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It isn’t every day that a farm sells for 
$25 million. And conducting two 
auctions for that amount in a single 
week is indeed a rare opportunity. 
Schrader had two such auctions 
in one week in November after 
months of preparation and 45 to 60 
days of intense marketing.

The first of the two auctions took 
place on Nov. 16 in Lexington, Ky., 
where Schrader sold the 5,529-acre 
Anderson Circle Farms for $25 mil-
lion. Three days later, Schrader sold 
3,379 acres of farmland in Boone 
County, Ill., for $25.3 million. 

Both sales demonstrated the imple-
mentation of Schrader’s open bidding 
process, which allows small bidders to 
effectively compete with institutions 
and other large bidders who are all 
competing to purchase the land and 
improvements.

In both auctions, local farmers and 
investors stood toe-to-toe with large 
bidders who were seeking to buy all 
or most of the land. In the Illinois auc-
tion, the land was divided among 15 
winning bidders  -- including six who 
purchased 50 acres each or less.

The Kentucky auction ended up 
with one bidder  -- an investor from 
West Virginia -- buying all of the land, 
but only after intense competition 
between that bidder and various 
completions of up to 20 bidders or 
more, who kept raising their bids 
so that the combined price for the 
smaller combinations continued to 
top the entirety bid.

Two Auctions in One Week -- Totalling $50.3 Million
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All of this adds up to the freest 
market outcome, giving all potential 
bidders a chance to make their best 
bid on what they desire.

“You guys are an impressive combi-
nation of gracious and professional, 
hands-on and high tech.” 
- Kelly Nicholas, Metropolitan Title

“In my opinion, Schrader has an 
unbeatable combination of people, 
process and professionalism.” 
- Michael McCaw, Cincinnati, OH

“I have never seen a better set of print-
ed material.” - Bill Payne, Stanford, KY

“It’s highly likely that today was the 
biggest farmland sale in local his-
tory. The auction was a once-in-a-
generation event. The whole process 
was fascinating.” - Alex Gary, Business 
Editor, Rockford Registar Star

Auction Responses



I am also often asked how today’s farmland market compares to the 
residential and commercial markets that saw their bubbles burst in 
recent years. Today’s farmland market is experiencing much less pure 
speculation.  Today’s farmland purchases are based primarily on expec-
tations of future earnings, and while no one knows for certain what the 
earnings will be, farmland is producing goods that the world needs, 
unlike any other real estate including homes and commercial buildings.  
Maybe the only area of correlation that I see in these two markets is the 
government involvement. I love my country and I love my government, 
but too much political involvement in agriculture messes up basic eco-
nomic fundamentals and makes the future tougher to forecast.

STREngTh Of dOllAR And OThER iMpORTAnT VARiAblES
As we move forward there are three areas that I am watching closely-- 
renewable fuels and government policy; interest rates; and the value of 
the dollar. Currently, the volatility in currency values appears to be the 
most likely to complicate the picture on farmland values.

While I, like many others, have concerns about the stability of our econ-
omy -- especially the federal debt -- matters outside the United States 

may present an even bigger challenge 
in the near term. Volatility in European 
economies and other countries could 
cause the value of the U.S. dollar to 
climb in relation to these other cur-
rencies, negatively impacting exports. 
Some widely respected people are 
even forecasting a tough future for the 
Chinese economy.  The BRICS (Brazil, 
Russia, India, China and South Africa) 
have been a big part of the increased 
demand for agricultural commodities. 
If the rate of economic growth in these 
economies slows, the impact will be felt 
in U.S. agriculture.

In my other two areas of concern 
-- interest rates and renewable fuels 

-- we may have less short term vulnerability. Our government is so 
limited relative to the tools to keep our economy moving that it seems 
unlikely that interest rates will escalate quickly in the near future. And 
my contacts in the ethanol and oil markets all seem convinced that 
government support and mandates for ethanol is unlikely to waver 
significantly in the near future.

ThE fUTURE Of fARMlAnd VAlUES
With the rate of the worldwide population growth and demand for 
food stuffs, I am bullish long term on farmland values.  However, cur-
rently there are so many positive variables pushing farmland that it 
would not be surprising to see one or two of these variables fall out of 
line at some point.  (The moon and stars rarely stay lined up in favor of 
anything forever.)  If one or two variables fall out of line, some down-
ward pressure will occur on values for a period. For now, agricultural 
income forecasts look very positive. But a bumper crop could signifi-
cantly change our stocks-to-usage ratio. 

To date, the agricultural industry has avoided becoming highly lever-
aged on capital assets (unlike the 80’s).  It will be key that the industry 
stays away from being highly leveraged to keep any downward pres-
sure on prices from creating the scenario that the industry faced in the 
80’s.  Prosperity can be very difficult to manage.  It is always good for 
each of us to be doing some stress tests in case a bump in the road is 
experienced.

