values on the 
yorke Peninsula, in the mid North and the 
south east declined in 2015 (refer charts on 
next page). Nevertheless, the long-term trend 
across the state has been one of growth. 

Farmland values are based on all farmland 
(including improvements), not just arable land.  
Due to the structure of land ownership and a 
lack of data, the arid areas of south australia 
are not covered in this report.
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sa | ReGIONal PeRFORmaNCe
FaRmlaND sales  
By mUNICIPalITy – sa

municipality region
median $/ha est. # of 

transactions  
2015**2015* 3 year avg

Adelaide hills Adelaide and fleurieu peninsula 20,945    19,432 14

Alexandrina Adelaide and fleurieu peninsula 11,504    12,088 42

barossa Adelaide and fleurieu peninsula 13,296    14,890 13

barunga west Yorke peninsula and Mid north 3,954      4,441 7

berri barmera south east      1,948 0

ceduna eyre peninsula 298         265 5

clare and Gilbert valleys Yorke peninsula and Mid north 9,628      8,689 10

cleve eyre peninsula 985         880 6

coorong south east 1,712      1,598 35

copper coast Yorke peninsula and Mid north 2,947      3,749 8

elliston eyre peninsula         887 3

flinders ranges Yorke peninsula and Mid north 743         419 5

franklin harbour eyre peninsula 640         494 6

Goyder Yorke peninsula and Mid north 2,109      2,032 23

Grant south east 7,325      7,655 19

Kangaroo island Adelaide and fleurieu peninsula 2,483      2,150 19

Karoonda east Murray south east 547         542 8

Kimba eyre peninsula 735         779 19

Kingston south east 3,185      2,836 7

light Yorke peninsula and Mid north 8,663      9,701 16

lower eyre peninsula eyre peninsula 2,743      3,349 14

loxton waikerie south east 591         601 23

Mallala Yorke peninsula and Mid north 10,004      8,439 14

Mid Murray south east 1,264      1,210 56

Mount barker Adelaide and fleurieu peninsula 18,214    18,260 16

Mount remarkable Yorke peninsula and Mid north 1,869      1,950 20

Murray bridge south east 1,547      1,498 19

naracoorte south east 4,134      4,366 42

northern Areas Yorke peninsula and Mid north 2,725      3,325 23

onkaparinga Adelaide and fleurieu peninsula    13,865 4

orroroo carrieton Yorke peninsula and Mid north         818 4

peterborough Yorke peninsula and Mid north         546 1

port pirie Yorke peninsula and Mid north 2,939      3,334 13

renmark paringa south east 1,003      1,420 9

robe south east      4,720 4

southern Mallee south east 1,166         985 15

streaky bay eyre peninsula 240         311 6

tatiara south east 2,238      2,447 40

tumby bay eyre peninsula 2,445      2,383 12

victor harbor Adelaide and fleurieu peninsula 17,586    12,246 5

wakefield Yorke peninsula and Mid north 2,160      3,158 20

wattle range south east 5,454      5,446 24

wudinna eyre peninsula         823 3

Yankalilla Adelaide and fleurieu peninsula 11,230    10,189 13

Yorke peninsula Yorke peninsula and Mid north 4,721      4,667 13

Adelaide and fleurieu peninsula 12,061    11,828 126

south east 2,164      2,083 301

eyre peninsula 886         841 74

Yorke peninsula and Mid north 3,521      3,836 177

*Use price information with a small volume of transactions 
with caution. The median price for municipalities with less 

than five sales in 2015 is not reported.

**Refer ‘about the research’ page
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with the value of farmland linked to its productive capacity, it is no surprise that 
farmland values have been increasing over the same time period where significant 
gains have been made in yields. new cropping techniques and machinery have 
led to increased yields in the cropping districts, particularly the Mid north, Yorke 
peninsula and lower eyre peninsula. bluegum investment schemes in the south 
east during the early 2000s saw prices spike and people less willing to sell land 
below prices received at that time. values have been stagnant in the past few years 
and farmers have been reducing debt at the same time.

Tom Kennedy, Agribusiness Relationship Manager, Rural Bank, South Australia.
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Median farmland price – TAS
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The median price of farmland in Tasmania 
increased by 12.8% in 2015 after falling by 
10.8% in 2014. 

