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Overall Goal of this program:
• To provide increased 

knowledge and confidence to - -

– Review current farmland 

leasing arrangements. 

– Plan for the future . . . and

– Know where to go for 

resources.
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Key Topics in 

Part One:

► Ag Decision Maker resources

► Cash Rent Survey Basics

► Landowner – Tenant Communications

► Free Financial Analysis Program

Get 

familiar 

with Ag 

Decision 

Maker!!

www.extension.iastate.edu/agdm
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PDF format of 

articles on 

Ag Decision 

Maker:

References 

throughout this 

program.

AgDM file 

numbers are 

referenced –

such as 

File C2-01 –

detailed article 

on improving 

farmland 

leases.
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Additional 

Resources can be 

found on the Center 

for Ag Law & 

Taxation site:
www.calt.iastate.edu

Nothing’s as simple as it 
used to be--
-- so please remember -- we can’t 

cover every question & situation.  

--Information provided is 

educational, not intended to 

substitute for legal advice by a 

competent professional retained by 

you for farmland legal questions, 

including those related to leasing 

and management.
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Participants 

receive the 100-

page book.

ALL materials 

referenced in this 

program are also 

available on Ag 

Decision Maker.

TABLE OF 

CONTENTS –

A QUICK REVIEW
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►Intro to carbon markets

►Consequences & benefits

►Landowner & tenant considerations

►Economic aspects, income potential

►Science of carbon sequestration

►Legal implications of contracts. 

CARBON MARKET WEBINAR (via ZOOM)

August 11 – 1 to 3 pm

Webinar recording will be posted on AgDM a few days after it is held.

LINK:  www.aep.iastate.edu/carbon

http://www.aep.iastate.edu/carbon
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►Basics: What is a carbon market, 

how to participate?

►Consequences & benefits

►Landowner & tenant considerations

►Economic aspects, income potential

►Science of carbon sequestration

►Legal implications of contracts. 

LINK:  www.aep.iastate.edu/carbon

CARBON MARKET WEBINAR (via ZOOM)

August 11 – 1 to 3 pm

Webinar recording be posted on AgDM a few days after it is held.

• 2021 Cash Rent Survey 

• AgDM File C2-20  [p36]

• Survey respondents 
supply information based 
on their best judgments 
about typical cash rental 
rates for high, medium, 
and low quality cropland 
in counties for which 
they have knowledge 
about multiple parcels of 
farmland.

http://www.aep.iastate.edu/carbon
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2021 Survey 

Responses:

• 1,363 responses 
• 41% farm operators   33% landowners

• 9% ag lenders            11% farm managers & realtors

• 6% other professions/unknown

• Respondents indicate familiarity with over 1.5 

million cash rented acres across Iowa.

• Average = over 1,100 acres per respondent.

Does the cash rent survey tell you 

what a cash rent should be?

► NO. It’s a tool – a 
reference point for 
determining an appropriate 
cash rental rate for a 
particular farm.

► Not intended to be the 
sole source for determining 
cash rents.
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Landowner – Producer Communication

Importance of communication:

• In some counties -- close to 70% of land is under a form of rental 
agreement.  

• Statewide – 51% of Iowa land is rented.  

• Cash rent = 68%  

• Flexible cash rent = 14% Crop share = 17%

• 34% of Iowa farmland owned by landlords with no farming 
experience (much of this inherited).

• 23%: owned by retired farmers (don’t currently farm)

• Owners want to know and understand happenings on the land.

• Producers need to share information with owners about costs, 
methods of production.
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Percent of Farmland Rented (2017)

51% Statewide

Sources: 2017 USDA Census of Agriculture, May 

2019

See 

pages 

54 thru 

61 in 

your 

book

Communication 

Methods:
• Newsletter: AgDM File C2-14

• E-mail

• Facebook, Twitter, blog

• Phone calls

• Stop for a cup of coffee

• Annual or periodic meetings

• KEY: Don’t limit communication 
to annual rent payment and rent 
negotiations.
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Winning Communication 

Strategies:
• Communicate regularly, not 

just once a year

• Producers: Take time to share 
and educate Owners about 
current trends in agriculture, 
farm costs 

● Provide crop reports during growing season

● Maintain farm appearance

● Treat landowners with respect and kindness.

Newsletters can be 

simple or fancy . . . 

posted on a 

website, sent by 

Email or US Mail . . 

. . or through other 

social media sites.
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Sample Facebook 

Page

Annual Reports:

• Intended to be a 

tool to enhance 

communication 

between farmland 

owners & producers.

