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Fara real estate nlmi hit a ne reoord M rh in the United 3tates on

March 1, W57, This raised th« national lnde* to 1/.7, (1<H7 - *9 s i(y>),

which was 7 percent abore a yoer earlier.1 7he increase la serket valuer of

fara reel estate represents the contlnuaMon of a trand that has been

wr ainoe 1954,

Moat of the carports for rising nrleee of fan raal aetata are to bo
'

found in the non-oTicrltural see or of ho ooonoay and in advancing fara

teahnoloTr. Tn too non-faro sector, the M~h level of bualneaa activity,

a elovly rising general price level, and increasing nooda for eraee for a

(roving population bora forced raal aetata nriooa higher in neny local Itlea.

Thla rapid rrovth of •orulation, and the deaand it haa generated for

reeidentlal and industrial ocas of land and eerviec and recreational areas

are eHl-aatod to absorb about oaa Billion aoree annually. Although thla la

only a eoall fraction of all land sold, thla d<=oand for non-fara oaa helps to

eetabllab values of fara real estate at a higher level.

The Agriculture llesearoh Service stated that In the fara aietor, ffieieat

use of aany technological advances that have bean developed in recent yonra

requires lereer orerating unite. 1 1th aany thousands of eonaarcial ferae

stil 1 below tba optlam oereare for off]dent vee or available labor and

aaohlnery, faraam have continued to seok additional land either by renting

or by -OTObaae, Boaeaaa the acreage of land on the aarket la also restricted

by thnao ana other factors, ntrong oonBetition exlats for the Halted market

supply of land. This is evident particularly In those areas vl ore larger

1 It* Zffi Sill IHfill $U*&$ Kay 1057, MS-BSD*, p. %



operatln- unit* offer the bent oprortanlty for reducing Wit coat of rrodue-

.

This dsaaad for fsra real estate In Xanana, alonp ith the downward trend

of fun real e tats sale-, la Kunaea, has Vent the farm real e tate wines en

the upward trend. "This nr-ard trend baa continued tl.rougfc fire Tears of

extras* drought and declining not faro incense since 19S8."2 financing has

become acre costly froa the increa-e In Interest rats'! that anst be paid for

borrowed -aeney uaed In bnjin» fam real estate.

"land values froa 1<>?° to 1955 In Kansas followed closely tbe trend for

the United States except that United States land valuoa tended to advance

fester than Kansas land Tallies durlr.e ' orld or TT." 7 In the poetvar period,

land values w«re relatively hl«h«r for Kansas.

Doellnlnc nriooa, deollnlnr production from ortroao droughty conditions,

and tnereaoed costs since V5 here reduced net ineonea eonaldarBbly. Tot

land values In Kansas have continued upward alnoe V'5% vlth the orca- tien of

a elifht doClne In 1053, and reached a record I igh la 199".

Otto, Collins, and Pine resorted that "incests Is basic to the value of

land. Current and past incomes Influence vhat people are willing to pay,

future lnoeawm, hovemr, deteradne tbe real value of land froa an investment

viewpoint,"* Many farasrs and nen-famtre feel that, oxoert for current

drought, land vaiuee are not too htgfca Tf t' Is Is the case, then land values

prior to 1190 vera too lev or the capitalized value "an disregarded.

1 Siit fita 8sal Jntiaat BUa*l» *7 W?7, AR3-03PA, p. i.
2 1 [arm, IneojM Situation. Septan' »r l

n56 (for 1"4^-W) and !torch 1957
ltmnm3k!ii MET,
I Otto, Morten L., Hubert T.. Collins, and 'llfred !!. Pine, Trends Jn. Lan
Mama a ' -rr U v*" '* r 't
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Inforaatloa ooooorniwr the functions of a fam real estate aark -t la

Halted, Obtaining additional information has created a rroVen, bsaaasa

tba people involved are act always available to rtv^ inforao+icn about a par-

ticular transaction, "aeh trr-nt of land has lta ovn ohara'toHetlea vhieh

will hav a dlffimnt va?ue for each 1 nilvl dual involv*!. Information about

asthods of eat! oatIn* future lnocaes are needed to detoralne future eernlne;a,

Tba lBforaetlon rrevlcusiy available has been general In nature and

without data and details for specific transactions. Does knevledee of a

general nature rrcvlde ade uots lnforaBt.lon to *«ri en! seller* so t at a

far* r»l entate snrket can function all? If not, uhet are tha eaknesses

Mat iaporfeoti-ns that exist? Ara tba nuaber of transactions that occur

larre eneufh to tast a snrket to sea If It la functioning cror rly?

Thla study vas the out?rovth of an Agriculture Research "srrieo. United

.'Hates Departaent of Agriculture (A.Tt.S,-iU,3.D.A.) Land Prioin- Study, thot

vaa carried out In ten Oraat Plains atataa In 1*57. The Rorth Central Lead

Tenure Research Ccsnlttee save considerable euldanoe as a result of work done

on land rrle'nr and credit problems. Thla oosjolttee worked very closely itb

.... 'and Prlclne; offlelala In setting up thle study sad rfvlnw aaelrt-

anei In asking aany deeisi -ns. The ler.nlnr of tba study and rreparatlon of

tba questionnaires for this study was aada by tha U.I, This study Is part

of a eooTwratlT- project sxiatiw between the Kansas Arrleu"'tur»,l Experinent

Station and th A.1.3. for the couplet* study.

The LAIt selected thi areas (one eounty In nest areas) that would be

used In tba Great Plains land Pricing Study lne^udinr three areas in Kansas*

A fourth area -as selected by the Kansas Agricultural Sxperiaent Station and

."..3. in Santera Kansas and outside the Oreet Plalna part of the state.



The fear ami arc not rtet1st leal 'y rspreaentatlv- of Kansas, Thar did

provida an opportunity to see If variations In the fara raal aetata aarket

existed aacar tb/ise four areas in Kansas.

The questionnaires vara oedad end all the lneonsleteaoy ehaa>a vara asda

07 the A.5?,S. The lnforaatlon vaa punched on T3H eords by the UUS. and •

eat of aarda vaa aade available for thla stuir of the fan* real estate aarkat

The Probloe

A basic eeonealo funetlea af the far* reel estate aarket Is to gat the

raal estate under the control (wvwHp) of thoae who will aake the nest

product! -e vaa of It, tf the aarV-t does not do this, -sekaeeeea exist.

These should bo discovered and neasuree aogpe-ted to eliminate then. Criteria

east be established with whloh to datenalna iup reactions. If any, in the

aarket. The erltorle or ocndltl no required are discussed In a following

eee'lon. Thla study was aede to determine the extent to whloh these eondlticna

exist la the fara raal estate aarket la Kansas.

General

This tyre of study la facilitated by the use of a ouestlonmelre, ao the

aaaa lnforaatlon eaa be secured freo buyers or seller of each transaction

Involved, To develon a Questionnaire, one say oontaot several parties

Involved In transactions an-1 ask vhat they octisldor laportant In a trans

action, fata lnforaatlon Is ooaMaad and developed Into a questionnaire.

Different questionnaires were developed and need for buynrs, seller*,

bidders, and deal era or events.



Selection of areas was reonlred to obtain the influence of certain

factors on a aa-ket. Personal interviews ucre tssed to obtain details abe*

sash transection inolndin? quantitative and no Tirtltotlvs iaforaatlon.

Tho infomatlon used la the thesis Is largely atatlatieal. Case study la

appropriate and la asgBeatod aa a* addition to statistical analysis inCu-led

la this tt.cais.

IUWI1UH9 V A KMUt

any Market

It la ths function of any aarkot to bring togetbsr bnyora and sallars
vho vlsh to exahenge goods and aeney. 1 aarket la afflelsBt la this role
If one can parensas tho eorsaodlty at the lovast price at which any sailer
la supplying ** *ud sail It at ths Mr-host prion at which any buyer la
Mag ftM
The price of a <»ivon eoaaodlty aay bo detendned la aevoral different

ways, while ths subject natter of ths theory of naihats dotsmlaaa the esact

tarns on which, or the Units vitliin which, exchange vlll actually tabs

place. "The slaplaet fora of exchange la isolated bargaining."9 This fern of

esjsbaage occurs between two pertloo who anst trade with each otbor or not

trade at all, beoanea there is no third parson to trade vith. "The price

that closes the deal la nettled by bercninlnff, (which vlll) rary fron tlae

to tins and depend en tho ahre».<dneae» patience, peyaheleplool lnoi-ht, ana

h^pa^yig skill of the two partis-.." 3

According to Settorsky, oonrotitive bargaining la a cannon fern of

Competition restricts a person's benplalng power by asking the

1 Stlglor, George J» Theory
flf,

Prices , p, 56.
2 Sdtovsiy, Tiber. Welfare and Coimetltlor . . 12,

3 Ibid** r. 13.



other party loss dependent aad therofora, Ism keen on atrlMtxr • barmln

with hli. A* • rule, hovevcr, both parties to a trar.Motlon have ooapstlters,

which hana la the bariralnin*: po- or of both. .Toth parties know -hot prlea*

bars bean waabed 1b slnllar transactions In the past and each expest* hi*

anpoBont to have s! illar knowledge. Therefore, either "arty can threaten to

eloee the deal lth a third person if the other party Bakes Inordinate daaand*

aad both parties know that enoh threats eon be carried oat. Therefore,

•oapetltlon Unit* the ahr-neee of lnTuenoiw prieea throw* bargalnlnp. It

also restrict* the seo*-o for bar^elnlnp and the ran*s within uhleh the final

prlae will lie. Corpetltlon aakea -rice acre determinate aad less dependent

or chance and bergalnlnp skill,1

Perfect eospetltlon vould redaoe the bar^alalnfr P' war of both parties

antll neither patty involved would feel that be aenld influence prloe and both

would ram-d prloe «s given to thea. Perfect ooor>etltlon stakes prlae completely

determinate and Independent of the chanoa of burfialnlnfr. This type of Market

re ulres a large auaber of aoanetln* sellers whose sales are snail ooaparad

to the market's total turnover aad they remsrd the prloe as glvon to thea.

At the aaae ttse, It la necessary 'or all the buyers to know about the exist.

enoe of alternative offer* and that all of thoa should be pr pared to shift

with the malleot change la prlae (Fi*. 1). The bur,ore anst bo experts la

the strictest aen.ie la the appraisal of the goods thoy buy.? "eitowsky says

that,

A pemoa vho roeardn the prloe of a oeaoedlty as givna to hist aad
Is able, at this prloe, to bay or sell as aaah as be likes will be ©ailed
a price taker. Tt Is apparent that both buyers aad seller* eon be

1 <">eitoveky, Tiber, Volfara sad Competition , p. 14.15.
2 Ibid., p. 16-17.



D s Demand
MP - Marginal product

AP s Average product
ATC Average total cost
MC - Marginal cost
Q - Quantity
P = Price

Quantity of Produot

Fig. 1. Market conditions of a market under perfect competition.



prloe takers. A aarket la v-hlob oil the buyers and all «y aellera

arc prloo taken la called a perfectly ecapetltlve aarket.

Tba practical Inportaaoe of perfect oootratltlon la not very rraat.

