# FARM LAND LEASE AGREEMENT
## Victoria, Australia

**Important note:** This is a general template and needs to be reviewed and finalised by an Australian solicitor before signing. We recommend a formal written lease, with legal review, clear allocation of responsibilities, property condition reporting, payment terms, and dispute resolution provisions. 

This Farm Land Lease Agreement is made on **[Date]**

Parties
Lessor / Landowner
Name: [Full legal name]  
ABN/ACN (if applicable): [insert]  
Address for notices: [insert]  
Email: [insert]  
Phone: [insert]

Lessee / Tenant
Name: [Full legal name]  
ABN/ACN (if applicable): [insert]  
Address for notices: [insert]  
Email: [insert]  
Phone: [insert]

The Lessor and the Lessee are together referred to as the Parties.




1. Background
A. The Lessor is the owner or lawful occupier of the Land.  
B. The Lessee wishes to lease the Land for agricultural purposes.  
C. The Parties intend this Agreement to record the terms on which the Lessee may use and occupy the Land for farming operations.  
D. In Victoria, properly drafted farming and agricultural leases can fall outside the Retail Leases Act 2003 where the premises are used wholly or predominantly for relevant farming activities for commercial gain, so the permitted use should be drafted carefully. 

2. Definitions

In this Agreement:
· Agreement means this Farm Land Lease Agreement and any schedules or annexures.
· Commencement Date means [insert date].
· Expiry Date means [insert date], unless this Agreement ends earlier under its terms.
· Land means the land described in Schedule 1, including the improvements, fixtures, water infrastructure, fencing, laneways, access tracks and any included plant or equipment listed in Schedule 2.
· Permitted Use means the agricultural use described in clause 5.
· Rent means the lease fee payable under clause 7.
· Term means the period stated in clause 4.
· Improvements means all fixed improvements on the Land, including fences, gates, troughs, dams, irrigation infrastructure, sheds, yards and other structures, to the extent included in this Agreement.

 3. Grant of lease
The Lessor leases the Land to the Lessee, and the Lessee accepts the lease, for the Term on the terms of this Agreement.





4. Term

4.1 The lease commences on the Commencement Date and continues until the Expiry Date. 
4.2 The Term is:  
· Commencement Date: [insert]  
· Expiry Date: [insert]  
· Total term: [insert years / months]

4.3 Any option to renew must be exercised strictly in accordance with Schedule 3.

4.4 If the Lessee remains in occupation after the Expiry Date with the Lessor’s written consent and no new lease is executed, the tenancy will continue as a periodic tenancy on the same terms as far as applicable, terminable by [insert notice period], unless the Parties agree otherwise in writing.

5. Permitted use
5.1 The Lessee may use the Land only for the following purpose:  
[insert specific agricultural, pastoral, horticultural, dairy, grazing, cropping, mixed farming, livestock or other farming operation details].
5.2 The Lessee must not:
· use the Land for any unlawful purpose;
· materially change the farming operation without the Lessor’s prior written consent;
· overstock, overgraze, or use the Land in a manner likely to cause avoidable degradation;
· remove soil, gravel, water or native vegetation except as permitted by law and this Agreement;
· conduct agritourism, accommodation, events, retail sales, intensive animal operations, extractive activities, or any non-farming business unless expressly approved in writing.

5.3 The Parties acknowledge that careful drafting of permitted use is important in Victoria to determine whether a farming lease is excluded from the Retail Leases Act 2003. [web:6]