•AgDM File C2-06

•Page 92 in your book



8/18/2021

16

• Annual Reports:

•Owner agrees: Info 

provided by the Tenant 

remains confidential.

• Proprietary business 

information needs to 

be shared to negotiate 

lease terms – but it is 
not to be shared in the 
“coffee shop.”

ISUEO Lease Forms contain provisions 

requiring the tenant-producer to furnish an 

annual report to the owner.  See page 90 at 

paragraph #10:

Parties should discuss what they would like 

included in the report.
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Communication--

Negotiation Process Tips:

• Producers: Know your costs, overhead, breakeven points

• Producers: Understand challenges landowners face with 
declining revenues

• Producers: Share information on yields, prices, records, 
satellite photos, fertility records, government payments, crop 
insurance

• Landowners: Know your costs, know what you need

• Landowners: Learn about production costs

Financial Analysis 

Expertise?

• Farm Financial Planning: Confidential, private service.

• FINPACK analysis provides in-depth evaluation – many lenders are 

requiring before further credit extension.

• Helps evaluate farm business, determine possible changes, 

decisions.

• Answers basic questions of farm business management:

• Where am I today? Where do I want to be? How do I get there?

• Considers profitability, liquidity, solvency & risk-bearing ability. 

• Considers alternative plans such as addition, expansion, or 

phasing out a livestock operation, buying, selling, or renting land. 

• Evaluate ways to correct negative cash flow, profitability.
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How does it work? 

What’s the cost?

• Trained extension associate meets with family – farm business owners 
to discuss the analysis, possible effects of possible changes. 

• May introduce other farm and family financial materials or information 
about outside sources of help.

• Cost??  No charge. Funded by the Ag Credit School, a program of ISU 
Extension and Iowa Bankers Association. 

• Who performs the analysis? Farm Financial Management associates 
are part-time extension employees with special training in farm 
budgeting and financial analysis. They have farm backgrounds so they 
understand the current farm situation.

See page 98 in your book!

LOCATIONS of FINANCIAL ASSOCIATES: Clients may travel to these locations, 

or arrange meetings at ISU Extension offices – or virtual, online meetings! 



8/18/2021

19

For more information on this no-

cost financial analysis program:

• Contact a county extension office or 
farm management specialist to help 
arrange the contact and meeting.

• VISIT the ISU Extension website that 
describes the program and lists contact 
information:

• www.extension.iastate.edu/farmanalysis/

Questions/comments at this point?
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PART TWO: Farmland 

Leasing & Management: 

Landowner—Producer 

Communication & Agreements

Key Topics in 

Part Two:
► Legal Pointers re: leasing

► Written Leases and Forms

► Lease Termination Procedures

► Managing Stress on the Farm
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Farmland Leasing & Ownership: 

A Few Legal-Related Pointers

• Info on - - -

• Lease forms 

• Legal issues, 

including lease 

termination

• 2021 Legal changes

Isn’t a handshake good enough?
• Don’t rely on selective memory.

• Be sure that you cover all the 

provisions that you intend to 

cover.

• Define meaning of terms.

• Put things in writing because you 

value the relationship . . . and 

because you don’t want there to 

be later misunderstandings!
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A Few Examples:

• Fencing issues

• Hunting rights

• Crop residue 

(stover) (belongs to 

producer unless a 

written lease says 

otherwise).
Written leases cover and clarify these topics 

– helps to avoid later misunderstandings.

Both the 3-page and 11-page

lease forms on Ag Decision 

Maker cover many items 

that parties may forget –

and allow space to add 

details that parties agree 

on.  See pages 89-91 in book.

Lease forms can be tools for communication 

between the landlord and farm tenant.
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Farm Lease Termination: 
Does lease termination mean the 

end of the Owner–Tenant 

relationship?      See p96 in book

Not necessarily – but it means 

either the Owner or the Tenant want 

to discuss changes for next year.

Without written notice of termination, lease auto-renews under 

same terms & conditions for the following crop year.

Farm Lease 

Termination: 
• Iowa Code 562.6: Amended in 2016 to clarify that whether the 

lease is oral or written, the termination notice must be in 
writing!

• Notice should be a separate written notice.

• Serve written notice on or before September 1 (this terminates 
current lease on the following March 1).

• Serve in person (have them sign the notice and keep a copy); or
by Certified US Mail (keep copy of receipt, return receipt 
optional); or by publication if neither in-person or mail can be 
accomplished.