F«w -ttrtota la our eeonooy am rerfecOy eoaoetltlvs, bsoauee fev aerkate

fulfill tba eonditicne of perfect eonpetitlon, large raabsra, and

expartaeao en both tba buyers" and the selleri' aide.1

Fwn tba otoadpolnt of eeoaonlo theory, tbe oonoept of perfect eeapetltloa

la Terr larortent. Aa It ebowa that perfectly ooanetitlve b-hovior by all

neabera of orery taarkot would result la tba aoot effioisnt orr*m1 eatlcn of

production and tba bast alloeatloa both of nrodaetlve recourses and eeaaaeere1

goods aad services. Therefore, nerfeot oooretltlca eaa be need ae a standard

to a—ralao actual eoononio lnetltutioae aad ciYenlsatlona.

Tba oonauaar daala la aarketa vhleh are not perfectly eoapetltlvQ,

tbe average eoaaaaer doea not knot' and cannot poeelbly acquire aa expert

lodge of all tba geeda and services be -ureheoco, CoapuBsra have a vory

lancrfoot kaovladge of tba alternative oppertualtleo available to then aad

warily leak, the nobility aad funds neoeeaary to laqulre about ol'ernetlvea.

Thla lead* to the producer or aarehant refrain- to bargola and eeVlng prloe

on a take It or leave It baaia. A person who establishes his prloe la thla

aaaaar la a price acker cad hla aetloa la prloe settle*. "The pr!ee acker's

advantage la the Market la called a nonopollstle advantage aad hla favored

coeltioa la a aoaopoly pecltlea. Coapotltloa among prloe aakera la eallad

aonopellatle coapetltlen or soaetlaea, larerfoct eorapetitlcn."8

Vbea the people or eonsueera aro confronted vlth a take or leave It

prloe situation, they etiooao price takers aad are la exactly tbe saaa poaltloa

ea tbe acabsra of a perfectly ccapetltlvc aarkot. Therefore, tbe ooajpetitlca

1 Soitovoky, Tiber. Velfara aad Ccapetltlon . p. 1F-10.
» isa., r. .



on the price aster's side Is imperfecti whero as, the competition en price

taker's side Is a perfectly em etitiva position, vhloh Is aa asyasetrloel

anriot (monopolistic or Isperfeet market).*

Ve any point out,

....the two necessary ooadltlrns for price setting aro (1) a disparity
In irabers between the two sides of the mrrket, which disrupts personal
contacts botveen bu-or and seller sad readers banrainiiwr uneconomical.
(2) The Inexpertnoes of one side of the anrlret, which, of coerce, Is
always the side vlth the larger numbers. It should be noted that
buyers as veil as sellers nay be price ankers and sat the terns of their
offer, depending on whether the number of buyers or that of the sellers
Is tha emaller.7

Tho advantage that price makers can obtain from their favorable market

"osltlon Is Halted by the competition among themselves. The extent of this

limitation depends on the nature and extent of competition. "The Individual

price maker has to meet two forms of competition! tha actual competition of

hie established rivals and the threat of competition from novcomers to his

mer!">t,"3 j^e established rivals of the price maker can offer his customers

alternative opportunities of buying or selling. Then the price maker may be

forced to offar terms more advantageous to his customers than he would offer

in the absence of such competition, "oveomera that are attracted by the -rice

maker' i profit, threaten to enter his saarket, through their entry into tha

market th; total offoring would be increased, and the price maker's turnover

would be lower. Therefore, both fons of competition vould limit the price

maker's bargaining advents -e and profltj It Is to his interest to prevent

competition from both sources.

The competition among price makers may be olasoifled aa free and restricted

1 Soitovaky, Tiber. Velfara and CmraMtieB.. p. 31.
" i^ii.. p. *u
3 udi. , r. 22.
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••petition, depending en whether the entry of nevoonere to their aarket la

free or restricted. The individual price anker' a aonopoly profit tends to ba

aoro under fraa competition (Tig. 2)| vhan It la above aero, It attraeta nev-

eomera Into tha nari-ot and tanda to eliminate .-jcnopoly profit, Fraa oeapatltlea

•data la many aarkote today. There ore thraa conditions n^" asery to keer

competition fraa frea restraintsi (1) Tha existence of a eoctpetltlve spirit,

(2) Tha existence of aa adequate llnit to tha alaa of an Individual flrn,

(3) Tha abaanoa of obataoloa to the entry of neveoaara to tha aarketa." 1

"Restricted eoapotltion la competition eaonp prloa makers vbo ara pro-

tected from t: a oo petition that tha entry of nevoonere to their aarket would

entail.''
3 Restricted eon etition nay assume a variety of forma which It amy

take.

Slat- la restricted eompetltlon la the leaat severe fern, which la eon-

petition anong price nakara vhoee eempetltive behavior la completely fraa and

unrestrained. The only difference between free competition and staple -e-

atrletad eonnetlti n la that under tra* competition the prloa nakor'a profit

tends to ba allalnated by new •empetltora entering Into Ma narkot| while,

under eimple r strieted competition, the entry of neuocaera la United, whiab

prevents tha elimination of the prloa aaker'a profit.

"» olngle monopoly la a firm or pereon vbo la all alone on his aide of

the market." 3 The aonepollet seta hla prloa In exactly tha aame way aa any

other prloa maker. The price maker may aim at aaxislied profits or r-frain

frea maxlmiBln!? profits.

1 Seltovaky, Tiber, V'alfara and Competition , p, TL,
2 ISli., p.
3 IbJi., p, 377,
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MC * Marginal cost
ATC s Average total cost
D - Demand
MP - Marginal product
Q Quantity
P Price
AP Average product

Quantity of Product

Pig. 2. Market conditions of a market under imperfect competition.
Source! Velfare nnd Competition . Scitovpky, Tibor, p. 348.



'Collective aonopoly Is an agreement among • groun of competing prieo

makers to restrain competition among themselves. "* These agrssaents may take

any mnb-r of forms, ranring from inferaal rules of business ethics to the

detailed reflation of all phases of aarttet behavior. ColleetlTe monopoly

secures an advantage for Its ambers by lessening or eliminating the scope

for substitution among their products.

•""lire—17 la restricted competition among prloe as>ers whose competitive

behavior Is restrained not bjr agreement, but by their realisation of the inter-

dependence of their actions.*9 Oligopoly may result vbtc the amber of

competing prloe makers Is small. Oligopoly aay consist of one lam* flra

and several aaall firas vhloh the larre flra la often accepted as a prloe

leader and the samll firas fashion their aartet after the lar -e flra in an

•ffort to maintain good relations with hia.

Another fora of oligopoly Is the market In vhlch the somber of 000-

petltora Is saall bnt thers is no single flra vlth enough sMf or Initiative

to assume the role of prieo leader. This being the situation, If any one in

the iron- of coapetitere Introduced a change in his price, the others sight

follow suit, but only If they were forced to retaliate in order to aalntaln

their position In the Market.

There are asny other possible foras of oligopoly vhoro restraints coao

about spontaneously without agreomont.

Today, -e have two types of aarkets, the ioferaed and the unlnforaad.

The lnforaed aarket Is a type of a market is vhlch the average
buyer knova enough about th» quality of the roods and services
offered to appraise thea en their own aerlts, without relying on

1 3cltov«ky, Tibor. Velfare, ani Coaoetltlon. P. 37R.
7 !£*»•• P» 3**«
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tre<ionn ~k», advortii aents, ana the reputation of the •nrodue-rs cr
Milan.1

A aarVet la uninformed when the average buyer 1b the aarkat haa

as incomplete Idea ef the nature of the goods or aervleee he buys, and

judges their quality not by his own.standards, but on the basla of
advertising and indexes of quality,'

The faro real eatate aarkat any be elaaaed aa an Informed or an uninformed

aarkat.

The farm real eatate aarkat la believed to he as Imperfect aarket. It

generally laeka aarket organisation} relatively moll numbers ef buyers and

Bailors participate, each ef vhom nay sell or bay land only at extremely In-

frequent intervals! and Imperfect knowledge exists among buyers and sellers

concerning the land on the aarket.

The fan real estate aarket deals '-lth a geographically fixed resouros,

vhlle other aarkets aay be dealing ••lth goods that can be transported, pro-

ceased, and stored In a finished oroduot font to be sold on any aarket in the

country or In any country In the Torld.

The fam real estate aarket aay be thouirht of aa a fixed resource aarket

slnee land la fixed geographically. Land la a productive resource the value

of vhleb la derived from the product, v, H, Seofield stated thati

More than amy ether productive recourse, land haa associated with it
strong elements of tradition, social values, and beliefs as to Its
intrinsic 'goodneee,' which change constantly ever tlae and llffer

eaonr groups ef Individuals. *>on tbeugb we any be aware of these
auaal-eeoneale factors, problana of aaasuraaant usually e-clude
then from our analysis and we •nroeeed as though income fren load,

by physical production, should explain market behavior.

Scitovsfey, Tiber. HlltaX: leti Cnapatltlen. p. ??7.
2 iMtf., p. 333-334.
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When vo obtain pueallng results « In the last several yean,
of ua nay cneetlon either the data er tba rationale of the aerkct.

TneteaJ, tba explanation Ilea la tha over slapUfleation of our
tions aad our Inability to handle valne jadgeaanta adequately.

*

Talae jadreaents of hoyen •*> Milan are reflected la the fan real

estate aarket, aa a troot of lend any ban a hlpher «lne to one buyer than

another, baied on the location, type of faraimr ot> ration er land w , and

ekeptloallsn of the future, Appnlalnff nine Jud^oaeats la very dlffloolt,

baeanaa near tines there an no reeor-'a oopoernl r.r the trt>et or land on whleh

to base one* a Judgowents.

lthout ad»-mte lafonatlen aad knouledm eoiieanlng the fan real

aetata aarket, then le little ohone for the denlopneat of keen eon tltlon

aaonf the aaall aaaber of buyen and aellen Involved, ilea, nu»mi»eut

rrepnaa ban aa uncertainty affect on land values la aoraa areas, as tba wheat

belt, iereoee allotaenta aad restrictions pnbsbly have eaaeod aany faraan

to seek additional land to aalntala feaTy lnooae aad spread fixed costs.

' tteotlcn aust be given to "ee-enl atrocff foroeo now onorotlnif la tba

natlonl unaay, whleb aaderlle tbo aon local aad mrlonal faetora, each aa

fara teebaoloey, price support unrrane, aad net fan lneooe,2 The eontlantlen

of Inflationary action baa preapted aany fan owners not to nil aad baa

strengthened the deaaad for land. "Land has provided eaaellent protection

apalnst loss of -onheaine paver, bavins; risen about SO percent aon than the

Canon! rice level elnee 19*0."'

1 Soofleld, "illlaa H. "Prenlllnot land Hi rket Foreea," Journal ej[ Fara
Sooncariaa . Tolune XTXTZ, amber 5, Deeeabar, 1997. p. 1900.
3 Ibid.., p. 1503.
3 TM.d .. p. 15^3.
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another factor that is very difficult to apnraiso la the effect of the

expected Increase la '•oblation on tho land a*<-ket„ :iaay nerticirentn In too

land aarket have to* ballof that a "land ahortaw ' 111 sveotually occur.

