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Purchasing real estate of any size is an 
exciting time for many people, but it 
can also be a daunting task. Purchas-
ing land becomes even more complex 

as you start to consider the various uses that 
may take place on the property. There are a 
few things you may want to consider to make 
the purchase both exciting and enjoyable. 
Encountering surprises is generally not a good 
thing when involved in a land transaction. So, 
before you call the realtor or sign that con-
tract, the Noble Research Institute agricultural 
consultants have provided some practical 
questions you need to ask and information 
you need to know.

What 
to Know 
Before You 
Buy Land

Ryan Huggins, a surveyor with M&M Land 
Surveying, based in Ardmore, Oklahoma, 
surveys boundary lines of a prospective 
property purchase near Dickson, Oklahoma. 

INTRODUCTION
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What to Consider 
When Buying Land for 
Specialty Agriculture
By Steve Upson, soils and crops consultant  |  sdupson@noble.org

A statement I often get is, “I recently purchased a 
small acreage, and I’d appreciate some guidance as 
to what I can do with it.” Unfortunately, the spec-
trum of specialty crop options is limited because 

the property is often limited in terms of what it can support. 
All too often, people purchase property without first having 
developed goals and a plan of action for the property. Pur-
chasing a place prior to planning is a risky proposition.

Before purchasing a place you will need to set goals; 
take inventory of existing farm resources, family resources 
and skills; and decide on an enterprise(s). Keep in mind 

these factors are not independent but frequently interact and influence each 

LEARN MORE
Take advantage of the many Noble Research 
Institute and OSU Extension-sponsored educa-
tional events. It’s also a good idea to talk to as 
many seasoned growers as possible. For more 
information, check out the following:

   Top Ten Things I Learned Buying a Small Farm 
bit.ly/10-things-small-farm

   What Can I Do with My Small Farm? 
bit.ly/my-small-farm

Jim Moore’s okra crop is ready for harvest near Thackerville, Oklahoma.

AGRICULTURE
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other. For example, the quality and quan-
tity of irrigation water is a huge determin-
ing factor on the kinds of crops that can be 
grown and the scale of production.

Careful consideration of financial, pro-
duction and quality of life goals is required 
for success. When formulating goals, con-
sider these questions: Do you view the farm 
as a way to achieve quality of life for the 
family? Do you want the farm to produce 
a supplemental or a full income for your 
family? Do you need the farm to provide 
food and/or energy independence? Your 
response to these questions will determine 
the size, location, soil type, type of topog-
raphy and water resource requirements, 
just to name a few, for the property.  

SOIL
Not all properties are created equal. Well- 
drained, loamy soils can support a wide range 
of specialty crops. Poorly drained, finer-tex-
tured clay soils will not support stone fruit 
and root crops without extensive modifica-
tion.

Excessively sloped property is susceptible 
to erosion when cultivated and is best suited 
for perennial crops such as fruit. Early flower-
ing crops, such as the stone fruit, require an 
elevated site not prone to forming frost pock-
ets on cold spring nights. 

Excessively sheltered sites that block air-

flow are not good candidates for hoop house 
production because breezes are required 
for ventilation. Wind-pollinated crops (like 
tomatoes) and crops susceptible to powdery 
mildew (like cucurbits) grown in hoop houses 
will perform poorly without sufficient airflow 
to facilitate pollination and exhaust humid air.

Farms located far from populated areas 
are at a disadvantage from a marketing stand-
point. Consumers are less likely to travel long 
distances to pick or purchase produce and 
will choose closer options, all things being 
equal. The farther your farm is located from 
markets, the more expenses you will incur 
for fuel and labor. Property located on poorly 
maintained dirt roads will, in all probability, 
not be accessible during certain times of the 
year. This condition is unacceptable if your 
goal is to establish an agritourism enterprise.

WATER
Water is another critical resource that deter-
mines crop options for your farm. In the 
Southern Great Plains, it is considered too 
risky to grow specialty crops without irriga-
tion. Prior to establishing cropping goals, you 
will want to determine the quantity and qual-
ity of water available for irrigation. Your water 
source needs to have the capacity to supply 
a minimum of 1 acre-inch per week, which 
is equivalent to 27,000 gallons. This volume 
must be available throughout the summer 