• See pages 14-16 in your book for discussion.
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Four (4) Legal Developments of 

interest to farmland owners and 

tenants in 2021:

• Iowa Legislature made certain trespass and 

surreptitious recording or sampling of 

animals a criminal activity.

• Intended to prohibits tactics by persons 

who enter animal feeding and food 

processing facilities with the intent of 

disrupting the food supply.

• Earlier versions have been declared 

unconstitutional.  Check with your attorney 

if this is an issue of concern to you.

Agricultural Trespass – 2021 version
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• CURRENT LAW: There is NO Iowa Inheritance Tax imposed 

on bequests to spouses or lineal family members (children, 

grandchildren, etc.) – and this is still the law.  So unless 

bequests are left to non-lineal family (siblings, cousins) or 

unrelated persons, this doesn’t impact you.

• 2021 and Future Law 

• Persons dying in 2021 = 20% reduction

• Persons dying in 2022 = 40% reduction

• Persons dying in 2023 = 60% reduction

• Persons dying in 2024 = 80% reduction

• Persons dying in 2025 = NO inheritance tax, no matter the 

recipient of the estate bequest.

Iowa Inheritance Tax Repeal

Consult your 

LEGAL and 

TAX advisers!

►April 2021: A will bequeathed 

farmland, but imposed a 20-year sale 

restriction on it. 

►Iowa Supreme Court says NO, that’s 

an “impermissible restraint on 

alienation” and is void.

►As always—consult with your legal 

adviser on planning for the future.

Farm Succession: Restrictions on Sale

Read more details here:

www.calt.iastate.edu/article/iowa-supreme-court-says-20-year-farmland-sale-restriction-invalid
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►Owner of 18,000 acres of Iowa farmland used 

“handshake” lease agreements, gave “family 

discounts”–then he had a stroke at age 88.

►No pre-planning!  Conservatorship was 

established, disagreements arose regarding 

the family discounts–gifts.  

Incapacity: Conservator can enter into 

Leases – Iowa Supreme Court ruling

Read more details here:

www.calt.iastate.edu/article/iowa-supreme-court-affirms-conservator-authority-enter-farm-leases

►Iowa Supreme Court says Conservator can enter into lease 

agreements—but avoid this problem by PLANNING AHEAD!

Are you – or someone you know –

feeling stress on the farm?

Variety of 

resources

available to 

help.
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IOWA CONCERN HOTLINE:
1-800-447-1985

• Available 24/7

• Free

• Confidential

• All kinds of concerns –

financial, legal, family, 

stress-related

Also 24/7: 

Iowa Concern On-Line CHAT

• Google “Iowa Concern” and 

click on the link for On-Line 

Chat

• Available 24/7

• Free and Confidential
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Resources on 

managing Farm 

& Family Stress

Other Online Resources for 

Farm & Family Stress

• 3-Part PODCAST –features ISU’s Larry Tranel:

• www.iowafarmbureau.com/Article/Managing-farm-stress-

in-the-midst-of-COVID19-The-Spokesman-Speaks-

Podcast-3Part-Series

• Farm Stress Resource Packet:

• www.extension.iastate.edu/dairyteam/files/page/files/farm
_stress_resource_packet_2019_003.pdf

http://www.iowafarmbureau.com/Article/Managing-farm-stress-in-the-midst-of-COVID19-The-Spokesman-Speaks-Podcast-3Part-Series
http://www.extension.iastate.edu/dairyteam/files/page/files/farm_stress_resource_packet_2019_003.pdf
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Don’t hesitate to call –

Iowa Concern Hotline:

1-800-447-1985

National Suicide Prevention 

Hotline     1-800-273-8255

 This # on page 100 in your book!

IOWA’S BEGINNING FARMER TAX CREDIT PROGRAM

See page 97 in your book.
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KEY REQUIREMENTS:
of the year the tax 
credit is being sought.