Thia belief la Vesed on the Idea that Ve are Baking aore people, bat. no

ore land." However, we aost not overlook our present production potential

and the Increased output --ess! hia from technological advances nov krou

or vhioh ean reasonably be foresoa.*

Criteria for Appraislnif a Market

When oppralalntr a oark«t, the objective la to determine hew vail the

aarket operates. Criteria for appraielng the operation of any aarket cris«-

lnate froa the conditions for perfect eoapetltlon. The oondltlona of a

perfectly eoapotltlva aarket requires standardisation of qualltlee, full

knowledre of alternatives, aad .lth eetaplete opeaneaa (not locallied) In

all tranaactlona,2 When these oondltlona ~reval"!, a aarket la efficient In

Its role of functioning to briar bnyera aad sellers together to exchange goods

aad aoney. If there lo a desert for a Rood or service, It la the responsi-

bility of the aarket to reflect the plaoe, tim-, and fora utility of thia ~ood

or service.

lh aprralslnr a fara real estate aarket, ve asanas that a aarket approach-

In? a perfectly ooapetltlve condition la desirable, Tn the real estate aarket,

ve most realise that we have a •oaevhat different situation, as each Individual

unit varies In choraetsrlstiee, such as location, topography, fertility,

> Soofield, WllHea H. "rrevailiw land Market Foresa," Journal of T •

ISSaaalaa, Voluae fXTX, Number 5, December, V> 7. p. 1504.
2 Stlfler, George J,, JJn XhjgQ St £dstt P« 56.



nts, ate.

The criteria need to aprralee the faro real estate Market la bases

r.rei (1) Variations In chanaoterlstles aaonx traete of las-', (?) noaber of

transactions, (3) kao Iwlre of the parties Involved, U) variations In eir-

ouastanees end ch racterlstios of the parties involved, and (5) variations

la prleln* procedures.

It la believed that the fa-a reel estate aarket has many taperfeetlons

la Its operations throwhont the state of Kansas, The faro real estate

aarket does not porfora perfectly because!

1. Wide variations la characteristics exist aoonr treats of land.

t, Only a saall amber of transactions la localised aarkete occur.

. 'nperfeet kaovled-o exists aaon? buyers ead sellers,

i. Variations exist In value Judgeneats ead elrooBStascea of borers

and sellers.

5, Eo est rriolw procedure Is m»1 la the land aarket.

Tiaperfeetlona la the fans real estate amrkets differ la virions parts of

Kansas in rosard toi

1. Characteristics of land.

2, Localisation of aa-*eta,

it Kaeuledge of individual buyers and sellers.

i., Characteristics and n* riistniinis of bnyurs sad sellers.

5. Prloiair procedures need la doterainlnij the value of land.
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Tarn reel aetata transfers aay be elaealfiod la various woye, eneh at,

sire of tract, a-tant of laprovuaent, Mil olnssifienti n, productivity,

location, typo of roadn, end overage* and peroentagea eonparad to deteraine,

M far as »osaiblo, the dlfferaneee due to tbooo futon. Variant

aay bo used, such as, arlthnetle mh, gaesetrid Bonn, baraonte

median, and aode. Tho erlthaotlo aeon was need la moat walyata of thta etady.

Ranges vara naed to ahov variations In vcl.uea.

Only bom fid* ealns1 vara need and to apply statlotleal teehnlooes for

teotinr certain bynitliueoe regarding tho offoet of vnrlo-s footer on sole

values for Individual trceta of 3a»!. It was aeeaaed that tho prieo -or aero

of each particular troet sold represents on oboorwatlon fron a hypothotioal

nnlvorao of observations produced under eonditicne slnilar to the onaa vhieh

pradnead the veluee la thla eearlo. The usnal statistical F-test was used to

teat hypothoaoa regarding the affoote of various faatora on the aale price.

The X* teat (chi-equBre) was used to toot the hypetheeia of independence

betueon attrlbutoa when counts vara taken of tho noaber of individuele uhieh

fall into virions oolla of a tvo^uey table, flare again the eonoept of

aao^ling froa a hypotiietiesl unlvorae vaa used.?

1 Bona fide solos or tranafo-o vera defined for thla etady by the aRS as
"those tranafera vfaara a fair aorkot price was eatabllshod by a wilUni; barer
and a willing eellor."
3 .Taodeoor, Oeors^e v., and . 0. Coekren. 3tatlntloaJ Tiathoda . Fifth edition,
p. 229, 268.
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JjSt ABBA iS JtalU* FoHP «*•• »m aslscted for this study. The

first t--o \nr» Anderson Ooorrt.y is the oxtraoe eastern peril n, sal DleklnaoB

County In tbo east exwrnl portion of Kuaw, both of which am general

faralaft areas. Tho third am Included Russell and Barton Counties la Central

Kansas. This araa uas selected for tho offsets of oil on the rael ostete

aarket. Tho fourth araa oonslnted of "lohlto and Looon Counties la the •».

troao ''estern Kansas* This araa la ooaaldarad as a high risk araa (F1p. 3),

Those dlffaraat araas wars selected to obtala Inforaatton on the various

factors that amy In?tuaneo tho real estate aarkot la Kansas.

_1_ aTaaal
: - Haul "«~~ I •* Mtats' v-o! a* est* rrt»V-. r

r, *:.e

general faralng araas of Anderson and DlaMnaon Counties, the tlae period of

January 1, 1996 to Deoeaber 31, 1956 vae need. For the control and we-tota

areas of Russell, Barton, "lohlto, sad Logan Counties, January 1, 1956 to

'torch 31, 1957 was used. The extension of throe aontha la the Central aad

aetata Kansas was needed to obtala aore bona fide fara real estate trc-ofero

la these areas, Heforanoe Is and* only to 1956 hereafter.

'

xc :•-. taa° BfafM M lor er | an r-x-.i Matel a.i"on 'n one of

these eountloa was obtained froa the nubile rooords la tho Rsglstror of Deeds

offleoa at the county oourthousee. Saoh transfer of fara real estate that was

raoorded la this tlae period was assa'aed aad onoohod to see If It was a bom

fide sale.

The addressee of tbo buyers aad sellers -<ero obtained froa the tax roll

at the County Treasury efflee, Soil Conservation Service, Agrloulttwel Stabt-

llsatlon aad Conservation offloes, telephone directory, rad alty llgbt aad

The aaaea aad addressee of agents aad bidders vera obtained



19



fron the buyers and sellers.

There vat an attaint to contact each buyer, seller, eoent, and Mider

Involved In tha farm real aetata transaction. Vhatt tha barer and seller lived

within tha aroa or vlthln tan alias ef the county lino, tha Interviewer aade

at leant one call "»ck, and In west eases two calls baek war* nude la an

attempt to oontae* the party Involved If ho vas not at hoas on tha first call,

Tn oases vhors the wife was hone, an appointment was aada to see the husband

at a time that world be the aost eenwnlent for hin. There was an artraas

effort not forth to contact all rarties Involved In fans real estate transfer!

durinr this tlas reriod.

It least one atteant vae aade to contact the buyers and sellers that lived

out of the area and In various other sections of the state. Ho out-of-state

Interviews were taken In t in study.

The tine required to eomplete an Interview was an roxlnately 40 ainutea.

Many of the Interviews vera taken of an evening hscaoss the business am In

town were often cut of town or other ! uelnosa Interfered with answering a

qnastlonnalre. Many of the faroers vara busy with their late avrlns; and

sorter work and wanted the Interviewer to coma baek seas evening. For these

reasons, aany of the schedules were taken on the first sail book. Personal

Interviews were considered the only effective way ef retting Infomatlen

needed in this study.

Table 1 shows tha nusber of bona fide sales aad ambers ef buyers and

sellers -ne-.ti nnalree ooapleted.
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Areas Studied

The »»>leoted areas art not a true representation of all few real estate

la Kansas. Be counties vers taken la tho northeast corner of Kansas In the

com bait and lbs extreme southeast corner of Vaases ta tho tjeneral faradng

area where the imm-» rainfall la the highest. Also emitted vere tha flint

h'.lla raflor:, which is orinarily blu-aton graas, and aa area where iaduatry

nay affaot tha price of land (aa around iehita, Tomka, or Kansas City)

and tha heart of tb* wheat bolt area in South-Central Kanaas. This study

doss not represent all of Kansas hot onl? the jfiven four areas,

Tn each of the two western areas, two eountioa were token to laereaea

tha amber of transactions to the 40-50 level within a single geograpiis

univera . Although, the study was not Halted to this range aa Dickinson

area had only 35 tranafere and Anderson area waa high 1th 72 tranafera.

The following la a brief deserJotion of sach rea that was need in this

-'
' .

Aral l - The Anderson area la a diversified arrienltural area. The

livestock orerrams are predoalnated by beef er.t'le and dairy enterprises.

aeet was the aajor cash crop with 36,700 acres la 1955, while an even

distribution ef feed arena vere grown \-hioh consisted of 21,600 acres of

com, 31,000 aorea of barley, 2~,300 sores of eats, 20,500 sores of sorgbuns,

and 10,700 aorea of alfalfa hay,
1

The averoro aire of fana in this area waa 261 acres.3 The average

1 Kansas State Board of Agriculture, Ttam fasts 1955-56 . >9th Report, pp. ID,
lft-29, /6-47.

^^ •—•-*»» r— -« m
2 V. 3. Depsrtaent of Conasroe, EaA fiflHejaj of AjglCTMW, 125A. Volwe I,
rare IJ, p, U„
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lenrth of the growing mm la 1*4 day*. Tba average rainfall la 37 lnebaa

cor rear.1 Tha county has as average olemtlon of 1,100 foot abem a«a lava1..

Tha topography varlee fro* pintly elop'rr to distinctly rolllrp land- •'1th

aella that ere residual fron llaestone, send -itemo, and shale, with abala

pradcadaetl r. At tho present tlae, .to t of tha unload aolla are add and

deficient In nitrogen and phosphoro:]. lis* and fertiliser should ba used for

auec<eafcl production. '>o«ion haa boon 'mite severe In tbla county,2

Tba total area of tha Bounty Is Je^PO ncro , vhlab vaa 5'' percent

cropland and 40 poroent restore and nea'ov In 1°^,-'

Araa 7. - Tha Dickinson araa consists of a dl-erslfled tyne of a~riou3tu-o.

Tba bsef oattla enterprise la tha aoet Important In tha livestock progrea,

A total of 53,35r haad of baaf cattle vara on tba fame In this araa on

January 1, 1956. Dairying la a alner enterprise In this aroe.*

Vbaat la tha najor crop In this araa, vltb 13f ,000 acres In 1955, Tha

other crops ara grown nriaarny for food for live -took enterprises. Tha foad

•npa ara wall distributed with 40,700 acres of sorrhnaa, 38,200 aoras of oota,

35,700 acres of alfalfa hay, 30,800 aoras of oom, and 24,500 aoras of barley.'

Tha average far* consisted of 291 acres In 1954* Tba amount of rainfall

If epprojttiately 31 lnohaa par year.7 Tha average growing aaaaon la the

1 ocwor, Leo M. i flnsmarr of IlUU Afrltmlt.nre . Agricultural Soonoaloa
Report -Ho. 55. p. 6.
2 Kancas Agricultural Sxperlaent station and Kansas State Planning ^oard,

AffTlgal^mil gWWTBoa of IlBeM. *««•» State College Bulletin 122, n. li-13.
T!. 3, Depertnant of Coanoren, £, 2« Canara o£ Agriculture 2254, voluoe I,

Part 13, p. 44.
4 Kansas State Board of Agriculture, Farm facta 1955-56,. 39th Report, p. 10.
5 Ibid.,_pp. 18J9, 46-47.