Over the last 20 years, farmland values have 
increased by an average of 5.8% per year. 
There have been three distinct periods of 
growth over this time:

•   Steady annual growth of 1.6% occurred 
from 1995 to 2004. 

•   Between 2005 and 2009, average annual 
growth was 21.6%. 

•   Average annual growth has slowed to 2.9% 
since 2009. 

The number of farmland transactions declined 
by 11% in 2015 after two years of increased 
transactions. The number of transactions has 
been trending lower since 2008.

The area of farmland traded in 2015 was 
almost 30,000 hectares, which represents 
approximately 1.7% of Tasmanian farmland. 
This is the lowest area of farmland traded 
over the last 20 years.

a lift in the value of farmland in 2015 offset 
the lower number of transactions to increase 
total value of farmland traded by 15% to 
$214 million.

Northern Tasmania (+33%) was the best 
performing region in 2015, closely followed 
by the south (+25%). Despite a 1% decline 
in the median price in 2015, the North West 
remains the highest valued region (refer 
charts on next page). a higher proportion 
of higher-priced sales can result in a higher 
median and vice-versa.

Farmland values are based on all farmland 
(including improvements), not just arable land.
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Farmland performance  
(average annual growth)

2015 12.8%

5 years 2.3%

10 years 5.4%

20 years 5.8%

KI
4.2%

FI
4.9%

nW
6.0%

s
6.3%

n
7.9%

KI King Island      FI Flinders Island          nW North West         n North  s south

sTaTe PeRFORmaNCe

tasmania

Average 
annual 
growth 
over 20 
years

Tasmania
5.8%



Tas | ReGIONal PeRFORmaNCe FaRmlaND sales By mUNICIPalITy – Tas

municipality region
median $/ha est. # of 

transactions  
2015**2015* 3 year avg

break o'Day northern 3,278 1

brighton south 8,505 0

burnie north west 10,082 4

central coast north west 11,275 12,879 14

central highlands south 1,770 4

circular head north west 12,491 11,035 28

clarence south 10,193 2

Derwent valley south 6,559 2

Devonport north west 20,491 18,551 6

Dorset northern 7,026 6,437 8

flinders island islands 2,459 4

George town northern 6,088 3

Glamorgan-spring bay south 1,885 3

huon valley south 8,043 9,576 9

Kentish north west 15,988 12,575 5

King island islands 4,341 4,385 22

Kingborough south 13,651 10,656 5

latrobe north west 12,130 11,493 9

launceston northern 8,642 7,004 6

Meander valley north west 10,316 9,884 24

northern Midlands northern 11,263 9,787 14

sorell south 6,023 3

southern Midlands south 3,315 2,969 9

tasman south 7,050 3

waratah-wynyard north west 11,401 13,482 14

west tamar northern 8,474 10,157 14

northern 9,005 7,876 46

north west 11,737 11,487 104

south 4,882 4,543 40

Median farmland price – TAS
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there is a lot of confidence in agriculture in tasmania, with the state building 
a reputation for food safety and clean, green production systems. buyers are 
looking for land in higher rainfall areas and, with continued development of 
irrigation schemes, there are opportunities for farmers to take advantage of 
different crops and farming systems. there is also growing interest in stone fruit 
and viticulture, which is well suited to the cooler climate. commodity prices are 
generally in a good position albeit some headwinds are being experienced in the 
dairy industry at the moment. this underlying strength in returns is yet to be fully 
reflected in property values. forestry investment schemes were a major factor in 
land values increasing between 2004 and 2009. the demise of those schemes 
has opened the door for land to return to agricultural production. there have been 
a few sales of significant size in the last 12 months. it will be interesting to see 
how these affect perceptions in the market.

David Robertson, Agribusiness Relationship Manager, Rural Bank, Tasmania.

*Use price information with a small volume of transactions with caution. The median price 
for municipalities with less than five sales in 2015 is not reported.

**Refer ‘about the research’ page
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The median price of Queensland farmland 
increased by 3.3% in 2015 compared to a 
5.0% increase in 2014. This follows a few 
years of stagnant growth between 2009  
and 2013.

average annual growth over the past 20  
years has been 5.7%.

There have been four distinct periods of 
growth since 1995:

•   Negative growth in median values of -5.0% 
per year occurred between 1995 and 2000.

•   A period of strong positive growth followed 
between 2001 and 2008, averaging 18.7% 
per year. 

•   2009 to 2013 saw a period of negative 
growth, averaging -1.8%. 