Today’s farmland Values
nEWS

By R.D. Schrader, President

With farmland values estimated up as much as 
20 to 30 percent over the last twelve months 
in some states, farmland and the business of 
farming have reached some new highs. The 
February release of the Seventh District’s Fed-
eral Reserve Ag Letter stated “The year 2011 
may go down in the annals of U.S. agriculture 

as a once-in-a-generation phenomenon.” While universities, the Federal 
Reserve and the USDA all take shots at estimating the increases in farm-
land values by polling, it is also helpful to look at cases where the same 
property has sold more than once in recent years. 

Schrader had three such “repeat” sales during 2011, resulting in the fol-
lowing examples of appreciation: 

•	 Sale 1: 228 percent increase 
over 11 years; 

•	 Sale 2: 234 percent increase 
over 8 years;

•	 Sale 3: 326 percent increase 
over 12 years.

It is significant to note that it has taken 
25 years of farmland value appreciation 
to get us to where we are at today. 

WhO iS bUYing?
With approximately 70 percent of the 
current farmland buyers being farmers, 
this market is being pushed by opera-
tors, not speculative “flippers.” Many of 
these buyers experienced first hand 
the rise and subsequent fall of the last 
golden era, the late ‘70s and early ‘80s, when record exports were followed 
by the grain embargo; interest rates skyrocketed to twenty percent; and 
debt levels soared. Today, it is cash -- not credit -- driving farmland prices.

Agriculture in general is becoming “the hot place to invest” as individuals 
have rolled out of stocks and become nervous about paper assets.  The 
strength of farmland has been driven by the demand for commodities as 
the world’s appetite for food outpaces production technology; renew-
able fuels (corn for ethanol) remain a popular alternative to foreign oil; 
and the value of the U.S. dollar remains low enough to keep the demand 
for exports high.  All of this consumption of commodities, coupled with 
weather complications and less than expected yields the last couple 
years, has driven the stocks-to-use ratio to record lows and commodity 
prices to record highs.

COMpARing TOdAY’S fARMlAnd MARKET
I am often asked how today’s farmland scenario compares to the 1980s. 
There are significant differences. Both debt to equity and debt to income 
levels in the farm industry are significantly less than in the 80s.  Interest 
rates are currently at very low levels and today’s agricultural banks are in 
general requiring higher down payments.  The limited debt on capital is 
critical at this time and a key as we go forward.  

Federal Reserve Bank of Chicago

percentage Change in dollar value of “good” 
farmland in Midwestern States

These figures from the 7th District Federal Reserve Bank of Chicago’s Agricultural
Newsletter give a good overview of how land values have increased in the 7th District.

January 1, 2011 to January 1, 2012



highlighTS
former American Countryside farmers 
Market, land sells for $4.93 million
ElKhART, ind. -- The June auction of the 
American Countryside Farmers Market attract-
ed a lot of attention -- and a capacity crowd, 
which jammed into three levels of the building 
for the auction of the market and the adjoining 
land. By the time the bidding ended, the 315-acre property had sold to two 

bidders for a total of $4.93 
million. The 51,000-square-
foot building and 275 acres 
sold for $3.78 million to a 
local firm that indicated 
an interest in relocating its 
headquarters to the build-
ing. The auction attracted 
69 registered bidders.

Kentucky land brings $17.5 million at auction, 
reflecting strong demand for farmland
hEndERSOn, Ky. -- In an auction on which we 
partnered with Westchester (now Murray Wise Associ-
ates), approximately 4,745 acres of farmland, hunting 
land and home sites sold as an entirety for $17.5 mil-
lion. The auction attracted a strong field of buyers not 
only from the local area but from out of state as well.
This was a case in which the large amount of acreage 
attracted more large bidders, and toward the end of the auction, all the 
remaining bidders were bidding on the property as an entirety.

Elkhart area farmland sells for $11,683 per acre
 We sell a lot of farms of 100 acres or less. And sometimes, the results of 
those auctions can be very instructive as to the direction of the market. That 
was the case in November, when we sold two tracts totaling 57.3 acres for 
$740,000, or $11,683 per acre.

Myths about investing in farmland
By Gene Klingaman, Vice President
Some investors have recently discovered farmland as an asset class that 
can be a valuable part of their investment portfolios. But this increase in 
popularity also means there are a lot of people who are on the early part of 
the “learning curve,” and as result, some tend to pick up misinformation or 
draw incorrect conclusions. So here are some of the most common “myths” 
that are circulating, in hopes that they’ll help you make wise decisions for 
yourself. 

Myth: Farmland investors have to settle for mediocre returns. 
Reality: The opposite is true! Over the past 20 years, farmland total returns 
have ranged 10 to 13 percent, which outstrips virtually any other asset class. 
Even if you don’t count appreciating land values, returns are still in the 4 
percent range even at today’s prices. 