Departaent of Ccanerea, JJ. S.. ZmiM fit Agriculture 1954, Voluae I,
Part 13, r. 44.
7 Hoover, Lao X. ,\ AotaWS Si IbbbbM Agriculture . Agricultural GoonoaJcs
Report So. 55, p. 6.
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la 771 days. TM- area tma an elevation of approadnatoly 1,350 foet

above hoc lovol, Tha topography la rolling vlth areas of low hSUi, There

la • broad expanse of bottom land aoila adjaooat to tha Kansas River and lta

trlbntarlos that era level to gently sloping. The aella am prlaerlly

rasldnal fron llaesteae and abala la the southern portion and from llaestoae,

anndotmo, and stale la tba northern portion. Tha aolla are relatively dean

and fertile, Theee aolla are not acid and <4ll respond to nltro^m and

phsjaahar— fertilisers. Vater araalon haa taken plaoe on the sloping np»

laads.l

Tn 1954, tile area constated of 947,200 seres, which 63 percent vae e-on-

land and 36 pers-nt In pastor* end asadovs.2

ISM 2 - Barton ITuauell eras prlaerlly aaaalets of vheat and beef oattle

enterprises, "heat la the najor erop of thla sree with 370,000 aeres and

sorabnae rank second vlth 113,3no acres In 1959. Sorrtans have bean raised

primarily for livestock feed. The beef octtlo enterprises oonslst of eov

herds end fall season vlnterlnr and gracing of steers, that totaled 79,300

bead on Jtaaary 1, 1996. Dairying <* • asmll saale haa beooas an la^ortant

ee rartary enterprise store to tbe larger eitloo.'

The average alee fara em I sited of /.OS aerea In Barton Cowty vhile In

taaaall. County 970 aerea In 1994.* Tbe average graving season In thla I

1 Kanaaa Agrlealtnral arporiaent Station end Ianess State Planning Beard,
jUrtWMBfll teSMBM fl£ JaVMf* *•»*» 3tata Collage Bulletin VZ, p. 9WT.

Part 13, p. 49.
3 Kansas State Oocrd of Agriculture, /jam, facjyi r 55-56. 39th Report, pp. 10,
18-19, 36-99,
4 V, 8. Deparbaaat of Coaaaree, JJ.

s. Cjenana, fit Asvionltnra l^t Voluao T,
Part 13, p. 44.
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is 173 day*,* The average rainfall la thla iroo la approxl'aately 25 laches'

par year. 1' "ha elevation of this arse la approximately 1,900 to l,f"50 fast

above aaa level. Tba toponraphy Is that of a sloplnr to gently rollinr plains

exaspt la tba immediate vicinity of tha larger otreaaa '-hare tba topography

baecaaa broken end hilly, Tba aoils hav-- barn derlvad prlaarlly froa tba

veetherin.' of llaasteas axoapt la tba eouths-n portion, south of tba

Arkansas River, wbara thny have baan formed froa tba weathering of ©utvaeh

plains materials. Tba soils contain s Mod supply of plant food aatarlals

and are not add in reaction. Sheet and vlnd erosion ooour occasionally and

saa be proventod aesllyi severe erosion seldom oeaurs.3

This area consists of 1,1/4,960 aeros. Tn 1954 the southern county

(3arton County) was aada up of 78 paroent cropland and 19 percent pasture,

while tbs northern county (Husaell County) was aada up of 51 peroaat oroplaad

and 42 peroaat posture,*

Oil activity la thla area baa been aa Important eponoaie fsotor, Ta 1955,

than ware 6,390 prcdneinc valla vith a production of 25,135^07 herrola. Oil

produotioa oorsrs aa area of 13T,2PC acres.

taw of the land transfers in this study Involved land which bad pro-

ducing oil voile oe then.

1 Kansas Agricultural Experiment Station and Feases State Planning Heard,

f—1—1*—-|
Baasuraea at JattaVl tansos State Collet Bulletia V?, p. ir,

-

Repnrt, !?e. 55, p, 6,
J Kaaaaa Agricultural Sirporlaant Station and Kansas 3tate Planolag Hoard,

1 St JatMMi Kansas State College bulletin 152, p- . 17-11

4 V.S. Depirtaeot of Coaneroe, J. S,. Ojbjsi af. ^rrtWltttT* X2L, volu«e T,
Part 13, p. 14,
5 Qoabsl, E. D,, A. L. Hornbaker, . n. Atkinson, and J. M, Jevst'. 011 and

to
'••*• • •' '•• '

I
•-"'" " "

r
'- ••

ajrvajraf •---,



»roa £ - The logan-Wiehita eree la characterized by • prl»sri",y dry

land typo of ..rrioulturo, "1th irrigation Bsetailng acre Important thrcc(* tb*

central portion east to vast In Vlehlta County, he- 1 1« the aajor erop vith

?40,f»0 acron, while eorttau ranked second 1th tOVaMD eereo la 1999* 3Mf

cattle la the only laportant livestock eatorvrl so vlth V t
y$r) hoed oa January

1, 1996 la thin ith,1

Tho arorriirn olio of font la VleMt* County was 1,228 mores la 1<>54,

vhllo Lofloa County aversced 1,6?9 aeroe por fern.2 Tho aaount of rainfall la

epproxlaatcly 18 iaehos por year, 3

Tho length of tho gravin* oaaaoa oTeragos botvaan 199 to 164 days. Tho

elovcMon rsmron from 3,100 foot to 3,300 foot abovo eoa level. Tho topography

la that of gentle slopiar to gently rolling plains vlth a fo--- lev hllla aad

la km places sharp brooks la the vicinity of larger streams. The soils have

beea formed almost entirely froa the weathar!n« of vlnd deposited materials.

Erosion by voter has not bean severe. Practically all of the eolls under

estivation aro subject to erosion by vind vhloh hns been oerere oa oooaaion

la sany looalltlea. The llaltlnr faster of crop prodtMtloa la tho laek of

rainfall/

This area totals 1,190,080 acres, of vhloh Vlehlta County had 97 per-

eent of ita share (463,3fi/1 seres) la ferae vlth 70 pereent In cropland aad

26 poroont la nature In 1994, vhlle Ic-ea County (o*6,72--' aoree) bad 39

1 Kansas State Board of Agriculture, Fans roots l?99-96. '^Hh Report, pp. 10,
1»-19, 2P-3".
"J n. 3. Department of Ceaneroe, £. £. Cjejua. of ierleiiltnro 1994 . Volume T,

Part 13, p. 48,
3 ewer, tee H. 1 *—-»~ of Kenans ' rriculture . Agricultural Beoaonies
neporc r>o. j?, p. o.

4 Kaaaas Agricultural Experiment Station aad Kansas State Plaanlna Beard,

i St fflWBI Kansas State Collars Bolletln 122, pp. 1?3-
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percent in cropland and 42 peccant la pasture In 1~54, (1* perowt of land vea

not reixirtod«r

Characteristics of Real "state

Fara real estate baa nany obaraeterlatles. Bene of these are physical

ebaraeterlatlea of aoll affecting productivity, aire of treat, Mnd of road,

dlatanea to tovn aad aarket, aad extent of laprvreneata and all of these aay

affect a rnrtleular tranaaotlon.

BttlltT of. Janet* *»• quality of land that entered the fara real estate

aarket In 1956 vaa considered awe** by 65 peroeat of the buyers In all four

areas. The study shewed no significant difference la the quality of land

sold aaonr the four arses studied in the state (Table ?).2 The productivity

of the tracts transferred could be tented only on the basis of uheat yields,

alnoe uheat was the only crop iarwrtant In all four areas. The variation In

yields aneng these areas is due acre to rainfall than to the duality of land.

Table ? shows that yields In the central and veatem areas vers lower than In

Eastern Kansas. The average estlaated yields of tracts tranaf "rrad vera

higher far each area than the 1945-54 average yield for all land In tbe area,

Anderson area had tbe greatest deviation with an estlaated yield of 37,9

bushels per acre, on tracts transferred compared to the 19X5-M average yield

of 2",4 bushels per acre. «artaa teas"!?- area had the Baallest deviation

with an estlaated yield of 1/..7 bashela par acre en tbe tracts transferred

to the average yield of 13.5 bushels per acre for 1945-54 tlae period.

1 V, 3. DepartBMBt of Conneroe, J, £. £eajya, SZ Agriculture 1Q54 . Voluae I,

part 1J, p, 4P,
2 Table 2 to 62 la appendix.
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The estlaated yielde of tho transfers in the Meklnson and Lo#anJ.*lehlta

areas v«tb 10,7 and 19.P buahele per Mn respectively, while the 1145-54

r.verapo county yields vera 16.P bushels per acre for Dickinson em) 15.1

bushels per aora for the Logan-: lohlte areas. Tventy-fiv : ;*roent of the

traeta did not abev wheat yieidsj these tracts either were all *rass or wheat

vae not lneluded In the fanaing rroerao.

The Infomatlon reoelved on the ooiryinp oapaeity of native gre.ee was

inadequate. The Anderson area re-ortod that 37 percent of the tracts re-

quired 4 to 6 acres per anJaal unit. It le ooraaon haowled-e t,h->t as rainfall

deoreasee rein" westward Into the short native crass regions the nmber of

acres required per antoal unit Increases (Table 4).

Sigt of. Tract. The tra eta transferred varied In size in the four aree •.

Anderson area had the anallent traeta transferred, averairlng 133 aeres per

tmat, while the Uwpn- lehltn area avsrared 404 acres per traot (Table 5).

The tracts transferred rawed fron 40 acre* (alnlam alee taken In thle study)

near towns end cities to 10,700 acres located In logon County of the loeua-

Vlehita area.

The everupe aire of traeta transferred was sweller than the averare fan

wit In the respective arean. Of the traeta tranaferred In I056, 48 percent

were uwehaeed for farn snlarreaent or to be used as a part of previous fam

units, while only IP percent were purchased for complete fam units.

USA fit Sflbt* The kinds of roada of road that Joined the tracts of land

transfe-red varied fron aree to aree (Tabl« 6). Hie Anderson area had only

4 percent of Its tracts located on dirt roads, the Lcgan-Wiehlta area had

60 percent of the transfer* on dirt roe/in. Dlffarcncee In kind* of roads

were highly slmlfloant in the four areas studied. The kind of read aimnlfl-



eaatly inflaenecd the price pot mm of land tr-.nofers In the Dickinson <

at the 5 percent level and la the Barton-ltaaeell im itttelO pwawt level,

while no affect on prloe um dBteeted frea kind of road 1b tho ottar two

areas (Table 7), The satire variation la average price par aere oejmet ha

attributed to the Mud of roads, since other fasten ewsh aa rrodootivity

and ianwwenta nay be related to the kind of road and cannot be entirely

.,.'
J

Wi HlMl *" **m Mn*«#«MaVee1rttci aaj H»| Hasaf,

of aU**eetbor road* in the aore thickly populated areas, the distance to

town or to aarfcet today la net ae Important a factor In influencing the prloe

per aore of land aa In the pact. Bonethelase, a reseat study Indicated that

fara nal estate within a fev nllee of town sold elRnifleantly higher than

that at • fleeter dlataneo.l Svan with the present network of all-weather
1

roa'3, the additional eeata for transportation involved la aarketlag f»»

pradnote can affect the valne of fern real estate tracta that are located

several olios frca a aarket. Distance to town, If the distance Is great

aey Involve other laeonreuleneee or costs such aa time and coat of (joinr: to

and frca schools, ohnrebes, and all social events. ElnMy-thra* percent of

the tracts traneferred vera within nine alles of town (Table 8}. Distance to

town had no eifinlfioant effect on the prloe per aore except for the Logan.

viehlta area. This proa had a significant variation at the 5 percent level

with 12 tracts at the average of 17502 per aore up to I alios to town, 12

tracts at <<54.75 per aore frcri 5-9 alloc to town, 8 tracts at *40.50 per

acre at the 10-H atle Interval, 2 tracta at '35.00 per

Nweh, Charlee F., and ilfrsd B. Pine. The Value of ft
Raaaea Agricoltmal Srporloent Station, ^IVMxTW, Apriltt^pTluB.



acre at 13-19 all* Interval, aad 2 treats at $35.70 per acre at the 2^-24

alia Interval to town (Table 9)*

'-I M| g[ | . r.-- \
:'

. BaJMHWaM ar^ •—-' gal aaj MMtaajy Mg|

complete fara mlta, "ban a tract la parshesed for fan* onlarflamoat , tha

buyer often does not desire iaprormsnts, Tha transfers that occurred la

1996 vara 47 ti ers sat anlaproved, while 26 percent of all transfers had vhai

the buyer oooeldered average laproveaants (Table V'). Taprovoaeats vv
given primary consider. 1 5 on la aoaa oe»es and contributed such to the buver'a

dealaloa on tha final price. Other buyers preferred unimproved traeta and

gem Uttlo or no consideration to lacaajveaeats, Prloa par acre paid vns

greatly influenced by tha extant of improvements la all but the togaa-

Vlohlta area la which ?5 of 37 traeta vara unimproved. Prlae par acre la tat

Anderson area vaa highly significantly influenced by extant of improvements,

with average prloa per aero ranging froa "49.17 for unimproved traote to

.^6 for traeta vith above averape laprw-aaata (Table 11),

fltjhor raatora. Other factors* sash as i .'oraont of tract in cropland,

wheat allotment aeroa«e9, and the emouat aad adequacy of buildings are

additional variations la the characteristics of fara real estate which aay

affect value.