OTHER BFTC PROGRAM REQUIREMENTS:

2021 Net Worth:

$686,000
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FOR MORE INFORMATION CONTACT:

WEBSITE:

www.iowafinance.com/beginning-farming-programs/beginning-farmer-tax-credit-program/

CALL: 515-452-0467

E-MAIL . . . Iowa Agricultural Development Division:

iadd@iowafinance.com

Further comments or questions??
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PART THREE:

Farmland Leasing and 

Management: 
Landowner—Producer 

Communication & Agreements

Key Topics in 

Part Three:

► Pasture (or hay ground) rental resources

► Farmland Fact Finding

► Methods-Calculations to set Fixed Cash Rent

► Flexible Cash Rent Agreements –

Methods and Examples
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Iowa Nutrient Reduction 

Strategy

Conservation Best Practices 

Manual and Decision Tools

• Summarizes best practices for 

successful use of cover crops, no-

till, strip-till, extended rotation

• Includes decision tools for 

selecting and managing in-field 

and edge of field nitrate removal 

practices

• Available for FREE download on 

the ISU Extension Store

• https://store.extension.iastate.edu

/product/15823
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Pasture Rental Rate 

Considerations

Pasture rental rates vary 

significantly!  Consider:

• Quality of stand, type of forage 

• Amount of timber

• Condition of fences, availability of water

• Previous fertility practices on the pasture. 

• Bases may include

• Current market rates 

• Return on pastureland market value (1.5-2% return) 

• Forage value 

• Rent per head per month (animal unit months) (AUM) 

• Carrying capacity –or– rent per pound of gain
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Ag Decision Maker 

File C2-23:

• Computing a Pasture 

Rental Rate

• Provides discussion and 

examples of different 

considerations and 

methods.

Includes a 

WORKSHEET 

for different 

methods to 

compute a 

pasture or hay 

cash rent.
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Fixed Cash 

Leases

Determining

a “Fair” 

Rental Rate

How to use the 2021 Cash 

Rental Rate survey.

Summarize some 

calculations, methods to 

arrive at a number that is 

fair to both the Owner and 

the Producer.

Take time to read through 

the page explaining the 

survey methodology and 

information.
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Compare Average 

Cash Rents by Crop 

Reporting District—

2020 to 2021:

TREND: Overall –

slight to moderate 

increases in 

average rents 

reported. 

www.card.iastate.

edu/tools/ag-risk/ 

cash-rental-rates/

Interactive Resource Tool
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Ag Decision 

Maker:  Find  

interactive Excel 

Spreadsheet--

input variables, 

estimate cash 

rents.

Average of 

Typical Cash 

Rents for Corn 

& Soybean 

Acres 
(p2 of survey)
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Example -- focusing on counties in 

Crop Reporting Districts 3

• AgDM File C2-20: 
Computing Cropland 
Cash Rental Rate

• 4 calculations: different 
bases for cash rent 
calculations:

1. What others are 
charging

2. Average rent for 
production (yields)

3. Average rent for CSR

4. Return on Value

– Plus consider other 
factors &  flexible 
methods

p81
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Farmland Fact Finding 
1. Land value estimate for tillable acres ($/acre)      

2. Number of Tillable Acres (If you don’t know, check county USDA 

FSA Office: Form 578 completed annually)

3. Corn Suitability Rating? (“CSR2”) (See County Assessor's 

Office or NRCS Soil Survey)

4. Special features? Drainage issues, irregular fields (See 

tile, terrace maps, aerial photos)

5. Most recent 5-Year Actual/Average Yields on that farm 

or parcel (Corn & Soybeans).

Source:  Johnson, ISU Extension, May 2011

Both the Landowner and the Producer/Tenant should know

the yields on the parcels. See AgDM File A1-14 for averages:

Page 63 in your book.
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Location: Howard County

Tillable Acres in parcel: 75 Acres

Corn Yield: 185 bu/Acre

Soybean Yield: 46 bu/Acre

These are the yields on that farm/parcel –
ideally, a 5-year rolling average.

Corn Suitability Rating: 85 CSR2

Parcel Value: $7200/acre

Example: Fictional parcel— Howard County:

►Example parcel in Howard County–

Crop Reporting District 3
►Locate Overall plus High, Middle, Low 

averages

►Determine where the parcel fits

►Select appropriate figures from survey data

►Consider averaging more than one figure, 

depending on characteristics.

Method #1: Typical Cash Rent (what others 

are charging/paying)
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p40

Method #1: Typical Cash Rent . . . continued . . . .

• “Example” parcel: CSR2 (85) is higher than county 

average (83)

• Yields (185 & 46) are lower than county average (196-

corn; 53-beans).

• Howard County “high quality” rent averages $243,

medium quality rent is $217.