•   In the last two years, growth has returned  
to a positive trend, averaging 4.2%.

The number of transactions per year has 
been trending lower over the past decade, 
from a peak of 3,327 in 2003, although it has 
stabilised in the last few years. There were an 
estimated 1,744 transactions in 2015.

The area of farmland traded in 2015 was 
5.5 million hectares, which is equivalent 
to approximately 4.7% of farmland in 
Queensland.

The total value of farmland traded in 
Queensland in 2015 was approximately  
$1.9 billion.

The West Queensland region performed best 
in 2015 with a 14.7% increase in the median 
price compared to 2014. This region has had 
three consecutive positive growth years. North 
Queensland achieved 10.1% growth and east 
Queensland 0.6% (refer charts on next page).

Farmland values are based on all farmland 
(including improvements), not just arable land.
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Farmland performance  
(average annual growth)

2015 3.3%

5 years -0.4%

10 years 4.2%

20 years 5.7%

Average 
annual 
growth 
over 20 
years

Queensland

5.7%
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municipality region
median $/ha est. # of 

transactions  
2015**2015* 3 year avg

balonne west 409 418 11

banana east 2,177 2,223 54

barcaldine west 257 274 10

barcoo west  45 2

blackall tambo west 393 372 7

boulia west  58 2

bulloo west  36 0

bundaberg east 3,218 3,443 55

burdekin north 5,957 6,812 24

burke west  81 1

cairns north 6,506 6,751 14

carpentaria west  89 0

cassowary coast north 7,996 6,612 41

central highlands east 1,450 1,512 43

charters towers north 2,850 2,328 26

cherbourg east   0

cloncurry west  75 2

cook north 1,545 2,010 13

croydon north 40 28 5

Diamantina west   0

etheridge north  92 3

flinders west 232 185 7

fraser coast east 5,560 4,286 27

Gladstone east 1,719 2,767 60

Goondiwindi east 1,437 1,220 57

Gympie east 6,306 5,858 95

hinchinbrook north 5,891 7,550 19

hope vale north   0

isaac east 1,980 1,578 18

lockhart river north  6,832 0

lockyer valley east 8,377 6,632 46

longreach west  131 3

Mackay north 7,074 7,116 67

Maranoa west 701 999 53

Mckinlay west  236 1

Moreton bay east 14,562 13,438 21

Mount isa west  32 1

Murweh west 246 167 6

north burnett east 2,481 2,481 95

Median farmland price – QLD
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Queensland land values over the last 20 years have been influenced by a number 
of key factors. commodity price, in particular the price for beef, determines the 
profitability and confidence levels of many of the state’s farmers. technology 
advancement over the 20-year period under analysis has undoubtedly improved 
land values, making marginal country more profitable and introducing new industries 
to areas which have traditionally been single industry farms. non-agricultural 
industries such as mining have had an impact on land values in certain areas of 
the state, both through acquisition of land and the introduction of a new workforce 
within rural communities who are also looking to own and run small farming 
operations. sales volume remains low compared to the levels of the 1990s however 
land values have shown resilience.

John Ellwood, Regional Manager Agribusiness, Rural Bank, Queensland/New South Wales.
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municipality region
median $/ha est. # of 

transactions  
2015**2015* 3 year avg

paroo west 58 57 10

Quilpie west  53 2

richmond west  229 4

rockhampton east 2,386 3,396 53

scenic rim east 8,282 8,935 73

somerset east 8,664 6,713 48

south burnett east 4,100 4,112 91

southern Downs east 3,751 4,093 92

sunshine coast east 11,745 11,314 29

tablelands north 7,710 6,668 75

toowoomba east 5,472 5,167 192

torres north   0

townsville north 8,393 6,738 12

western Downs east 2,000 1,967 151

whitsunday north 4,184 3,786 21

winton west  151 2

wujal north   0

north 6,618 6,294 320

east 3,728 3,643 1300

west 372 327 124

*Use price information with a small volume of transactions with caution. The median price 
for municipalities with less than five sales in 2015 is not reported.

**Refer ‘about the research’ page
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In 2015, the median price of Victorian 
farmland decreased by 2.3%. This comes 
after three consecutive years of positive 
growth.

There have been four distinct periods  
since 1995 in the median farmland price  
in Victoria:

•   Values grew at an average of 2.4% per  
year between 1995 and 2001.