The percent of cropland In tract varies with the four areas studied.

The areas with tha greatest Bomber of traote with 40-100
iwaewt la crop-

land were In the central and western "ansaa areas. Differences among the

areas were highly significant (Table 1?). Peroent of oroplnnd In tract

significantly affected the price per acre la the 3ert©n-Bussell aad Logan-

'ichlta areas (Table 13),

The peroent of cropland la wheat allotaeat was less la the Anderaon area
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than In the ether three areas. The percent of cropland la vheat allotment

vas MpMy nltpnlfloantly different aaong the four areas (Table 1A). The

arerai" prlee per aera vas significantly Influenced In all areas by percent

of erepland In vheat allotaent.

Forty pereent of all tracts transferred hers hocooc air' other building.

The transfers In the Anderson area had 56 percent of the treats vlth both a

house and other butldlnge (Table 15). Variations In the aacont of buildings

vere highly significant oaonc the fear areas. The tracts vlth hoots and ether

evJldlnre vere oonsldered adequate for a faming headquarters by 91 percent

of the buyers of these tracts (Table 16). The Influence of asount of

buildings on average price per acre vas highly significant In Anderson and

DleVlnsoo areas (Table 17).

Characteristics of the tracts of land transferred appeared tc hare

Influenced the prlee per acre paid. The snail nmber of eases prevented

subsertlng and testing the effect that each factor alone had on price per

acre. The nany variations In characteristics easng the tracts transferred

and little evidence of a grading syetoa Indicate the difficulties which buyers

and sellers nay have In pricing land. Bach tract tends tc be aniens, re-

sulting In an inperfoetly ooapotltlve alter-tlon. Adequate grading vould

help cllalnate thin vsakneac In the fan real estate market.

Characteristics and Circumstances of Bayers and Sellers

The seller schedules vers not avallnMe for tMa study. The information

obtained vas given by the buyer to the extent thct he could answer the

questions concerning the seller on the buyer questionnaire.

Sellers. Reasons for celling, as given by the buyer, vere a*ny vlth no
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mm (Table 1") . In many <um, tha buj-or did not know vhr the

asllor sold • given tmet. The occupation of the sellers varied dth active

ftram selllnc 37 r.irestrt. of tha trneta. The frroateet vnrlatinn of seller

occupations anon*; areas vas tho aOBferaer-profossionel oeeuratlan la Anderson

area sailing 13 of tha total 16 tract-i sold la all araaa (Table 19).

Tha residence of tha seller* varied la this study, vlth 52 percent of

all aallera living la town (Table 30). Aaderaoa aroa had tha blrheet ceroent

of sellers livini» en the fam soM, The variation la residence of sellers

aaong the four areas vas significant, while • hl«* perooat of the sellers

lived la town, the dlataaoe the sellers lived froa the tract sold varied

nunc the four areas. A majority of the sellers lived la the sane or ad-

joining eouaty vlth 31 percent of these sellers living nor* than five alias

froa the tracts they sold. The distance the seller lived froa the tract sold

was significantly different eaonr the four arses*

2E2I1* Tb* active faraer vas the predoalnant buyer, -urohanlng 67

rere-mt of the tracts sold. The regaining S3 percent cf the tracts vers

purchased by persons In auaarcus other occupations (Tablo ?1),

The local real estate aarket vas node r of i slngls 'ayer sad a slnrle

seller In 7! percmt of the transactions Involved (Table 3?). The ccapetltloa

froa other bidders Involved eo fev oases that no reasonable evaluation could

be aade of the Influence cf competition a ion* Mdders, An explanation for the

limited awiiar cf bidders aay relate back to the length of tlae the buyer vas

la the aarket for land. 31nee land Is a scare* resource for aost active

famers, 65 percent cf the buyers bought on s "quick decision" basis or at the

first opportunity to purchase a tract cf land to fulfill their needs as soon

as the tract eeae on the aarket (Ta Is 33).
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Sixty percent ef the bum* vbo participated 1b the fara real •tat*

market la 1796 were living an another Aim and A percent lived on the fara

beupftt, while 36 percent of the buyers lived In ten (Table U), do significant

differences existed In the reeldeaee ef buyerc eawnc the four areea.

The am of buyers varied aaeng areas with the Anderson area having 59

percent of lt« bnyere under 45 yeaw of age, while Dleklrson area had 73

percent, Ta-ton-Ruseell area 72 percent, and Lofnn^lchlte area 69 percent of

the burers /.5 yearc of arc and over. The differences In a<-es of the buyers

for the four areas were not sleni Meant (Table 25), The ace of buyers showed

no significant effect on prlee per acre paid In this study (Table 26).

IiWrtlflB- Th» looetlon ef the tract to the buyer Is an laportant footer

In the real estate market. For the four areas, £3 percent of the buyers lived

vlthln five alios of the tract purchased, while 36 percent lived beyond five

alios, but vlthln the seas or adjacent county. Dlfferenoee In location of

traots to the buyers were highly significant aaonjr the four areas (Table ?7).

The location affeetel the prlee paid per core In the four areas, -lth the

hi Chest pries being paid for traots when the buyer was Tlvlng on the fara or

within five alles (Table 3P). Location of buyer to land bought baa signifi-

cantly Influenced the prlee per aere of tracts In the Logan-i ichlta and Andersen

areea,1 This suprorts the belief that the real estate oarket Is a relatively

lec.lleed oarket. Another factor to support this belief Is that 64 percent ef

all bnyere tee-' the sellers rwrsanally (Table 29) and 59 percent of the bnyere

learned the traot was for sale thrown the seller (Table

I £px Unrln^. Reasons for buying, as given by the bnyere Interviewed,

1 Logan—'lehlta area was slr>nlfioant at the 5 percent level, while Andemen
area was significant at the 10 percent level.
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jore aeny and varied. The prlae active fop baying la the four trees Ms for

fern enlargement, Continuation of taohnologJoal ed-reoeaaents and striving far

MM optlaua slsed wilt, borer* In 46 percent of the oaaM purchased additional

land to enlarge Uelr faming units la l^lA, Or*nt»r acrea/»o of vhaat

allotavmt uaa not given as a reason for any transaction. Tt la believed that

It vaa a aoM or lata Indirect reaaon in several oases. '•Tenant to owner"

was ginm aa the reason for tec transfers, vlth four transactions sash In the

Anderson and Dickinson areas. This geva those tenants a ohanoe to advanM up

the agricultural ladder froa tenant to at least part ovn»>r, land purchased

for aa Investment was probebly a reason la every ease, bat was considered the

prlas reason la only ?3 obms. Of these 23 buyers, only three vara active

faraers, so It vas evldeat t.hnt they vore buyin.r aalnly for invastaaat, Tba

distrlbntloa of raasona for buying 1* ahovn by area la Table 31*

Hnaty-two iieroent of the buyers reported they wr» under no urusaura to

bay (Table T). Right rereont vara under treasure to bay, vlth oaly to eases

Involved a sltaatlM where the buyer Mold no longer rent. Three tracts wore

bcro-ht beoaaee the purchasers were afraid som one else vould bar first, and

the roaaialng navtm oa es there were other reasons for the
;
-ra*suro to buy.

Farm onlargaaent resulted whoa a landowner purchased a tract to add to a

previous fans unit, Vara enlargement, la a ttar.se, resulted Jr. 61 of 94 eases

where sa active fkraar bought land (Table 13), The land evned by that par-

ticular faraer Increased, bat the fern unit operated waa enlarged only if the

tract purchased waa la addition to the ground la the fara unit rrlor to the

purehaea, Actlvr farawrs purchased 61 of 67 fara enlargeaent transfers that

occurred la this stu?y. Hot frra cnlargaasnt would eeour If the tract

purchased to enlarge m fans unit did not deoreaie another fara unit. Not
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fara enlargement resulte vhao the amber of fan* units MmtH, Fara «e-

largoaen^ eoneistlnf of AB percent of tho transfers, did not appear to be

ralcted to rrtoo r»ld per acre (Table 34).

jEjjjai of Bsfllnlrr- The **** of prtee bargelalng vw • unique ohais.

»et«rl»tio of the transections Involved, rorty-eirht percent of the buyers

Indicated there use no price bargaining tbay bonrfbt the trart at the

eeller's eoHnp priea or If the seller bod not eet rrlee, the seller

aseoptal the first offer of the buyer. Effective benplnlnr vae prooeat in 38

percent of the transections Involved, In vhleh the buyer bid lees then the

asking price aad paid lose then the asking price, while 4 peroent of the buyers

bid less then the asking prise, but paid the asking prise when the truns-

ao-lon was -oorletad (Table 35).

The price paid per acre was net significantly different where bargaining,

existed than In the oa es vhere no price bargaining existed (Table 36)

.

Bersalnln^ on othor considerations mMh as aineral rlrhta, royalty rirtta, and

landlord's share of standing crops, wore insiraifleant In the four areas In

1956.

CoflSimiSM. Tb* obaraoterlstles and elrouastenoeo of buyers and sellers

vary fireetly within and aacmp areas. Xany reasons far •elllnsr and buying

existed, location In relation to ssllor and buyer differed, little competition

froa bidders occurred, sad the length of tine the propertjr was on the Market

vae short. Various methods of selling vere used with variable amounts of

bargaining Involved.