• Average ($243 + $217) /2 = $230

• Use $230 as a “typical” rent for this parcel, based 

only on the ISU survey.
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• Discussion of this 

“What Others are 
Charging” method 

can be found in 

AgDM File C2-20

• p81 in your book

• Note the “Potential 
Pitfalls”

• Discussion of this 

“Average Rents 
per Yield” method 

can be found in 

AgDM File C2-20

Method #2:

Average Rents 

per Yield
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p40

Method #2: Average Rents per Yield
• Corn Yield calculation

• Parcel’s average corn yield = 185 bu/A

• Times rent per bushel of Corn yield     $ 1.11

• Average Rent for Corn Acres: $ 205.35

– 185 X $1.11 = $205.35

• Soybean Yield calculation

• Parcel’s average bean yield = 46 bu/A

• Times rent per bushel of bean yield    $ 4.08

• Average Rent for Bean Acres: $ 187.68

– 46 X $4.08 = $187.68

$205.35 + 187.68 = $393.03 / 2 = $196.52 ($197)
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Method #3: Rent per 

CSR2 index point

Parcel = 82 CSR2

85 X $2.60 = $221

p40

Discussion of this 
“Corn Suitability 
Rating” method 
can be found in 
AgDM File C2-20

p82 in your book
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Method #4: Rent based on 

Return on Value/Investment
• Market value of cropland/parcel = $/acre

• Howard County average: $6,965 (ISU Survey-Nov 1, 2020)

• “My” Parcel value? = $7,200

• Pick any reasonable number—based on data.

• My Desired return on value = 3.2%--Where 

did this # come from?

• $7,200 X 3.2% = $230.40/acre  ($231)

ISU Land Value Survey?
This expert OPINION survey has been conducted 
annually since 1941 and provides info on general land 
value trends & factors influencing the Iowa land 
market.  The survey does NOT provide a direct 
estimate for any particular piece of property.

Page 32 
in your 
book
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READ MORE in your 

Farmland Leasing 

book starting at 

page 32: “Will Iowa 

Farmland Values 

Continue to Rise?”

3.2% Return on 

Value?—where does 

that come from??

p48 in your book

AgDM File C2-09

Historic Rents

Check the 

column – Rent as 

% of Value
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Discussion of 

this “Return on 
Investment” 
method can be 

found in AgDM 

File C2-20 – at 

p82 in your book.

Average of all 4 Methods
Method 1:  Typical Cash Rent $ 230

Method 2:  Average Rent per yield $ 197 

Method 3:  Average Rent per CSR2 Point $ 221

Method 4:  Return on Investment/Value $ 231

$879/4 = $219.75 Average  $219.75 /acre

$219.75 per acre X 75 Tillable Acres =$16,481.25

But – we don’t stop here.  Consider . . . .

Overall Average Method
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Factors which 

may justify a 

higher or lower 

than average 

rent:

p36 in your 

book

Consider a 5th

method:

• Calculation based on 

a share of the Gross 
Crop Revenue.

• Projected yields X
crop prices to arrive 
at an estimated gross 
crop revenue. 

• AgDM File C2-20

• p82 in your book
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Consider costs of crop production:

• Producer must look 

closely at all categories.

• Landowners must 

understand these costs 

– and that cash rents 

are an important aspect 

of the overall costs.

• Starts on p67 in your 

book.

AgDM File A1-20

AgDM File C2-20: 

Cash Rent 
Worksheet

All the methods 
discussed are listed.

This worksheet is on 
page 84 in your book.
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Cash rent terms: Write into the lease.          

See 

page 89 

FLEXIBLE

Farm Lease 

Agreements 

AgDM File C2-21 

describes methods 

with examples.

Starts on Page 85
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Page 85

Base Rent 

plus a Bonus 

Method:

p86
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Base 

Rent 

plus a 

Bonus:

p86

Worksheet 
is included:

p88
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Flexible lease terms should also be included in 
the lease agreement. (See “long” form lease).

Crop Share 

Equivalent method –

see AgDM File C2-20 

at page 83. 

Requires strong, 

open communication 

-- but can be a very 

fair method of 

setting the rent.
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Other 

Flexible 

Cash Rent 

Examples:

File C2-22 on 

Ag Decision 

Maker 

Contact me with  

comments or questions!

Melissa O’Rourke B.S., M.A., J.D.

Farm & Agribusiness Management 
Specialist 

–and– Attorney

morourke@iastate.edu
563-382-2949   @MelissaISU

This institution is an equal opportunity provider. For the full non-discrimination statement or accommodation inquiries, go to 

www.extension.iastate.edu/diversity/ext. 

http://www.extension.iastate.edu/diversity/ext