•   A period of strong positive growth followed 
between 2002 and 2007, averaging 12.8% 
per year. 

•   2008 to 2011 saw a period of negative 
growth, averaging -2.9%. 

•   Between 2012 and 2015, average annual 
growth has been 5.7%.

The number of transactions per year since 
1995 can be grouped into three periods. 
1995 to 1999 was a flat period, averaging 
1,500 per year. 2000 to 2008 was a high 
activity period averaging 2,340 transactions 
per year. The current period from 2009 
to 2015 was variable from year-to-year, 
averaging 1,810.

The area of farmland traded in 2015 was 
309,000 hectares, which is equivalent to 
approximately 3% of farmland in Victoria.

The total value of farmland traded in Victoria 
in 2015 was approximately $1.3 billion.

The south West region of the state 
performed best in 2015 with a 1.5% increase 
in median price compared to 2014. The region 
has also experienced an increasing trend in 
the number of transactions since 2013. In 
other regions of the state performance was 
mixed; Northern Victoria (+0.4%), Gippsland 
(-3.1%) and North West Victoria (-4.2%) – 
refer charts on next page.

Farmland values are based on all farmland 
(including improvements), not just arable land.
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Farmland performance  
(average annual growth)

2015 -2.3%

5 years 3.9%

10 years 2.9%

20 years 5.0%

nW
6.8%

sW
5.6%

n
5.2%

G
4.9%

nW North West          n Northern          sW south West          G Gippsland

Average 
annual 
growth 
over 20 
years

Victoria
5.0%



VIC | ReGIONal PeRFORmaNCe

municipality region
median $/ha est. # of 

transactions  
2015**2015* 3 year avg

Alpine northern 6,607 6,839 18

Ararat south west 4,942 4,268 37

ballarat south west 7,241 4

bass coast Gippsland 10,826 11,432 15

baw Gippsland 14,650 13,230 50

benalla northern 5,797 5,528 47

bendigo northern 4,416 4,127 42

buloke north west 1,393 1,414 74

campaspe northern 4,694 4,352 111

cardinia Gippsland 18,017 18,273 23

central Goldfields south west 1,800 2,562 11

colac - otway south west 9,035 7,619 50

corangamite south west 8,613 7,643 72

east Gippsland Gippsland 3,621 4,089 77

Gannawarra northern 1,976 2,091 64

Glenelg south west 4,424 4,701 57

Golden plains south west 6,477 5,621 32

hepburn south west 7,399 7,843 24

hindmarsh north west 2,242 2,058 50

horsham north west 3,000 2,807 37

indigo northern 6,393 6,289 45

la trobe Gippsland 8,754 8,142 19

loddon northern 2,286 2,054 96

Macedon ranges south west 4,462 5,931 12

Mansfield northern 7,529 7,595 34

Mildura north west 963 997 49

Mitchell northern 3,709 4,673 27

Moira northern 5,217 4,905 109

Moorabool south west 8,384 8,050 27

Mount Alexander northern 6,379 5,632 16

Moyne south west 6,407 7,377 88

Murindindi northern 6,911 6,042 42

northern Grampians south west 2,305 2,362 68

pyrenees south west 3,073 3,908 50

shepparton northern 5,718 5,426 77

south Gippsland Gippsland 11,884 11,245 99

south Grampians south west 4,092 3,997 70

strathbogie northern 4,543 4,632 74

surf coast south west 9,621 7,808 7

swan hill north west 1,469 1,393 22

towong northern 2,791 4,299 32

wangaratta northern 5,269 5,273 51

wellington Gippsland 7,647 8,403 97

west wimmera south west 2,474 2,260 59

wodonga northern 10,201 2

Yarriambiack north west 2,253 2,100 43

south west 4,950 4,853 649

Gippsland 9,138 9,325 379

northern 4,766 4,704 901

north west 1,669 1,648 281

Median farmland price – VIC

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

6,000

5,000

3,000

1,000

2,000

4,000

0

Estimated number of farmland 
transactions per year – VIC

3,000

0

500

1,000

1,500

2,000

2,500

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

6,000

5,000

4,000

3,000

2,000

1,000

0

Northern

1,200

1,000

800

600

400

200

0

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

6,000

5,000

4,000

3,000

2,000

1,000

0

South West

900

500

600

700

800

400

300

200

100

0

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

2,000

1,500

1,000

500

0

North West

300

250

200

150

100

50

0

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

10,000

8,000

6,000

4,000

2,000

0

Gippsland

700

500

600

400

300

200

100

0

M
ed

ia
n 

pr
ic

e 
($

/h
a)