These result In unique oondlticns for each transection and result la

laperfeot ooapetltlcm. Only slight opportunity appears to exist to deal with

eel" ers and buyers who do net differ widely la eharaeterletlcs and elroua-
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srrlag and Prioing rrooodurss

Bayers loomed about the tract* th-y purchased throng)) the esllere in

fO pmwt of the eases (Table 30). Sellers oftsa knew of prospective buyers

awl would raake contacts personel''y rather then listing with agents, as a<*ents

handled only S3 pereent of the transfers. Many of the sellers felt they

could sell their plaoes for as nooh as the areat and vonld save the eenolssion

shargea. Only 6 pereent of the eslls-o advertised their land for sale. The

nodiua of advertising used by seller* was the newspaper, while agents used

tho newepaper, vindov display, and radio, in a few instances. The buyer

learned of a tract for sale through wxsssnity knowledge in 4 peroent of the

eases and throw* » friend in 3 nsroant of the oaaee. Other asthode oade op

the renelnlng 5 pereoBt of the transactions. Tt la believed that aeny

sellers would have benefited by the use of sgente and aoro edvertislnr to

lnfera aora prospective buyers that a given tract is for sale, when sellers

handle their own sale contacts with little advertlal r, the real estate

aarket is limited to a looal area in seat eases.

Prlcln* ^rocoduroa. An analysis of evaluation presedures waa attempted

la this study. The theory of future Ineeae Is aooepted as one basis for

evaluating land. The extent that this theory was used by the buyers appeared

to vary with, individual buyers bat was difficult to detendne. The buyers

retorted they had estimated the value In 1L pereent of the tracts Involved

and bad not estimated the value la 36 percent of the oaa-s (Table 37).

Variations in buyers estlaetee of the land value vers highly significant In

the four areas. Inforaatlon concerning crop yields vas obtained by 65 per-

eent of the buyers, while 21 percent of the borers did not try to obtain this

inforaatlon. A highly slgalfleant difference existed aaong the four areas la



the extant to vhieh ore? jriolda vero obtained by buyer* (Table T), tlpfety

percent of the borer* indicated tb»t they ree-<iv d no help froa other

professional pereoanel such es the local beaker or oounty arent la deterainlng

the TM^oe paid (Table 7>),

The nee of rocoat fbm real estate sale* at a srulde to prlae set in" wae

expected. Only 1* percent of the buyer* Indicated the use of specific sales

In (pol^nc their rrleln* decision*. Fifty-six reraent of the buyer* reported

they did not knot' of reeeat sale*, while ?6 peroeat knew of recent ealen, bat

olalned they did act uee these sales as a urieine inrfde. %ny of the buyers

lndloated they paid about averse market r<r!oe for land (Table ln ).

Only 20 percent of the buyer* obtained InfoiwatSon en net Income to use

a* a prloliuf guide, while 75 r>oroeiit of the buyers did not eak for figures on

net lneow of gJv«n tracts (Table O), Inspection of tbo tract by the buyer

occurred la 95 percent of the oases (Table 42). The buyer* were able to

Jodfw to a eortala extent, the tyr>e of aoil, eaeunt of erosion, and growth

of any crop that nay be growing on the land at that tl-se.

It was observed that a relatively large nunber of bayer* etated they war*

not In the asrket for lend prior to the tract they rurehasad. Tt waa exneete*

that aaet buyers had given serl-us thowht to burin* land to the oxtent that

they had been looking for sow land to buy. The buyer* Indicated that 65

percent of the transactions Involved "«nslok decision" buying as stated

previously, and the location to the buyer's oporatloa influenced the decision

to buy (Table ?3),

Buyers telle* ted that la 75 percent of the ease* a* other Udder* •or*

Involved ffable 22), This suggest* a high decree of laperfeet eoapetltlon In

the real estate narket. IcKee gave several reasons vhy the laok of bidder*



nay hove existed! (1) Tte seller priced his treat of land belov tbo re-.oral

aarket wains ami the first person contacted nade tb* puroteee, (a) tte wllw

ads no effort to cortaet « reone otter tten the ultlrsate buyer, (3) tte seller

contacted a '-arson well acquaint** vlth earobilltlso of tte lard, («) tte

tar*r uaa overly optlaletle 1b estimating tte future returns, end (<) tte

seller did not advertise or list tte tract with an a»rent,

Kesponoea of aany barer* loft tte lawrasoion that oonpetltlen la present

without another neraon tenoning • bidder. Tt vas livlleeted by several teyora

that tte umber of people deslrlnr lan3 or tte deaaad for land was • decisive

factor In det*minln<T price. These teyora oust tar? felt that coanetitloa wu

BTCoantf although net a '.-.rtleular bidder, setwis would have narehasod tte

traot* given tte opportunity. This does net lndloate a rerfeot market, bat

loos of an laperfeot aarket than tte annber of bidders lndloate.

sanralnlng. Barsalnlag between tte eelle -s and buyers as stated before

was lees tten expected, Active fanaers vera tte larfre^t area? In the sollers

arret. This group consisted of 53 sellers, of which ~>3 did net partial ate

In prloe hawainlw, • bile If, seller* nartleipated la price bargaining with

tte buyers and sold for less than they were flrat asking (Table 43). Re-

tired fanes* sold with no price harpalnlng In 12 of 18 ease*. Bo signifi-

cant dlfferanoea existed la tte extent of beroolning nnong oaeocaHon* of tte

sellers.

Seas of tte sellers ney not have been In a bariplnlag position, aa 1
gave financial pressura as tte reason for selling, of whloh 11 vere active

1 Mc'ee, Vernon C. fr tatiUU SL JM IlB 2fll Estate Market la Claw art

-.---. --I m5 mm •• •-• -• TmJi, Mta



farmers, Health end age was the mm In 28 ease* for celling (Table U.) ,

The rsaalalag seller* had away and varied reason* for dlsposinc ef land aad

their bar^oinlrc positions vara difficult to deteraino without further

laforoatloa,

Tha buyer* reported no pria* baraalnlntr In IP paront of the transfer*,

with a of tho 9A active fanaara indicating no price berr-einin* (Table X5).

TMa nay Indicate thut the aellera triced the tract at or elav aerfcet level

aad the bwero aov no need for ba-.^al nin<?. On the other hand, the buyer*

oay have been over optlalstle about tho value of a frlvn tract. To •opport

this indication, 3P of 67 transfers for far* enlarf-eaent did not Involve

price bawalnlmj, vblle buyer* bid leer and paid lean In 11 oaaes ooaoared to

9 eaeea of no price barmlnlnit vhen land vaa bought for an Investaent

(Table 46).

The location of the land nurohssed did not •lgalflaantly affect the ex-

tent of bereelning (Table 17). Also, the price pe- acre raid by the buvers

wan not affected simlfieanVIy by the extent of bairalnlnR. The elaae

Interval of *16<5 aad up per acre MM the only Interval where "Md lower*

paid less" oases exceeded the "no price berrmlnljir" ease*, Anderaro aad

Tarton-Ruseell were areas where the price per acre was higher for "bid

lover-paid le*«" oaaee than for the "no price bargaining" oaaes. The

greatest spread occurred in the Locan-: lehlta area with r 7 per acre spread

compared to PS per acre spread for tha Dickinson area. Tn contrast to the

other two areaa, 13 "ao price bar«"*lnlnij" oaaee were Mt per acre leas than

1? "bid lower-paid less" easee la the ferton-Ruaaell area and ' 3 per aero leee

for M "no price barnainin?" oasea oompared to IP "bid lover-paid lesa"

oaaea la the Anderson area (Table 36), This out eats that other factor*
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Influence the price per aero more than ths extent of bargaining. The buyers

did not eorsidor oil end gas leading right* •* important bargaining factor in

23 percent of ths ecnes, while in 4 rWMUt of tho eases these rim tn were

<rlven Important consideration. Aoeording to the buyers, there was no

bargaining involved for the oil and (fas rights la the renaining 73 peroent

of the transactions.

The aineral and royalty rights received little or no bargaining, the

sellers ariparently being willing to rive «P toy rights they owned. In aaay

oases, part of the rights had bean sold at acne previous date. Only one

tract of land was transferred with no Mineral and no royalty rights, this

tract being located in the Anders-* area. All of the ainoral rights vara

obtained In 63 pereant of the ease* and all of the royalty right* wera

obtained in 62 percent of the oases. One-half of the mineral and royalty

rights were received by 10 psreont of the buyers, while 1/ft and 1/3 share of

alneral and royalty rights vera received In one ease each. Information on the

remitting 25 percent of transfers was not obtained. Only la very few eases

did the buyers feel that they paid extra to obtain the alneral and royalty

rights that they received.

After the bargaining ha* bean completed and a prlee has bean agreed

upon by the buyer and the seller, the agreement may stand as an oral agraeaetit,

or a written agreement nay be drawn up aad the aajor rcinte of the agreement

put in vrltlar and signed by each r*rty. The type of agreement used varied

significantly amoaf the four wrens vith 65 peraent of the agreements written

and 30 neroent oral, while 5 poroant did not answer. (Table iP).

Tama and Financing. Forty-four percent of all transfers were oash

transactions. Beyers acquired row mortgages for Afi percent of the transfer*

aad sssumod a mortgage for 6 percent of the ease*. Tnforaatlon regarding the
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length of terc of tbo Bortgaee vaa Circa by the buyew for 60 of the 79

Mortgage MMf. The information rcoclrod indleaVyj that 31 percent of all

loom were 30 year loan* or aero, ?5 percent wore 90-2* year loan* and 18

percent two 5-» yaar loana, 10 percent each wore W year and 10-U year

lout*. "aeed on the information frca thle study, It was round thmt the buyers

were twlng the long tora loans in »adereon end DleVineoa areas vith only on*

30 year Ion In Ic-on-' iohlta area. The aethod of flnanolw va« signlfl-

oantly different aaonff the four areas. Aadernoa and Mokineoa area transfers

wore flnan»«d rriasrlly by new :3ortrcr»s» vhlla the transfers la Berton-

Sueeell and logon-' ie\ lta ar-^aa vara ariaarily eaah tranefaw (Table ifl).

The rata of lntera-.t that vaa eharwd for fant mortgagee ranged fros 4.0

to 7,9 ->ercent. A total of 73 oaoee reported the Interest rate vlth 36

transactions In the 4.0 to 4,9 percent internal, 28 tranaactlona In the 5.0

to 5.9 pareant interrel, 8 transaotlcn* i» the 6.0 to 6.9 percent internal,

and one tranaaotlon In the 7.0 to 7.9 percent Interval, This Indicates that

aajorlty of tha buyers "a!«p" around for a lonr tora loan at a low rate of

Interest. The aoorce of loans lne'uded the eellera, looal banks, Federal

land Bank, insurance ooapanlae, and 'ndlvlliiole. The inforaatloa obtained

vaa lna«e~uate to girc any definite efurce that was need extenaircly.

Other yaetora . Heat of the buyers felt that a fara real aetata

appralaal vaa not needed. They 'aaed their belief on the facte that the

aajorlty of the buyers had known the land for eerarcl yearn or had famed it

at seas prerlcus date. The nonf mors also fait that an appralaal wool 1
, not

help la aoat Inatenoes. This say explain why 75 porooat of the boyers f?lt

that an appralaal would not have helped then to deteraino the nriee. Only

5 percent of the buyers had an epprnJa ? gale that vaa not oonnaeted vlth
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prttlBIt a loan (Tab!* 50).

The relationship b'tvNB ale* of treat arid and distance fron tcwn waa

significantly different for the fear areas. The 100-2)) acre elaae lxstereal

Included J9 pereeet of all transfers. The aajorlty of thaoa tranafere vara

160 aero tmots, vhlla tha 69-99 eore alaaa had 38 pereeet of tha oaaea with

W aera tracta bo'ap tha oeoaon s< . r-aine of tha 142 traeta vara la

tha 0-4 alia range of town, while 90 traeta vera la tha 5-9 alia range. Tha

town, in near aaeea, wi amll and tha aala objective waa to rnd out the

dletanee to a market *or trs'n products (Table 91).