months. Sources of irrigation water include 
ponds, streams, wells and municipal. If your 
irrigation water source is a pond, keep in mind 
you will need to compensate for the water 
lost from the pond due to evaporation. Sur-
face water will need to be filtered to remove 
biological matter before use in micro-irriga-
tion systems. Municipal (rural) water should 
only be counted on for emergency use as it 
is too expensive for commercial use and is 
often unavailable during periods of drought 
due to rationing. If you plan on irrigating 
from a stream, you will first need to obtain 
a water-use permit from the state agency 
charged with water-use oversight. In Okla-
homa, this agency is the Oklahoma Water 
Resources Board (www.owrb.ok.gov). Wells 
are used extensively in Oklahoma as a source 
of irrigation water. In some areas, sufficient 
water quantities are located too deep to be 
economical. As a rule of thumb, a well needs 
to yield a minimum of 5 gallons per minute 
per acre. Some aquifers contain excessive lev-
els of salts and cannot be used for irrigation. 
A good understanding of a property’s water 
resource is necessary before purchasing. If 
water resources are limited, so will be the 
opportunity for specialty crop production. 

CLIMATE
Climate is important to farming. Rainfall, 
growing season (frost-free days), tem-

Jim Moore, of 
Thackerville, 
Oklahoma, machine 
harvests southern 
pea for the local 
fresh market.
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By James Locke, soils and crops consultant  |  jmlocke@noble.org

If you are thinking about 
buying a piece of prop-
erty with crop or forage 
production as a signif-

icant goal, the following 
questions can help you 
decide if the property will 
work for you.

IS THE TERRAIN 
SUITABLE? 

Relatively level and open fields are desirable 
for crops or hay production. Excessive hills or 
sloping terrain increases erosion risk, particularly 
for clean-tilled crops. Erosion risks can be some-
what mitigated by adopting reduced, strip-till 
or no-till systems that maintain surface residue 
cover. Installing terraces, or farming on contours, 
can also reduce erosion risk. If the terrain is hilly 
or sloping, it is likely better suited for permanent 
grass pasture. While too much slope causes 

erosion problems, absolutely flat fields are not 
desirable either. Some grade is needed to allow 
water to run off after heavy rainfall events.

ARE THE SOIL TYPES SUITABLE? 
Different crop and forage species are better 
adapted to different soil types. While deep, well-
drained soils are the most productive for most 
crops and forages, there is something that is 
adapted to about every soil type. An excellent 
tool for evaluating soils on a particular property 
is the Web Soil Survey at websoilsurvey.sc.egov.
usda.gov. This is a free service from the USDA 
Natural Resources Conservation Service that 
has soils data on virtually every location in the 
United States. Customized reports can be gen-
erated for a property describing the soil types 
present, the suitability for a variety of uses, and 
estimated productivity for selected crops and 
forages by soil type. These reports are general 
in nature. In particular, the crops with their asso-

perature, wind speed and probability of 
hail storms vary throughout states and 
regions. In Oklahoma, if you are search-
ing for a piece of property with the pri-
mary goal of producing for early, local 
markets, you would confine your search 
to the south and southeast portions of 
the state. 

LOCATION
Urban agriculture, also known as city farm-
ing, is becoming a viable option for growers 
looking to take advantage of proximity to 
consumers. Many of the properties used by 
urban growers include abandoned lots, pub-
lic spaces, and church and school grounds. 
Growers planning on using these properties 
whether purchased, leased or donated, have 
a few extra things to consider. Neighbor-
hoods often have covenants that restrict 
activity types. Some cities restrict food gar-
dening activities to the backyard. Growers 
should be aware of these restrictions before 
purchasing or leasing a property. Abandoned 
lots can be contaminated with glass shards, 
scrap metal, lead paint and other toxic 
substances, all products of past demolition 
activities. Instead of growing in contaminated 
soils, many growers are opting to use con-
tainer, bag and hydroponic growing systems. 
Intensive, raised bed growing systems that 
use off-site sources of soil or custom-made 
soil mixes are also compatible with properties 
with thin, poorly drained, compacted and 
contaminated soils. 

Small acreages located in periurban 
“town and country” areas outside of the 
city limits have their own set of potential 
roadblocks when it comes to producing and 
marketing specialty crops. I am aware of 
several growers who deal with complaints 
by neighbors on a consistent basis regard-
ing their farming practices. One neighbor 
may complain about the noise of the tillage 
equipment, while others express concerns 
about spray drift. Some complain about the 
traffic generated by customers frequenting 
the roadside market or who chose to pick 
their own. While these activities may not 
be illegal, they don’t tend to promote good 
relationships among neighbors. Sometimes 
choosing a more remote property is worth 
the sacrifice when it comes to dealing with 
grumpy neighbors. 