Annual median farmland price growth – VIC

1
9

9
6

1
9

9
7

1
9

9
8

1
9

9
9

2
0

0
0

2
0

0
1

2
0

0
2

2
0

0
3

2
0

0
4

2
0

0
5

2
0

0
6

2
0

0
7

2
0

0
8

2
0

0
9

2
0

1
0

2
0

1
1

2
0

1
2

2
0

1
3

2
0

1
4

2
0

1
5

0

-15%

-10%

-5%

10%

5%

15%

20%

25%

30%

Number of transactions (RHS)Median price $/ha (LHS) Number of transactions (RHS)Median price $/ha (LHS) Number of transactions (RHS)Median price $/ha (LHS) Number of transactions (RHS)Median price $/ha (LHS)

Median farmland price – VIC

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

6,000

5,000

3,000

1,000

2,000

4,000

0

Estimated number of farmland 
transactions per year – VIC

3,000

0

500

1,000

1,500

2,000

2,500

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

6,000

5,000

4,000

3,000

2,000

1,000

0

Northern

1,200

1,000

800

600

400

200

0

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

6,000

5,000

4,000

3,000

2,000

1,000

0

South West

900

500

600

700

800

400

300

200

100

0

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

2,000

1,500

1,000

500

0

North West

300

250

200

150

100

50

0

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

10,000

8,000

6,000

4,000

2,000

0

Gippsland

700

500

600

400

300

200

100

0

M
ed

ia
n 

pr
ic

e 
($

/h
a)

Annual median farmland price growth – VIC

1
9

9
6

1
9

9
7

1
9

9
8

1
9

9
9

2
0

0
0

2
0

0
1

2
0

0
2

2
0

0
3

2
0

0
4

2
0

0
5

2
0

0
6

2
0

0
7

2
0

0
8

2
0

0
9

2
0

1
0

2
0

1
1

2
0

1
2

2
0

1
3

2
0

1
4

2
0

1
5

0

-15%

-10%

-5%

10%

5%

15%

20%

25%

30%

Number of transactions (RHS)Median price $/ha (LHS) Number of transactions (RHS)Median price $/ha (LHS) Number of transactions (RHS)Median price $/ha (LHS) Number of transactions (RHS)Median price $/ha (LHS)

Median farmland price – VIC

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

6,000

5,000

3,000

1,000

2,000

4,000

0

Estimated number of farmland 
transactions per year – VIC

3,000

0

500

1,000

1,500

2,000

2,500

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

6,000

5,000

4,000

3,000

2,000

1,000

0

Northern

1,200

1,000

800

600

400

200

0

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

6,000

5,000

4,000

3,000

2,000

1,000

0

South West

900

500

600

700

800

400

300

200

100

0

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

2,000

1,500

1,000

500

0

North West

300

250

200

150

100

50

0

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

10,000

8,000

6,000

4,000

2,000

0

Gippsland

700

500

600

400

300

200

100

0

M
ed

ia
n 

pr
ic

e 
($

/h
a)

Annual median farmland price growth – VIC

1
9

9
6

1
9

9
7

1
9

9
8

1
9

9
9

2
0

0
0

2
0

0
1

2
0

0
2

2
0

0
3

2
0

0
4

2
0

0
5

2
0

0
6

2
0

0
7

2
0

0
8

2
0

0
9

2
0

1
0

2
0

1
1

2
0

1
2

2
0

1
3

2
0

1
4

2
0

1
5

0

-15%

-10%

-5%

10%

5%

15%

20%

25%

30%

Number of transactions (RHS)Median price $/ha (LHS) Number of transactions (RHS)Median price $/ha (LHS) Number of transactions (RHS)Median price $/ha (LHS) Number of transactions (RHS)Median price $/ha (LHS)