Myth: Institutions are buying up all the land.
Reality: Even with all the publicity about institutions buying farmland, they 
actually own less than 1 percent of the farmland in the United States. Institu-
tions are continuing to buy land, but many prefer to buy large pieces of land 

-- typically 1,000 acres or more -- and there are still relatively few properties 
that size being offered. On the “sell side,” this means owners with larger 
amounts of farmland will often benefit from strong institutional demand 
when they decide to sell.

Myth: Farmers and local investors can’t compete with the big investors.
Reality: Farmers and local investors tend to have the greatest apprecia-
tion for the land, and when the land is sold using Schrader’s M3 marketing 
method, the smaller farm buyers often prevail. That’s because we offer the 
land in tracts, so that bidders can purchase what they desire. Let’s say you 
have 2,000 acres to sell. If you put a farm that size on the market as a single 
tract, you limit the pool of prospective buyers to those who can purchase 
the entire farm. At $8,000 per tillable acre (a very common price level in 
today’s marketplace), you’re restricting yourself to buyers with $16 million 
to spend. Even with institutions actively seeking larger tracts, that limits 
your pool of bidders severely. By selling it in tracts, you open the process 
to buyers who are in the market for less land, resulting in far more bidders. 
Even when a large investor buys the entirety, our experience shows that the 
demand from these bidders ensures the strongest possible sales price.

SW iowa, Kansas Sales Show broadening Strength, 
Values for farmland
Back-to-back farmland auctions in Iowa and Kansas 
brought a total of $8,295,000, demonstrating the rise 
in land values throughout the midwest.

In Southwest Kansas, 699 acres sold for $1,825,000, 
with most of the tillable land averaging $2,952 per 
acre. Just fourteen months ago, Schrader sold some 
comparable land in the next county for about $1,900 
per acre.

In Southwest Iowa on the previous day, 983 acres sold for a total of 
$6,470,000. In that case, most of the more productive land went to a non-
farmer investor, who purchased 616 acres for an average price of $7,629 
per acre.

farm equipment auction attracts crowd in Kansas
CiMARROn, Kan. -- The Schrader team took on one 
of our largest equipment auctions ever in a March 
sale conducted for Tim Dewey Farm & Cattle, one of 
the nation’s largest farming operations. Ritter Cox, 
who managed the sale, noted that there is actually 
a shortage of new equipment, so the offering of 
late-model tractors, combines and other machines 

attracted 430 bidders including online bidders. 

EQUipMEnT UpdATE
The used equipment mar-
ket has continued to move 
higher and higher with 
extremely strong demand. 
Our recent auctions have 
been setting new record 
highs. The strong cash position of farmers and the ever increas-
ing cost and scarcity of new equipment are the main driving 
forces of today’s used equipment market.

gOVERnMEnT

U.S. Congressman Marlin Stutzman recently visited the Schrader home office 
in Columbia City. When asked about what we could expect in a future farm 
bill, Congressman Stutzman replied, “Congress should pass a farm bill this 
year and use the REFRESH Act I introduced last fall as the framework. As a 
farmer myself, I know that farmers’ priorities need to be front and center. We 

should eliminate the direct payments that manipulate markets. At the same 
time, to provide a genuine safety net for our nation’s food producers, we can 
expand insurance options. American farmers are the most innovative and 
productive in the world. As the government gets out of their way, they’ll 
continue to grow even more successful.”—Rep. Marlin Stutzman (IN-03)
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“Auction Information at Your Fingertips.”
Schrader’s Award-Winning Website

RSS fEEdS
With RSS, Schrader is making it 

even easier for you to get access to 
the information you want. Subscribe 
using your favorite news reader on 
your computer, phone or tablet. 

Target specific information such as:
Upcoming Auctions, Auction 
Results, New Listings & Schrader 
Press Releases

fACEbOOK
Every auction, listing, and sale 

result is posted for your convenience. 
“Like Us”  and join as a friend today!

TWiTTER
Follow the latest auction 

information as it is posted.

SChRAdERAUCTiOn.COM
Schrader remains commit-
ted to staying at the forefront 

of technology. The website allows 
potential buyer’s the opportunity to 
access up-to-date information from 
any device. From upcoming auctions, 
to recent sales prices, Schrader is 
dedicated to supplying the informa-
tion that is needed to educate and 
prepare buyers prior to auction.

Since 2002, Schrader 
Auction has won over 90 national 
Marketing Awards, Auction of the Year, and 
an international design Award.

AWARdS

TEChnOlOgY

SChRAdER AgEnTS
Schrader has a dedicated staff of 
Sales Representatives who specialize 

in marketing farm real estate and equip-
ment. Access a list of our agents at schrad-
erauction.com/about/our_people. Their 
contact information is available to you. Feel 
free to contact any one of them with ques-
tions about your property.

“Whether Buying or Selling  at Auction or Via a Traditional Listing, Consider how Schrader Will Help You!”

950 North Liberty Drive
Columbia City, IN 46725

800-451-2709
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