6. Condition of land and entry report
6.1 Before the Commencement Date, the Parties must jointly inspect the Land and complete a written Entry Condition Report with photographs recording the condition of:
· boundary and internal fencing;
· gates and grids;
· laneways and access tracks;
· paddocks and pasture condition;
· water points, dams, bores, troughs and pumps;
· irrigation infrastructure;
· sheds, yards and handling facilities;
· weed burden, erosion areas and any known hazards. 
6.2 The Entry Condition Report signed by both Parties is annexed as Schedule 4.
6.3 At the end of the Term, the Parties must conduct a joint exit inspection and compare the condition of the Land against the Entry Condition Report, allowing for fair wear and tear and seasonal conditions. 
7. Rent and payment
7.1 The Lessee must pay Rent to the Lessor in the amount of:  
 [insert amount] plus GST if applicable or, if applicable, as calculated under Schedule 5.
7.2 The Parties may choose one of the following rent methods:
· fixed cash rent;
· rent linked to hectares or carrying capacity;
· rent calculated as a percentage of land value;
· rent based on an agreed budget methodology;
· share of crop, yield or revenue under a share lease model. 
7.3 Rent is payable:
· [monthly / quarterly / half-yearly / annually];
· in advance / arrears;
· by electronic funds transfer to the account nominated by the Lessor.

7.4 If Rent is not paid within [insert] days after the due date, the Lessor may charge default interest at [insert]% per annum on overdue amounts, calculated daily.




7.5 The Parties may include a review mechanism:
· fixed annual increase;
· CPI review;
· market review;
· review triggered by major changes in seasonal, water, or commodity conditions. 

8. Outgoings and operating costs
8.1 Unless otherwise stated in Schedule 6:
· the Lessor pays council rates, land tax assessed on ownership, and insurance for fixed improvements retained by the Lessor; and
· the Lessee pays all operating and business costs associated with the farming enterprise, including labour, fuel, fodder, seed, fertiliser, chemicals, livestock costs, machinery, utilities used by the Lessee, and day-to-day repairs arising from use. 
8.2 Water charges, irrigation charges, electricity and other utilities are payable as set out in Schedule 6.
8.3 Any statutory charges or compliance costs arising solely from the Lessee’s use or business are payable by the Lessee.

9. Maintenance and repairs
9.1 The Lessor must maintain the structural integrity of major fixed improvements included in the lease, except to the extent damage is caused or contributed to by the Lessee.
9.2 The Lessee must:
· keep the Land neat, safe and managed to a standard consistent with good rural practice;
· maintain fences, gates, troughs, pumps, laneways and other included improvements in good working order, except for capital replacement unless otherwise stated;
· promptly notify the Lessor of breakdown, damage, biosecurity risk, contamination, fire, flood, storm loss, or serious defect;
· not commit or permit waste, nuisance, or avoidable land degradation. 




9.3 Capital improvements, replacements, and new infrastructure must not be undertaken without prior written agreement on:
· who will pay;
· ownership during and after the Term;
· maintenance responsibility; and
· whether the Lessee will receive compensation at the end of the Term.

10. Farming standards, land care and compliance

10.1 The Lessee must manage the Land in accordance with good farm management practice.
10.2 The Lessee must comply with all applicable laws, permits, codes and lawful directions relating to:
· workplace health and safety;
· animal welfare;
· biosecurity;
· chemical storage and use;
· environmental protection;
· native vegetation;
· water use and licensing;
· fire prevention and emergency management.

10.3 The Lessee must take reasonable steps to control weeds, pests and vermin to the standard required by law and good rural practice.
10.4 The Lessee must not contaminate the Land and must promptly remediate any contamination caused by the Lessee, its workers, contractors or invitees.
10.5 The Lessee must not clear native vegetation, interfere with waterways, or carry out earthworks or major drainage works without all required approvals and the Lessor’s prior written consent.





11. Stock, crops and husbandry

11.1 The Lessee may keep only the livestock types and stocking rates reasonably sustainable for the Land, having regard to seasonal conditions.
11.2 The Lessee may sow and harvest crops consistent with the Permitted Use and sound agronomic practice.
11.3 The Lessee is responsible for all decisions concerning crop rotations, stocking, inputs, husbandry, and enterprise management unless this is a share-farming or more collaborative arrangement expressly recorded in Schedule 7.
11.4 Any minimum pasture cover, residue retention, stubble management or rotational obligations must be set out in Schedule 7.