Median farmland price – VIC

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

6,000

5,000

3,000

1,000

2,000

4,000

0

Estimated number of farmland 
transactions per year – VIC

3,000

0

500

1,000

1,500

2,000

2,500

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

6,000

5,000

4,000

3,000

2,000

1,000

0

Northern

1,200

1,000

800

600

400

200

0

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

6,000

5,000

4,000

3,000

2,000

1,000

0

South West

900

500

600

700

800

400

300

200

100

0

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

2,000

1,500

1,000

500

0

North West

300

250

200

150

100

50

0

1
9

9
5

1
9

9
7

1
9

9
9

2
0

0
1

2
0

0
3

2
0

0
5

2
0

0
7

2
0

0
9

2
0

1
1

2
0

1
3

2
0

1
5

10,000

8,000

6,000

4,000

2,000

0

Gippsland

700

500

600

400

300

200

100

0

M
ed

ia
n 

pr
ic

e 
($

/h
a)

Annual median farmland price growth – VIC

1
9

9
6

1
9

9
7

1
9

9
8

1
9

9
9

2
0

0
0

2
0

0
1

2
0

0
2

2
0

0
3

2
0

0
4

2
0

0
5

2
0

0
6

2
0

0
7

2
0

0
8

2
0

0
9

2
0

1
0

2
0

1
1

2
0

1
2

2
0

1
3

2
0

1
4

2
0

1
5

0

-15%

-10%

-5%

10%

5%

15%

20%

25%

30%

Number of transactions (RHS)Median price $/ha (LHS) Number of transactions (RHS)Median price $/ha (LHS) Number of transactions (RHS)Median price $/ha (LHS) Number of transactions (RHS)Median price $/ha (LHS)

FaRmlaND sales  
By mUNICIPalITy – VIC

victorian farmland has followed a positive growth trend since 1995. farmland 
values continue to be resilient despite being subject to a range of factors, such as 
widespread drought, commodity prices and other external influences. At a local level, 
different factors came into play such as managed investment schemes in the south 
west, government intervention around water in irrigation areas, multiple industries 
competing for land in high rainfall zones and extreme localised weather events. 
overall, farmland in victoria has proved to be a solid investment achieving average 
annual growth of 5% since 1995.

Greg Kuchel, Regional Manager Agribusiness, Rural Bank and Rural Finance, Victoria.

*Use price information with a small volume of transactions 
with caution. The median price for municipalities with less 

than five sales in 2015 is not reported.

**Refer ‘about the research’ page
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In 2015, the median price of Western 
australian farmland increased by 10.6% 
compared to 2014. 

There have been three distinct periods  
of growth since 1995:

•   1995 to 2005 saw average annual  
growth of 12.3%.

•   Negative annual growth followed from 
2006 to 2010, averaging -5%.

•   2011 to 2015 saw a return to positive 
growth, averaging 5.7% per year.

The number of transactions between  
1995 and 2007 was reasonably consistent, 
averaging 1,062 per year. The number of 
transactions then declined to a low of 603  
in 2011. since then, the number has risen to 
an average of 737 between 2012 and 2015.

The area of farmland traded in 2015 
was 437,000 hectares, representing 
approximately 2.7% of the state’s improved 
farmland.

The total value of farmland traded in  
Western australia in 2015 was approximately 
$670 million.

The south Coast region experienced the 
largest fluctuation in median price in 2015, 
increasing by 24%. Volatility in the median 
is in part due to fewer transactions in recent 
years, which can make the median more 
sensitive to the mix of land traded. a higher 
proportion of higher-priced sales can result in 
a higher median and vice-versa. Other regions 
experienced mixed growth in 2015; Northern 
14.7%, Central 6.9%, south West 4.1%, and 
eastern -2.3% (refer charts on next page).  

Farmland values are based on all farmland 
(including improvements), not just arable land. 
Due to the structure of land ownership and 
a lack of data the rangeland regions are not 
covered in this report.

w
a

Farmland performance  
(average annual growth)

2015 10.6%

5 years 5.7%

10 years 0.2%

20 years 6.1%
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municipality region
median $/ha est. # of 

