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Farmers cutting back on inputs but support steady rents and land values

This past year, Midwest farmland values maintained
themselves in a slightly choppy, sideways trend, reports
Doug Hensley, president of Hertz Real Estate Services.
And in spite of overtly negative media headlines
and similarly negative sentiment in the countryside,
farmland values and rents have both largely held their
own.

“The farm economy is ‘uncomfortable’ right now
because cashflows aren't good, and row-crop farmers
are not making much money - if any. So, producers are
putting off new equipment purchases and are trying
to cut costs on inputs,” Hensley explains. “But it's not
to the ‘painful’ level, at least not yet, because there
is enough equity to carry most farm operations, and
farmers are not willing to give up land.” Hensley added,
farm lenders will tell you that until you see guys walking
away from rented land, along with widespread weaker
land rents, and lower land values, the sentiment in the
countryside can be unconvincing.

What's fortifying land values?

“If there is any livestock in the area, you will also see
support in land prices,” says Hensley. Cattle production
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has been incredibly profitable in recent years. Poultry
was profitable this year. Hog production cashflows
have improved. “Livestock profits are keeping land
values very firm, in areas where livestock production is
common,” Hensley notes.

Another supportive factor is the diminished volume of
land for sale. “Yes, farmland demand is down overall,
but the supply of land coming to the market is down
just as much or more,” reports Hensley. “There have
been a few areas where the land market has been very
thin, but even then, there have been enough buyers in
the room, that we've seen very few no-sale auctions,”
says Hensley.

Farmer interest is still high in buying land. Sixty-eight
percent of lowa farmland purchased in 2025 was by
existing farmers, according to lowa State University's
annual farmland survey. Investors accounted for 26%
of sales. And although development land is the weakest
sector in the land market right now because of the
uncertainty in the general economy, there continues to
be interest in 1031 tax-deferred, like-kind exchanges,
relates Hensley. “That's in part due to demand from
sales of land for computer data centers and server
farms to support the growth in artificial intelligence,”
Hensley explains. “Twenty years ago, new non-
agricultural investor demand was for wind turbines;
4-6 years ago, it was solar panel farms, now it's hyper-
scaler, data center farms.” While not a large part of
the farmland market, this investor interest, along with
continued farmer buying, has been more than enough
to keep land values relatively steady.

Looking ahead

“One thing that is different this winter, is we seem
to be seeing a little more turnover/acceleration in
row-crop farm operators,” highlights Hensley. This is
because row crop farmers are making meager profits
right now, and they haven't really made a significant
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profit in the past two to three years. “Times like we

are currently in, are a part of the agriculture economic
cycle, and it's definitely not a very fun part. | don't know
how long it will last. But as a result, we are seeing more
retirement equipment sales, and many retiring farmers
are then renting out their land,” Hensley reports. And
neighboring operators still want to expand, which is
keeping rental rates steady, even as profit margins are
very tight.

There is also still strong farmer interest in owning
farmland, which is positive for land values. “The land
market should generally remain steady unless and
until we see farmer buyers stop competing in land
purchases,” explains Hensley. “If we were to see an
abundance of land come to the market, and farmers
were not bidding on those sales, that's when we'll have
a land market problem,” Hensley advises. “But thus far,
buyers still outnumber sellers.”

No one is predicting a financial crisis in Midwestern
agriculture at this point. And the structural strength in
the asset class is one significant reason why. Eighty-four
percent of lowa farmland is owned with no debt, and
neighboring States are likely similar. By far, most of
today's land sales are to settle estates, with inheriting
landowners who prefer to take their newfound wealth
into other assets. “We may also see a few more
‘financial clean-up’ sales by active farmers who do
not own enough debt-free land,” recognizes Hensley.
“Their lender may encourage them to recapitalize their
balance sheet between now and next spring in order
to renew their operating line. But those types of sales
are not expected to be widespread.” There has been
an increase in farm bankruptcies, but the increase is
from a very low number. Between January and October,
2025, lowa had 18 farm bankruptcies -- about double
the number in 2024, says Hensley.

Government payments help

Last year, the American Relief Act of 2025, legislation
passed by the outgoing Biden Administration in
December 2024, provided $10 billion in emergency
commodity assistance payments that “were timely and
covered some debt payments and also paid for some
inputs coming into the 2025 growing season,” explains
Hensley.

This year, the Trump Administration has announced
it will provide $12 billion in similar farm aid payments
to farmers. “That will equate to another $30 to $45
per acre for soybeans and corn respectively,” Hensley
adds. “If you breakeven on your production costs, or
close to it, that government payment for many is in
effect a minor profit - which postpones difficult and
uncomfortable financial decisions that would otherwise
need to be made.”

“Both the Biden and Trump Administrations recognize
that the money distributed to farmers also helps
support rural banks, input suppliers, machinery dealers,
and other rural vendors because those funds flow right
back out into the rural economy,” notes Hensley.

With a sideways land market, farm investors will see
a 2% to 3% return produced from the income through
their farm lease, rather than the average historical 10%
to 11% returns, which includes capital appreciation.
“Landowners who stay the course will be positioned for
the next upside when the cycle turns. No question, we
are in the difficult part of the business cycle,” advises
Hensley. “There is still optimism out there that things
can and will improve - but, it's uncomfortable. Based
on the collective actions of people in the land market,
it doesn’t yet seem to be painful. That may seem like
splitting hairs, but that's what stable land values and
land rents are telling us.”

