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About Rural Bank
Rural Bank is a division of Bendigo and Adelaide Bank Limited
and provides exceptional ﬁnancial services, knowledge and
leadership for Australian farmers to grow.

About the research
The Australian Farmland Values 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 PriceFinder.
The Australian Farmland Values report is a guide to market
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 2019 sales will not
be captured in this report at the time of publication. The median
price for the most recent year is preliminary and will be revised
at least annually.
The values used in this report are based on the total sale price
and therefore include the value of capital improvements. The
value of water entitlements attached to a land title and therefore
sold with the property will be reﬂected in the sale price of the
land. If water entitlements are sold separately from the land, this
value will not be captured in the sale price.
Median prices in the report are only a guide to market activity.
They are not a valuation. Median is used rather than mean as the
median is not as readily distorted by unusually high or low prices.
However, the median does have limitations. The mix of property
sold in a given year can cause the median price to move up or
down in a way that is unrelated to a move in value. For example,
a higher proportion of lower-value sales can result in a lower
median and vice-versa. In areas where there have been very few
sales, this effect can be especially pronounced and so in these
cases the median should be used with caution and may not be
indicative of an actual change in farmland value.
In order to track median price per hectare growth over a range of
time periods the report uses compound annual growth rate (CAGR).
Compound annual growth rate is a geometric mean that accounts
for compound growth, providing a more accurate measure of an
investments return compared to a simple arithmetic mean.
Farmland sales volume is reported as the number of transactions.
Farms can be 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.
For PriceFinder terms and conditions visit:
www.priceﬁnder.com.au/terms-conditions/

Understanding the value
of farmland is important to
everyone in agribusiness,
especially Australia’s farmers.
The Australian Farmland
Values report tells the story
of national and regional
farmland performance over
the past 25 years.
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Foreword
Farmers are also holding on to their land, with year-on-year
transaction volumes falling by 13.2 per cent. What is driving this?
Are lower sales volumes driving up price, or are farmers simply
optimistic about the future?

Agriculture is volatile, or so the mythology goes. You only hear
about agriculture when it’s booming or facing another challenge
or crisis.
Rural Bank’s Australian Farmland Values 2020 report turns
this myth on its head, particularly when you consider our world
is grappling with the COVID-19 pandemic, a challenge with
the potential to deliver the greatest uncertainty or unknown
economic impact since World War II.

There is certainly no shortage of buyers, happy to invest.
Corporates have continued to strongly enter the market,
particularly in New South Wales and Queensland.
As much of the eastern half of Australia emerges from dry
conditions and drought, will land continue to be held on to for
longer, and what are the implications for traditional farming
businesses?

Is agriculture immune or conditioned? History would tell you it is.
When you remove the noise, agriculture is stable, consistent and
an under-recognised source of economic growth. If you know
what you are doing and are prepared to see through short-term
vagaries and variations, there are rewards to be harvested.

These are all important questions, requiring discussion.
As always, Rural Bank is looking to contribute evidence and
insight to this conversation, advocating for the agricultural
industry.

On average, Australian farmland has delivered compound annual
growth of 7.5 per cent over 20 years.

In these unprecedented times, the evidence suggests that if you
look to agriculture and farmland, it continues to perform well over
the long-term – whatever the circumstances.

It’s a remarkable result and it highlights that investing in farmland
over the long-term will deliver, through good times and bad.
We also know that farmland value is only one measure. It certainly
does not automatically translate to proﬁtability, or growth.

Alexandra Gartmann
CEO, Rural Bank

It’s the base asset for Australia’s farming businesses, with
unique characteristics, strengths and weaknesses. But in every
case, every parcel of land requires smart, capable farmers to
turn a proﬁt.
Land with consistent access to water has continued to
perform far better than land without. Climate risk and
reliable rainfall continues to drive investment.
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Executive Summary
Farmland values have been resilient following several years
of challenging seasonal conditions. We expect growth in the
value of Australian farmland to continue over the long-term
as ongoing improvements in Australian agricultural productivity
and proﬁtability fuel strong demand for agricultural assets.
While factors such as strong commodity prices, a low interest
rate environment and tight supply of land support strong
demand for farmland in the short-term, this will be tempered
by disruptions to global economies. We expect farmland
values to continue to grow but at a reduced rate compared
to the growth seen in the past six years.
Across Australia the number of transactions declined
13.2 per cent year-on-year to 7,164. This marks the lowest
transaction volume for the analysed period (1995–2019).
The number of transactions equates to a total of 6.5 million
hectares of land with a combined value of $8.7 billion.
Farmland values hold particular signiﬁcance when examined
at a localised level. In 2020 Rural Bank has researched
trends in 29 regions across the country. The Australian
Farmland Values 2020 report draws on more than 262,000
transactions, accounting for 303.9 million hectares of land
with a combined value of $159 billion over 25 years.
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Map shows median price movement in 2019.
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Cattle Regions – historic performance
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The median price of farmland in the
Northern Territory declined by 53.9
per cent in 2019. This followed an
increase of 135.5 per cent in 2018.
The movement in the Northern Territory
median price is largely a factor of the
mix of properties sold between the two
distinct categories of land types and
the low number of transactions, more
so than a change in the market.
In 2019, cattle regions accounted
for 33 per cent of transactions in the
Northern Territory, up from 17 per cent
in 2018. Transactions in this region
have a much lower dollar per hectare
value than the Top End region, so a
greater proportion of transactions
in this region contributes to a lower
median for the Northern Territory.
Cattle regions of the Northern Territory
recorded a 48.7 per cent decline in
median price per hectare. This followed
two consecutive years of strong
growth. There was a 25 per cent
increase in the number of transactions
in 2019. There were larger lower
value properties traded in 2019 which
contributed to the lower median price
per hectare.
The median price per hectare of
farmland in the Top End region declined
by 37.8 per cent in 2019. This followed
a 60.2 per cent increase in 2018. There
was 48.7 per cent fewer transactions in
the region in 2019.

Top End – historic performance
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Farmland values are based on the total sale price
of all farmland (including improvements, stock,
plant and equipment), not just arable land.
*Indexed numbers simplify the study of disparate
data, in this case the median price of Top End and
Cattle Region farmland. The index base 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 per cent
higher in 2005 than in 2000.

For banking enquiries
Rural Bank products are available through
Elders and Bendigo Bank branches.
To ﬁnd out more about Rural Bank’s range
of specialist farm ﬁnance products and
services contact your local Rural Bank
Agribusiness Relationship Manager, call
1300 660 115 or visit ruralbank.com.au

Subscribe
For report enquiries
For more detailed and in depth
insights or customised reports email:
insights@ruralbank.com.au

Visit ruralbank.com.au/subscribe
to receive future research and analysis
to support you in making informed
business decisions on your farm.