transactions  
2015**2015* 3 year avg

Albany south coast                  5,736          6,043 21

beverley central                  3,620          3,134 24

boddington south west           3,941 4

boyup brook central                  2,415          3,013 26

bridgetown-Greenbushes south coast                  4,091          4,814 12

brookton central                  3,217          3,056 15

broomehill-tambellup central                  2,473          2,500 7

bruce rock central                     769             904 6

busselton south west               10,224       10,542 17

capel south west               13,330       10,987 6

carnamah northern           1,221 4

chapman valley northern           2,002 4

collie south west           7,466 0

coorow northern                     601             901 10

corrigin central                  1,354          1,290 11

cranbrook central                  1,924          1,503 12

cuballing central                  3,632          3,306 7

cunderdin central                  2,101          1,869 13

Dalwallinu northern                     507             571 8

Dandaragan northern                  1,752          1,108 16

Dardanup south west        14,693 2

Denmark south coast           8,718 4

Donnybrook-balingup south west                  8,058          7,090 12

Dowerin central           1,875 3

Dumbleyung central                  1,518          1,543 11

esperance south coast                  2,044          1,580 24

Gnowangerup south coast                  1,481          1,745 8

Goomalling central                  2,043          2,178 5

Greater Geraldton northern                     940          1,155 6

harvey south west                  9,543          9,511 14

irwin northern                  1,436          1,305 5

Jerramungup south coast                  1,534          1,622 13

Katanning central                  2,343          2,350 9

Kellerberrin central                     977          1,094 7

Kent south coast                     964          1,186 12

Kojonup central                  2,286          2,589 16

Kondinin eastern                     807             711 15

Koorda eastern                     514             605 9

Kulin eastern                     746             880 12

lake Grace eastern                     945             861 14

Manjimup south coast                  6,901          7,371 23

Merredin eastern                     861             712 16

Mingenew northern           1,412 0

Moora northern                  1,974          2,655 5
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FaRmlaND sales  
By mUNICIPalITy – Wa 

*Use price information with a small volume of transactions 
with caution. The median price for municipalities with less 

than five sales in 2015 is not reported.

**Refer ‘about the research’ page
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municipality region
median $/ha est. # of 

transactions  
2015**2015* 3 year avg

Morawa northern              448 3

Mount Marshall eastern                     403             462 16

Mukinbudin eastern                     395             469 9

Murray south west               10,046       10,993 11

nannup south coast           7,150 3

narembeen eastern                     544             635 23

narrogin central                  2,863          2,451 6

northam central                  3,748          3,742 6

northampton northern                  1,351          1,563 7

nungarin eastern              628 4

perenjori northern                     833             597 8

pingelly central                  3,058          3,313 10

plantagenet south coast                  3,871          3,368 35

Quairading central                  1,555          1,529 10

ravensthorpe south coast                  1,231          1,105 29

tammin central           1,165 3

three springs northern                  1,926          1,685 6

toodyay central           3,050 2

trayning central                     939             721 5

victoria plains central                  3,065          3,102 14

wagin central           3,726 2

wandering central           2,261 2

waroona south west       13,023 4

west Arthur central                  1,389          1,611 5

westonia eastern              689 2

wickepin central           1,794 3

williams central                  3,525          3,226 7

wongan-ballidu central                  1,168          1,545 5

woodanilling central           2,284 3

wyalkatchem central                     959             988 10

Yilgarn eastern                     326             396 6

York central                  4,843          4,028 7

northern                  1,381          1,252 82

eastern                     595             637 126

south coast                  2,597          2,578 184

south west               10,230          9,773 70

central                  2,371          2,270 272
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the median price of western Australian farmland has followed an upward trend since 
1995. Many factors contribute to the movement of land values including drought 
in 2010, the global financial crisis, commodity prices and consecutive favourable 
seasons. At a local level, succession planning, managed investment schemes, 
lifestyle properties and non-traditional farming sales impact the value of farmland. 
the positive growth of 2015 shows a good level of confidence across the state.

Garry Harvey, Agribusiness Relationship Manager, Rural Bank, Western Australia.
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Farmland in the Northern Territory falls into 
two distinct categories; small holdings in the 
Top end between Darwin and Katherine, and 
large cattle stations. There are more sales 
in the Top end and the value on a dollar-per-
hectare basis is significantly different to the 
cattle regions. The Territory median declined 
in 2015 due to a higher number of cattle 
station sales, which placed the median in the 
lower end of the Top end sales.  

Values of cattle stations have displayed the 
following growth trends over the past 20 years:

•   Values were stable between 1996 and 
2001 with average annual growth of 0.2%. 

•   Average annual growth between 2003  
and 2010 was very high at 43.9%.

•   The cattle regions have since had four 
consecutive years of growth.

The median size of properties traded in the 
cattle regions was 2,069km2 in 2015. Over 
the past 20 years, an average of eight cattle 
station transactions have occurred per year.  