12. Water and irrigation
12.1 Water rights, licences, delivery shares, irrigation assets, dams, bores and pumping infrastructure included in the lease are listed in Schedule 2.
12.2 The Lessee may use water only:
· for the Permitted Use;
· within legal entitlements and licence conditions; and
· in a manner that avoids waste and damage.

12.3 The Agreement must specify who is responsible for:
· water allocation purchases;
· delivery and usage charges;
· pump power costs;
· maintenance and repair of irrigation works;
· replacement of failed irrigation infrastructure.

13. Access and rights reserved
13.1 The Lessor may enter the Land on reasonable notice, except in emergencies, to:
· inspect the Land and improvements;
· carry out repairs or compliance works;
· show the Land to prospective purchasers, mortgagees or incoming tenants during the final [insert] months of the Term.

13.2 The Lessor must minimise interference with the Lessee’s farming operations when exercising rights of entry.
13.3 The Lessee must not obstruct easements, access routes, utility corridors or rights reserved to the Lessor.

14. Insurance and indemnity
14.1 The Lessor must insure any buildings and fixed improvements that the Lessor is responsible for insuring under this Agreement.
14.2 The Lessee must maintain during the Term:
· public liability insurance for at least $[insert] per claim;
· workers compensation insurance as required by law;
· insurance for the Lessee’s plant, equipment, livestock, produce and business operations.
14.3 The Lessee occupies and uses the Land at its own risk, except to the extent loss arises from the Lessor’s negligence or breach of this Agreement.
14.4 The Lessee indemnifies the Lessor against claims, loss, damage, liability and expense arising from the Lessee’s use or occupation of the Land, except to the extent caused by the Lessor’s negligence, wilful misconduct or breach.

15. Rates, taxes and GST
15.1 The Parties must state whether GST is payable on the Rent.
15.2 If GST is payable, the Lessee must pay the GST amount in addition to the Rent on receipt of a valid tax invoice.
15.3 Land tax, if payable because of ownership of the Land, is the Lessor’s responsibility unless otherwise expressly stated.

16. Assignment, subletting and sharing occupation
16.1 The Lessee must not assign this Agreement, sublet the Land, agist third-party stock, licence occupation, or otherwise part with possession without the Lessor’s prior written consent.
16.2 Consent may be given subject to reasonable conditions.


17. Default

17.1 The Lessee is in default if the Lessee:
· fails to pay Rent within [insert] days of written demand;
· materially breaches this Agreement and fails to remedy the breach within [insert] days of notice;
· becomes insolvent;
· uses the Land for an unauthorised purpose;
· causes serious damage to the Land or improvements.

17.2 The Lessor is in default if the Lessor materially breaches this Agreement and fails to remedy the breach within [insert] days of notice.
17.3 On default, the non-defaulting party may exercise rights available under this Agreement and at law.

18. Early termination
18.1 This Agreement may be terminated before the Expiry Date:
· by written agreement of the Parties;
· by either party for unremedied substantial breach;
· if the Land is compulsorily acquired or becomes unusable for a substantial period;
· under any break clause set out in Schedule 8.

18.2 On termination, the Lessee must:
· vacate the Land;
· remove the Lessee’s property, rubbish and unused chemicals;
· repair any damage caused by removal;
· return keys, remotes, records and access devices;
· leave the Land in the condition required by this Agreement, subject to fair wear and tear and seasonal conditions.
18.3 Any entitlement to compensation for unexhausted improvements, lime, pasture establishment, water infrastructure contributions, or unharvested crops must be dealt with in Schedule 9.