Midwest Farmland Surveys Report Minor Price Changes

Farmland values surveys across the Midwest describe
a mostly sideways trend for farmland values. The third
quarter 2025 survey of farmland values by the Chicago
Federal Reserve Bank reported an average 3% gain in
land values compared to 2024, although there was no
change from the second to the third quarter in 2025 for
the overall Fed district. Northern Illinois reported a year-
over-year average gain of 4% for “good” farmland while
lowa's average for “good” farmland fell 1% on the full
year comparison. The prior quarter survey had reported
a slightly stronger year-over-year market in lowa

compared to lllinois, so some of the minor differences
may be attributable to timing.

The Chicago Fed survey of 102 agricultural bankers did
indicate a little more interest from outside investors in
the past year, although farmers are still the majority of
farmland buyers.

The sideways trend in land values was affirmed by lowa
State University's annual survey released in December,
which reported a slight 0.7% increase in farmland values
on average across lowa.
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Midwest Farmland Surveys Report Minor Price Changes (continued from page 2)

In lowa, the strongest gains were in
the livestock producing areas in the
northwest and northeast counties.
Lower grain and oilseed commodity
prices, higher input costs and
lingering elevated long-term interest
rates, kept farmland values across
the state in check.

In Nebraska, farmland values
declined by 2%, according to the 2025
Nebraska Farm Real Estate Market
Survey conducted by the University of
Nebraska. However, this followed a
record-setting average farmland price
reached in 2024 and followed three
consecutive years of farmland value
increases in Nebraska.

Across the Kansas City Federal
Reserve Bank district, which includes
Nebraska, Kansas, Oklahoma,
western Missouri and mountain
states, the average value of irrigated
and non-irrigated cropland inched
up 1% in 2025 while ranchland land
increased 3%, due to strength in
the cattle sector. Cash rents in the
Kansas City Federal Reserve district
on cropland were slightly lower, while
ranchland rents increased about 4%.

Finally, a late 2025 farmland value
report from the Minneapolis Federal
Reserve Bank reported average non-
irrigated cropland values increased
across the District by 4 percent on
average from the third quarter of
2024, while irrigated cropland values
were roughly flat, rising by less than
1 percent from the same period
last year. Similar to the KC Fed,
average cash rents for non-irrigated
Minneapolis Fed District land fell by
almost 1 percent from a year ago,
and irrigated land rents fell by slightly
more than 1 percent. Meanwhile,
with livestock production more
profitable than row-crop farming,
ranchland rents increased 5 percent.

Percent Change in Dollar Value of “Good” Farmland
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2025 lowa Land Values by Crop Reporting District

lowa

High: $14,030
$16,519 $13,507 $9,792 $13,537 $10,808 $7,587 $14,769 $11,720 $8,571 Medium: $10,809
$14,522 $11,870 $12,365 Low: $7,580
Up 2.9% Up 4.1% Average: $11,549

Up 0.7%

\ Jackson
$13,979 $11,062 $7,899
$11,806
Up 0.1%

$15,442 $11,961 $8,340
$12,772

§14,679 $11,583 $8,170
$12,537

Mahaska | Keokuk Washi
[ 1
$11,965 $8,850 $6,116 $10,677 $7,465 $5,199 $14,179 $9,731 ss,osz
$9,460 $7,623 $10,337
Up 0.5%
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Center for Agricultural
and Rural Development

Estimates of average dollar value per acre for high, medium, and low grade farmland on Now. 1,

2025, by lowa Crop Reporting District, and the Crop Reporting District average percentage change IOWA STATE
from Nov. 1, 2024. The estimated are based on a survey conducted by the Center for Agricultural and U
Rural Development at lowa State University and lowa State University Extension and Qutreach. NIVERSITY
Extension and Qutreach
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Good Land Sold Consistently Well Through Year-End

IOWA

156.50 Acres in Cedar Co., IA, located north of
Stanwood, sold to a local investor via hybrid auction
this fall. The property consisted of 152.30 tillable acres
with a CSR2 rating of 93.30; and sold for $19,000/Ac. or
$209.26/CSR2 point/tillable acre.

80.00 Acres in Worth Co., IA, located south of Bolan,
sold via hybrid auction in late November. The property
consisted of 79.54 tillable acres with a CSR2 rating of
88.20. Property also included a wind turbine lease. The
farm sold for $15,300/Ac. or $174.47/CSR2 point/tillable
acre.

131.88 Acres in Mahaska Co., IA, located southeast of
Oskaloosa, sold via private treaty to a local farmer this
fall. In addition to an estimated 124.50 tillable acres
with CSR2 rating of 83.20, the farm contained two grain
bins, two utility sheds, two barns and two lean-tos. The
property sold for $14,600/Ac. or $185.89/CSR2 point/
tillable acre.

ILLINOIS

154.00 Acres in Henry Co., IL, located northeast of
Geneseo, sold to a farmer via online auction this fall

for $18,500/Ac. The property had 148.69 tillable acres
with a Pl rating of 140.00. This brings the price/P| point/
tillable acre to $136.86.

MINNESOTA

172.50 Acres in Nicollet Co., MN, located north of
Nicollet, sold at hybrid auction in November. The
property sold as two separate parcels. Parcel 1
consisted of 132.63 total acres with an estimated 131.26
tillable acres and CPI rating of 90.50. The high bid on
Parcel 1 was $15,000/Ac. or $167.48/CPI point/tillable
acre. Parcel 2 consisted of 39.87 total acres with an
estimated 37.71 tillable acres and a CPI rating of 92.80. It
sold at $16,000/Ac. or $182.49/CPI point/tillable acre.

NEBRASKA

80.00 Acres in Colfax Co., NE, located southeast of
Clarkson, sold via private treaty this fall. The property
had 77.71 tillable acres and an NCCPI rating of 68.30.
Property sold to a local investor at $11,050/Ac. or
$166.55/NCCPI point/tillable acre.

800.593.LAND (5263)

www.Hertz.ag

Hertz Winter Outlook 2026 4