The region between Katherine and Darwin, 
mainly comprising horticulture properties, has 
seen two main growth periods in the past 20 
years. Between 1995 and 2004, land values 
grew by a relatively steady average of 1.6% 
per year. From 2005, average annual growth 
in land values has been more rapid at 13.6%. 
The number of properties traded has fallen 
from a high of 70 in 2007 to 25 in 2015, 
which is the lowest number since 1998. 

Farmland values are based on all farmland 
(including improvements and sometimes 
stock), not just arable land.

*Index numbers simplify the study of disparate data, in this case, the median price of Top end 
and cattle region farmland. The index base value is set at 100 for the year 2000, and the 

performance of farmland prices in other years are shown relative to the base value. For example, 
if 2005 has a value of 137, then land values were 37% higher in 2005 than in 2000.sTaTe PeRFORmaNCe

Farmland performance  
(average annual growth)

2015 -6.4%

5 years -1.4%

10 years 10.3%

20 years 6.0%

te
8.0%

BR
11.8%

te Top end       BR Beef Regions   

northern
territorY
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Average 
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growth 
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aBOUT THe ReseaRCH

The australian Farmland Values 2015 
report is based on actual farm sales using 
data collected by the official government 
agency in each state and territory, which is 
then compiled by aPm PriceFinder.

This report is a guide to the market value 
trends of commercial farming property. 
To that end, where possible, transactions 
between family members or where one 
party has compulsory powers are excluded 
from the analysis. Further, small farms are 
also excluded to limit the impact of ‘lifestyle 
farming’ on the results. 

as property settlement periods vary, 
some 2015 sales will not be captured in 
this report at the time of publication. The 
median price for the most recent year is a 
preliminary one and will be revised at least 
annually.

The prices used in this report are based on 
the total sale price and therefore include 
the value of capital improvements. Growth 
in values may reflect an element of capital 
improvement on properties. similarly, 
if water entitlements are attached to a 
land title and sold with the property the 
value of the water will be included in the 
sale price. If water entitlements are sold 
separately from the land, this value will not 
be captured in the sale price.

median prices are only a guide to market 
activity. Compared with an average, the 
median is not as readily distorted by 
unusually high or low prices. even so, in 
areas where there have been very few 
sales, the results should be viewed with 
caution as the year-on-year change in 
median price may not be indicative of an 
actual change in farmland value. a higher 
proportion of lower-priced sales can result 
in a lower median and vice-versa.

Farmland sales volume is reported as the 
estimated number of transactions. Farms 
are sold as single or multiple lots, which 
obscures the view of the number of farms 
sold, particularly in cases where one farm 
is sold as multiple lots to multiple buyers. 
accordingly, the ‘number of transactions’ 
should not be interpreted as the number  
of farms sold and should only be used as  
a guide to market activity.

This report is not intended for use as a 
farm valuation tool. a qualified professional 
is required to assess the value of a 
property.

about ag answers
ag answers is a specialist insights 
division of Rural Bank and Rural Finance. 
Recognising that good information is the 
key to making good business decisions, 
ag answers provides research and 
analysis into commodities, farmland values, 
farm business performance and topical 
agricultural issues to enable farmers to 
make informed decisions.

about Rural Bank and 
Rural Finance
Rural Bank has been a wholly-owned 
subsidiary of Bendigo and adelaide 
Bank limited since 2010 and is the only 
australian-owned and operated dedicated 
agribusiness bank in the country. From  
1 July 2014, Victorian agribusiness lender, 
Rural Finance joined Rural Bank as a 
division of Bendigo and adelaide Bank 
limited. as a specialist rural lender, Rural 
Finance has been fostering the sustainable 
economic growth of rural and regional 
Victoria for 70 years. 

Together, Rural Bank and Rural Finance 
are supporting farmers and farming 
communities by providing them with 
specialist financial tools, industry  
insights and investment into the future  
of the australian agribusiness sector.

The future for  
agriculture is bright
We provide exceptional financial services, 
knowledge and leadership for australian 
farmers to grow.



For report enquiries: 

aG answers
P 1300 796 101 
e  ag.answers@ruralfinance.com.au

For banking enquiries: 

rural BanK 
P 1300 660 115 
w ruralbank.com.au 

rural finance 
P 1300 796 101 
w ruralfinance.com.au

elders  
P 1300 618 367 
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