The sellers la 1056 had other land la 42 percent of the esvee eaeordlag

to the Inforaatlon givee by buyers. The aajorlty of the sellers with other

land ware In the two uestota araaa. Acoordlnr- to tha buyers, 29 pereeat of

the sellers did not own other landj they did not know about the I'san lalnf

39 peroeat (Table 5?). Tha sellers bad not famed the traeta Involved In U
percent of the transfers, while 40 percent bad famed tha treat at erae nre-

vioue data or at the tine of the sale (Table 53). The sellers In the Qartoa-

aad Iegan Wlehlta areas often lived la tewn and drove out to their

Tha Inforaetloa given by the buyera waa Inadequate to determine how

sellers lived la town aad owned nonfara real aetata (Table 54). Tattee

55 to 62 prerlde additional Information not used In the body of the thesis.

Selected Ceoos

4 eoaotete deeerlr«tlon of eelected aaeea oaaaot be glv n. The question-

aalrea ware held beyond the tiaa available for this thesis la Uasbiagtea, D.

C, for the A.'.'-. Greet Plains land Prlelng Study. A stud? of eeloeted cases

baa aaoh nerit. The fara real aetata rvrket is saeh a unique aarket—*he
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aaebnr tit teMMetlcaa Is null end each transfer varies taoMor nore of Its

eharacterlstleo. Re sot vrielnr standard or procedure has boea developed to

fit all the variations that eoour la a fern real estate aarfeet.

-. -•' •.' -'
.

• •• - ;.r* . . MM MMeM H aaaTMM

County ay ba olted aa as own- 1e of a buyer buylnfr to replaoo land aold and

for fara enlargonent. Tola Individual aold a 160 aera tract of grass sad a

V7 aera tract vlth fair laproveaaata aad than banzai 930 aaraa that eoaslsted

of 120 aerai of cropland aad 300 seres of pastors aad asadev la one treat.

His farcing epsra in consisted of ran ral fairdng aad a grade A dairy

•nterorlse. The place vas farasd as a ooaplete fara aait sad *ea eonelderod

above average la locution veluo, Tbo location of the fare was on a gravel

read, trade A nilk rente aad eirt-.t alias from the ocunty seat* This vaa a

typical o -ner-oporator ease. The faally eoeslsted of oae daughter apprad-

aately 17 years eld &ad twe eons approodaetely IS aad 13 yeare old* This

owner vaa la his early AG's aad appeared to bo a goad fara aaaaaer. The fata

was financed through a local finance eoapaay at the rate of 5 pereeut for a

tern of 30 years. The price paid vee (79 par acre. The fara had aa 18 acre

wheat alletaoat aad aa estlaated wheat yield of 35 buel.ols per acre.

Ill'f i nlilaalV Tbs buyer la this ease was a nonfaraer living la Anderson

County. He was approximately 3?-35 yea a of are. The roe on for uentinr aera

land vet to enlarge his Lrasant 160 acre fam to aa efficient fnralng

eparatlca. The opportunity eaae for this enlargeaent when a 330 acre tract

was put oa the aarket thnt was located alee* to his resent place. The buyer

bought the place aad It was rented to hie rreseat tenant - ho was considered

ea efficient tenant. The buyer felt that he had bettered hlaself aad the

tenant by having a coaplete fara unit under one tenant. Alee, a AflO acre fara



would attract and keep a batter tenant then vtrnM • 160 acre fern. This

buyer aorteaged tbo 160 acres owned ass borrowed a high percent of the

ftraa a loaal lean oompany at 5 peraent for a tern of 20 yaera. The

loan la not recalled. The t»oc paid was (94 per acre. The plane was 78

peraent cropland vlth a 73 acre wheat allotatmt and the wheat yield was

estimated at 35 bnehele per aero.

Jjnant & £ynjg, Thl" MM lowlwed a young farmer epproslaately 25

years of are. He had bean a tenant on a poor farm with little ehanoe of

progresdr.*. Thla young ambitious farner applied and "nail fled for a FPJ

loan. The fare, he boueht consisted of Ufi acres, en a grade A mil* route,

and loo-ted on a rravel rend alx ndlea froa the eo- nty eeet. The fan oon-

aletod of 75 neremt cropland vlth 29 acres of wheat allotment, with an

eatlaated yield of 25 boahela v» aore. The price paid wee t80 per aore.

The FHA loan ooRsleted of 100 rereent pins *2,000 for farm laprorement that

waa need to build a (man A milking parlor and repair the present house and

barn. The main famlir enterprlae lnrolmd wae a grade A dairy enterprise.

Thla le a food exranle of a yourv farmer vbo la honest, hard working, and haa

a desire to become an owner-operator. Thla young farner le highly thought of

by Ma neighbors and friends, vbo have confidence that ha will be able to

handle thla 100 percent lean without difficulty birring an unusual alsfortuno.

." -.• - |j bJH • cr kkc r.-.r* kfajtall ! >-an- 1" Hi MMM

la not available at thla tlae to describe cases from these arses. Selected

cases la Mckir-oon area arc deosrlbsd by KoKee In "An Analyala of the rarm

Seal Estate Market In Clay and Dickinson Countl a, Kansas, 1956" a masters

thesis at Kancas State College, 1957.

The abo'n selected onsee support the hypotheses that there arc variations
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In tracts of 1*1*3 sad thaw are varlatlonn <n judgaaaate and elrcmstanoea of

buyers and sellers. When the auabsr of trmaMtloiM arc Halted la a study,

tbt ssleotod ease aethod helps to ahov aoaa of the variations Ma* axlat In

tba fain raal aetata aarket,

mum m CaWuncM

Records ahov that fans raal estate values la Kansas reached an all ttaa

hlch la 1957, durlac a period of drought and deellalag law lneeaen. This

lneroasa la land values aopaam In conflict vlth ov,»orte»oo prior to 195" whaa

land values and fam lnooaaa In Kanaaa followed tha sum trend. The buyers

nay have exceeted higher lneeaea following 1996 vhleh uoald stc-port M<*»r

land values. Generally, land values reenond rather auiekly to changes la

current laooae. Tba land market la aada ur. of value jadraaente of eaeh

boyer and each sellerj each Individual oaaa vill differ. Soa* character-

istic will bare acre value to eaa buyer or esller than to another.

This study had the cooperation of A.R. I, la nrovidin»? data froa three

areas of tha Oreet Plalas Land Prlolar Stady. TMa stady analysed the result*

of the buyera la the faro real estate Market la Anderson, Dlekir.aor, RoaaaU,

Berton, Logan, and vioMta Conntlea, Kansas la 1996. The analysis includes

K2 bona fide treaseetims vlthont aanpUnr. A typical fam raal estate

transaetira la described la the follovini? eeotion.

A Typlaal Situation

tract of land uas evirate la quality aoocrdlnf; to the buyers,

with an estimated yield for wheat at apprwtlaately JO bushels per acre. The

typical tract consisted of 160 acres and was on a gravel road la



mum* or on a dirt road la Western Kansas. Too tract lies within alii* iUn

of town vltb avoraee laproveaentB la tbs esstorn aroe and so lTprcvcnonts In

the western area. The typical tract baa ao» than 5" percent cropland -lth

ap-xwriTotely 30 percent of the cropland la vbeat allot

c

ant.

The typical seller was an aot' v> or a retired farasr vho had sold bs»

oaase of health sad are or financial pressure. The seller lived In town

within the acac or adjacent court* la uhloh the tract was located acd owned

other lead than the tract sold. According to the buyers, the seller had net

faraed the tract sold In AA psieant of the oases, while AO percent of he

sellers bad famed the tract at aoas given tlas sad the buyers did not know

about the rnaalalag 16 percent.

The typical buyer was aa active farmer of An to 5" years of are, living

on another fara within five alloc of the tract bought. The buyer knew the

seller personellr throngs business sad social acquaintances sad booght tbs

tract oa a "quick decision'' with little or no competition frca other bidders.

Tbs Best frequent reason for buying was for fara ealargeaeat. The buyer

generally inspected tbs property* obtained Information en crop yields, aad

•hen cctlaatcd the valve of the lead to determine the price. A written

asrecaont was used In eloalnc the transaction. The buyer felt that en

appraisal was act necessary aad would not help to deteralae the price be

would pay. The method of financing acct often consisted of new aortrages in

Anderson sad Dickinson areas aad all oash for TertooJtaeoell and Logan.

Vlohlta areas. The typical new mortgage was for X years at an interest rate

of A.5 ocrcoat.
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JaaaloalaM r^saract to ;',- aft] aaaa.

This study Indicates that the farn real estate nerVet la

laparfeetlons when coopered with the oharaotorlstlon of a aarfcat vtdoh la

considered perfect. Variations existed aaoatr tha tracts of land ulth ra»

apaot to characteristics vbleh influenced tha r,r!oe of land, Thla vaa found

to ba troe la all four areas,

Tha hypothosao tested la thla siw'.y arei

T, Tha fatm raal estate aarVet doaa not perfora perfsetly beoaneoi

1, Thara are variations la characteristics anon- treats of land.

Variations existed la tha naMy of land with 65 pareaat

of tha tracts considered average by tha buyers. A vide range

of estimated vhaat yields waa reported with 21 percent In the

15 to 19 baahal elaaa. The lnforooMcn oa eer-yia« capacity

of (Trass vaa not aaad because 46 paroant of tha tracts had

little or no crass. The alae of tract varied extensively vlth

40 person* of tha tracts la the 100-339 ae-o class. The kind

of read varied aaang dirt, travel, and paved with 56 paroant

of the traota on gravel roads. Traeta varied la dlstaaaa to

to n vlth 49 peraant vlthln four alias while ether traota

varied In distance to aers than 35 alias, Tha extant of

laiimiaaiuta varied vlth 47 percent of the tracts vlth no

salldlnea while 36 paroant vara reported to have average

laprovaoents. Tha paroant of tract la cropland varied la thla

study with 39 percent of tha traota In the 80-100 percent class,

while percent of oropland la vhaat allotment varied frea ~-19

for 53 traots, 20-39 paroant for 55 traeta, 40-59
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percent for 30 tracts, and four tract* over 60 percent.

2. Thar* are only a aaall amber of transactions In a localized

asrket.

Tba fana reel aatata market la a localised aarket. Only

a smell number of transactions occur la an area within a year.

Majority of 1 h* treats studied vera sold by tba aellar to a

buyer with vhoa he was personally acquainted. SHity-throe

percent of the buyers lived vithin tba soma or adjacent

oounty In vhleh the tract was located.

3. There Is larwrfoot knowledge anon* buyers and cellars.

Isperfcct knowledge exists aanng buyers and ssllcrs In

the fara real aetata •aarket. Knowledge of a tract being

offered for sale is often Halted to a snail number of r>crsons.

This ellninatcs much of the competitive bidding that any

prevail and prevents the working forces of competition to act

when on"
1

one or a few nearby neighbors know that a tract of

land Is far sale. Advertising cr ether ncens to provide more

knowledge about the fara real estate aarket before a tract

bad been priced •-•wild have provided acre competition and a

saaller percent of the casee transferred on a "quick dec! •ion"

basis.

i. There are variations of veins Judgements and olrotnstenoea of

buyers and sellers.