19. Dispute resolution

19.1 A party claiming a dispute must give written notice setting out the details of the dispute.
19.2 Within 10 business days after notice, senior representatives of the Parties must meet and attempt to resolve the dispute in good faith.
19.3 If the dispute is not resolved within 20 business days, the Parties must attend mediation with an agreed mediator before starting court proceedings, except for urgent interlocutory relief or debt recovery. Farm Table identifies mediation, arbitration and court proceedings as common dispute resolution pathways that should be addressed in the lease.
19.4 If mediation fails, the dispute may be referred to arbitration or a court of competent jurisdiction, if the Parties agree or as otherwise permitted by law.

20. Notices

20.1 Any notice under this Agreement must be in writing and delivered by hand, prepaid post or email to the address for notices set out above or as later notified.
20.2 A notice is deemed received:
· if hand delivered, on delivery;
· if posted within Australia, on the third business day after posting;
· if emailed, when the sender’s system records transmission, unless the sender receives an automated failure message.

21. Entire agreement
This Agreement contains the entire agreement between the Parties regarding the lease of the Land and supersedes prior negotiations and understandings.






22. Variation
A variation of this Agreement is effective only if in writing and signed by both Parties.

23. Governing law
This Agreement is governed by the law of Victoria, Australia. The Parties submit to the non-exclusive jurisdiction of the courts of Victoria.

24. Execution
Signed as an agreement.
Lessor / Landowner
Signature: __________________________  
Name: [insert]  
Date: ______________________________

Witness signature: __________________  
Witness name: ______________________
Lessee / Tenant

Signature: __________________________  
Name: [insert]  
Date: ______________________________

Witness signature: __________________  
Witness name: ______________________






Schedule 1 – Land
· Property address: [insert]
· Certificate of title / volume and folio: [insert]
· Approximate area: [insert hectares]
· Local government area: [insert]
· Plan or map annexed: [Yes / No]

Schedule 2 – Improvements, inclusions and exclusions
Included
· [fences]
· [gates]
· [yards]
· [sheds]
· [water points]
· [dams / bores]
· [irrigation system]
· [laneways]
· [other]

Excluded
· [farmhouse]
· [specific sheds]
· [machinery]
· [stored fodder]
· [other]

**Note:** If a farmhouse or separate residence is included or let separately, additional Victorian residential tenancy issues may arise and should be reviewed separately. 






Schedule 3 – Renewal option
· Number of options: [insert]
· Further term: [insert]
· Notice period to exercise option: [insert]
· Conditions to option: [insert]

Schedule 4 – Entry Condition Report
Attach:
· written condition report
· dated photographs
· map showing fences, water points and improvements
· list of known defects
· weed/pest status notes

 Schedule 5 – Rent calculation
Choose and complete one:
Option A – Fixed rent
$[insert] per annum plus GST if applicable.
Option B – Per hectare
$[insert] per hectare x [insert] hectares.
 Option C – Percentage of land value
[insert]% of agreed land value of $[insert].
Option D – Budget method
Rent calculated by reference to agreed farm budget assumptions attached.

Option E – Share lease
Lessor receives [insert]% of [crop / livestock revenue / production] and contributes the following inputs: [insert].



Schedule 6 – Outgoings
Council rates $
Water rates / delivery $
 Electricity $
Fixed asset insurance $
Public liability $
Routine maintenance $
Capital replacement $ unless otherwise agreed 
Land tax $ subject to special agreement

 Schedule 7 – Husbandry and land management standards
· Maximum stocking rate: [insert]
· Minimum pasture cover / erosion controls: [insert]
· Cropping rotation requirements: [insert]
· Chemical use restrictions: [insert]
· Biosecurity protocols: [insert]
· Weed and pest control obligations: [insert]
· Record-keeping and reporting obligations: [insert]

 Schedule 8 – Break clause or special termination rights
[insert details]

Schedule 9 – End-of-term compensation and make-good
· Unharvested crop treatment: [insert]
· Compensation for approved improvements: [insert]
· Treatment of fertiliser, lime, pasture establishment or soil amendments: [insert]
· Make-good requirements: [insert]