Valve Judgements and olrouastaneee of buyers and sellers

vary with each transaction. A buyer nay glvo a tract a htfljaw

value If it Joins hi* fara and he needs additional land for



m

fara aulargoaant, a seller amy hero to wU because of

fiaeaeial mwm or vrloue othar mioBii 1th Halted

iafowatlon on tho sellers, It •«o fait that the eirouaataaeea

of th* buyers influenced tbo aarket oore than the olwrtiMM

of the sellers. The large amber of faraera buying tracts fur

fara aalaiyimt bag tended to -*r«-ort the aarket price. Bet*,

over, no evldenoe indicated • praelua prise vas r«5d for fem

eBl«rceMnt treats.

5. There Is no set rrieir.<* -. roeeduro la the lead aarket,

la aet prlelnr- precedes* need by the buyers vae detected

la this study, rrocosaeo need by aoet boys-re were slnfUir to

tboeo used la theory* Pro; arty lnapeotlon, Inforaatlon on crop

yields* sad estlaatod lead valuea were used by the buyers to

deteralae the prlee. It Is believed that aoet buyers laoluded

other factors or aetboda la their prioing procedures aot

ladloeted by the iafaraation obtained,

T7. The fara real estate aarkots differ la various parts of Kansas la

regard tot

1. The variation of the eheraaterlstles of land.

The ehencterlstloii of land la this study uere eigalfi-

oontly different eaorr the areas. The site of tracts trnas

farro: varied aaanc oreae. There uaa a alfulfloaat dlffereaae

la the Jdnd of roads saw" the areas. The kind of roads had a

significant effect on the prlee paid la Dickinson aad Barton-

Russell areas. The distance to town had a algalfloent affeat

an rriee la Dickinson area. The variations la extent of

iaproraaeat aad ths aaoaat of buildings vera hi«My sigaifi-



i affeotod prlea la all area* but

Dlcklnn n. The dlfferonoaa In tho -x»reent of tract is crop-

land wore hirhly slmlfleant anong tho tms e»5 affected

price In aartoaiHawaii and I-ogiuWiehlta ims. Differeoeea

la peroaat of cropland la wheat elletowt vara highly si^ntfi-

«aat a—g the areas, Theaa alnalfloaat dlffaranoaa affaetad

tha price la all araaa vlth tha greateet effort on tracts la

the two astern araaa.

a. Taa variation of aaeh looali«ed aarkat.

Tha variation In tha looallaatlcn of aarVeta waa not

algsdfloaatlv different aaong araaa. Tha variation la tha

aanber of tranaaotlona par aroa, how bayer leaned of tho land

for solo, appraisal aada by tha bnyar, and raaaoaa far baying

and ealliag vara not statistically eiimlfioonriy different la

varlcua porta of Kaneaa. Tha extant of barga'nlag Involved ae

significant dlffaranoaa aaong araaa and !*d no algalfloaat

effect oa prlea wlthla araaa. Tho extent that aa agent waa

naad by tho aallar la the fans real estate market varied froa

13 paroeat la Andersen area to 35 peroaat la T*iiaa- lc* lta

area. Other differences Involved vera aaall la aatare.

3, The fcnevlaige of Individual buyora and aallara.

The knowledge bayera obtained on crop yields aad estlaated

land values waa significantly dlfferaat aaoag taa araaa. Tbara

war* aa significant differences anonr the araaa for the length

of tlaa tha buyers vara on tha market, knowledge of recent

solas, help obtained froa. others, aad a-* for aet Iannis

flfuree oa traota Involved. Other varlatloaa la knowledge of



lnvclyrd ven not apparent among the nrees.

£, Tho eharaeterietios aad elreoaatane-s of buyen and eollera.

Tha oharcetortatlee and eii ai—Hwo wa of tho buyen and

sollaro differ 1b varlooa parto of Ceases. Aooordlnr to tha

buyers, tha aollara In Legan^lehlta araa sold beoeaoe of

flnanoial preesan In M peroent of the oaaea vMla health and

a«a war* given m tha rndaalmat means la tha other three

areas. The seller's oooapatlon scried saoni* anas with eetin

faneero doalnatlng ampt for retired fanaers la DiokineoB

area. The residence of sollen showed ai-nlfieant variation

saoag tho areas with 52 percent of all sollen living Is toun.

The buyen were aetivn famers la (ft percent of the oaaoa

la the four areaa. Tha location of the taper* to the treat

Involved ahoved than were slgalfloaat variations la distance

aaemg areaa with tha buyers living on another fara la 90 per*

eant of the eases. The reasons for baying vera aaay aad

varied saoag tha areaa with 40 peroont of tho traeta bough*

for fara enlargement. The baron la Anderson area wen

younger with 35 pereeat uaier 35 yean of age eeapared to 3

peroent la Ba-ton-Suasell ana, Tha vsrlatl'ns la the aethoda

of flnanola? wen highly significantly different aaaag the

areas. The aethod of flaeaolng olgnlfle ntly effected the

prloo la Anderson and '.icSir.son areaa when the tnota ven

pndoalnaatly flaaaoed by ar- awrtaagM aad sartoaJlossell and

Iac«aa-'
:lohlta areaa Involved prlaerily oash tnaaaetloaa whloh

no al-niflorjrt offeate on pries.
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9. The prletai: iiuoedmao aoed In detstnSninf win* of land.

There vera statistically significant aiffereneos In pric-

ing pmoeduies «M( the arsae 1b this study, sovanty-flve

pewnt of the buyers believed that aa epp'-alsal vould be of

no heir la detsralnlas price. Appraisal hoi bo effect en

prion In ell arena except la %rtoa Wnoooll area at the 10

peroent level.

The buyers lnapeeted the property la 99 percent of the

eaeee and obtained inforaatiws on crop yields oa 6$ peroent of

the tracts, vhloh were alrnlfloaatly different aaaag the areas.

The borers •otineted the value of land on 74 portrait of the

troota and dlffanaona von Mrhly aigalfloaat aaenr the areas

with a aimlfleont effoet oa price tn MoJrlnoon area.

Haunt sales were not need by 96 peroent of the buyers aa

a guide for prieln? of land. There wore no eienlflcent

differences anon* arena la use of recent aaln data and tbaoe

sales had nc significant affect oa price. The bnjre-o re-

ceived no help froB othara In dotornJr'lr.f price for BO por-

eent of the tracts la this atndrt thai* vara no significant

dlffareaaet anonc the areas. Meurea on net Inoeae had no

alanlfleaat offoot oa prloo vlthln the araaa,

TMe otudy does not rimaaat the fan reel estate aarfcet far Kanaae aa

a vhole, bat only In the dean four araaa and rrlnorl'iy frost the buyer's view*

A sore representative staple of the state sight be desirable In a future study,

A larger aaabar of tranafera uould aaJto a statistical analysis aero aeaiilinfal

and additional eubeertlng of data vould be passible for a aore detailed study.



A datalled gradlag ayataa for lajtf and pricing aooortlnrr to grate aay ba

•a aaawar to nany me jrtaintios la taovladro and vr.rlat'oaa In v«lm Jadgaaaato

that exist la tba fern real aetata aartcet. A r-nHiar eyetea for land sight be

difficult aad exraaalTe to develop far jweetionl nae by tba leyaea la tba fara

rati aetata aarfcafe. A aubetantial aaowst of research woold ba wairoi to

provide tba aaadad lnforaatloa to edaoate tha wjMlo especially th» layaen la

tba fara real aatata aarfcet ao It vill fwwtloa vlth fewer laporfoetloaa.
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reel •state values ranched • record high In 1057. This wa after

el years of lower fa a Incomes. A feu states and the O.S.D.A. eat about

to loam acre about the form real estate market. This otudy la a part of the

effort. Buyers and sellers Involved la bona fide transfers In 1996 In Anderson,

Dickinson, Russell, Barton, I*#j«n, and 'lehita Counties In Kansas vers sur-

veyed by personal Interview. Only the buyers questionnaires (14?) vers

analysed for this thesis. The buyers provided boss lnforaatlon aboi* the

i u m«

_!. "--*?
|

•- 'f . II hM *r •*. of %mi trr;r-forre! I MMMfi

in uallty aeoordl | to the buyers vlth an estimated yield for wheat at

apprextaately 70 bushels per acre. The t.-pleal tract consisted of 160 acres

and vas on a travel road In eastern Kansas or on a dirt roar: Is Western Kansas,

The tract vas within nine alles of town with average laproveaenta In the

easte n area and no Isptwnaents In the western area. The typical tract had

aore than 50 persent erepland vlth annreodaatoly 30 peroent of the cropland

In who t alletaent.

The typical seller was an active or a retired faraer who bad sold because

of health and aiw, financial nr-ssure, or a chance to sell. The seller lived

In town within the asae or adjacent county and owned other land than the tract

sold and about one-half of the sellers had flamed the land.

The tyrlcal buyer was an aotlve faraer of Z0 - 50 years of sro, living on

another fera within five alles of the tract bought. The buyer know the seller

perconally and boupht the tract on a "Quick decision" with little or no

evidence of ooapetitlon froa other bidders. The sjsst frequent reason for

buyiop wan for farm enlargement. The buyer generally Inspected the property,

obtained lnforaatlon on crop riildo, and then estlsnted the value of the land



to determine the nrlee, A written sirsiant senerally woa tntd to olaotof

the transaction. The buyer fait that an appraisal was net neeoasary and would

not train to determine tho -riee he would pay. Toe method of financing noat

often consisted of new aortisvoa and all oaeb transactions. The typloal new

aortpape vas for 30 yet rs at an Interest rate of £.5 percent

Canalualana. This study indloate* that the faro real astata aarkot has

toperfootlono when ooapered to a aarkat which la conslderad rwrfect,

I. The faro real estate aarket does not perform perfectly because oft

1. Variations In char etsrlstlca anon*? traots of land*

Significant variations existed in kind of road, distance

to town, extent of toprorsnsntsy peroent of tract in cropland^

and peroent of eroolend in vhe t allotment.

3. Only a snail nonber of tranaaatlona rcsoltln* in * localised

aarket.

A aaall number of transactions vera involved, which were

•old by sellers to poraens they knew personally In tha snae or

adjaoent oounty,

3. Imperfect knowledge aaonff buyers and Boilers.

Extent of knowlodpo of tracts beinr offered for sale was

United, Competition was reduced by apparent lack of bidders,

vhieh led to aany oases beinft transferred on a "culek decision"

basis.

I, Variations of value Judroments and clrcunatinoes of buyers

and sellers.

Variations exist to reasons for buying, reasons for selline;,

as financial pressure.



5. no set pricing procedure la the land market.

Processes used by most buyers vere riroperty inspection,

information on crop yields, and estimated land values. Ro eat

prielnir procedure was detested la this study.

TI. The farm real estate Markets differ la various parts of Kansas la

regard toi

1. Variations In the characteristics of land.

Variations la kind of road, distance to town, extent of

improvement, percent of tract In oropland, percent of cropland

la vheat allotment were significantly different aaon- the areas

and affected prices vlthln the areas.

2. Variations In localisation of narket3.

There were no significant differences among the areas.

3. Variations in knovledrre of Individual buyers and sellers.

> Only lnforaatlon obtained by buyers on orop yields and

estimated land values wero significantly different araonr the

areas.

A, Variations la characteristics and circumstances of buyers and

"j ".',

Variations of residence of sellers, location of buyers,

and method of financing were significantly different among

areas and affected the price la many eases.

5. Variations In pricing proc->durea uoed in determining value of

land.

lnforaatlon on crop yields and estimated land values were

significantly different aaong areas.



The farm reel estate market baa many Imperfections. Additional Infor-

mation and new proeedvru are needed to correct these Imperfections.