Prior to purchasing a property, consider 
the types of crops being grown in the imme-
diate vicinity and the farming techniques 
utilized. In Oklahoma, much of the rural acre-
age is grazed or hayed. A standard practice 
is to spray these pastures with herbicides to 
control weeds and brush. Herbicide damage 
to specialty crops as a result of spray drift 
is an all-too-common problem encountered 
by fruit and vegetable growers located in 
regions dominated by pasture land. 

Locating a property for organic produc-
tion presents its own set of challenges. The 
majority of introduced pasture in the Southern 
Great Plains is comprised of bermudagrass. 
Bermudagrass eradication without the use of 
herbicide is a difficult and time-consuming 
process. Choosing a property free of bermu-
dagrass solves this problem; however, this is 
easier said than done considering the preva-
lence of bermudagrass forage.

Questions to Ask 
When Choosing 
Crop Land

SOILS
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ciated yield estimates are not comprehen-
sive or exact. These reports provide a good 
inventory and comparison of the soils on a 
property.

ARE THERE SOIL FERTILITY 
OR PH ISSUES? 
Soil fertility and pH issues are best 
identified by soil testing. Soil testing 
can identify acidic soils, and the reports 
generally include recommendations for 
the amount of lime required to correct 
the problem. If soil pH is not corrected, 
it will affect the crops or forages that 
can be grown. Soil testing can also 
identify nutrient deficiencies, particu-
larly phosphorus and potassium. While 
regular fertilization with phosphorus or 
potassium is to be expected for most 
crops and forages to prevent nutrient 
mining, severe deficiencies can require 
high fertilization rates. If significant 
liming or fertilization is required, it will 
increase production costs. 

ARE THERE WEED OR BRUSH 
ENCROACHMENT PROBLEMS? 
While some issues with weeds are to 
be expected, the presence of nox-
ious or difficult-to-control weeds will 
reduce yield potential and drive up 
production costs. While some trees 
and brush are a valuable asset for win-
ter cover, shade and wildlife habitat, 
they are detrimental if encroaching 
into open pastures and fields. They 
reduce grazeable or farmable acres 

Cover from a Custom Soil Resource 
Report generated by the Web Soil Sur-
vey. Create your own reports at 
websoilsurvey.sc.egov.usda.gov.

and total production potential. Once 
trees and brush are established, recla-
mation is a costly and time-consuming 
endeavor.

WHAT ARE THE 
FORAGE RESOURCES?
If grazing or hay production is a goal, 
established high-quality perennial forages 
are a great asset. If low-quality perennial 
forages are already established, they will 
reduce the potential carrying capacity 
of the property or necessitate the added 
costs of removal and replacement with bet-
ter forages. If no forages are present, the 
costs of establishing high-quality perennial 
forages or producing annual forages must 
be considered.

ARE THERE ADEQUATE 
WATER RESOURCES?  
Irrigation water availability adds a great deal 
of flexibility to crop and forage production 
options, and it increases yield potential and 
resilience. Water is also necessary for any 
livestock enterprise. The water source can 
be surface or underground, but it must be of 
adequate quality and quantity. If dependable 
sources of good quality water are not in place, 
the costs of developing them should be con-
sidered before purchase.

While there are many other factors 
to consider when buying land for crop 
or forage production, you should be 
comfortable with your buying decision 
if you can answer the above questions 
to your satisfaction.

An excellent video describ-
ing how to collect a good 
soil sample is available 
online at bit.ly/soil-sample. 
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When buying land for cattle produc-
tion, there are some unique charac-
teristics to consider before signing 
a contract. These characteristics 

include: stocking rate, forage quality and type, 
soil type and fertility, terrain and slope of the 
land, water sources in each pasture, number of 
pastures and traps, working pen availability and 
condition, fence condition and type, and other 
infrastructure (overhead bins, interior roads, etc.) 
availability and condition.

EVERY PROPERTY IS DIFFERENT
Many times a potential buyer is told that a ranch in a given area will run “X” 
amount of cattle. For example, “ranches in this county can run a cow to 15 
acres.” These figures are rules of thumb that are normally rooted in some 
truth but are hardly ever accurate, especially for a specific property. Not 
every ranch is created equal. Ranches in the same area can have vary-
ing forage production potentials based simply on the soil types 
that are present. 

How to Evaluate 
Property for 
Raising Cattle
By Robert Wells, Ph.D., livestock consultant  |  rswells@noble.org and 
Rob Cook, pasture and range consultant  |  rwcook@noble.org

LIVESTOCK   

SOIL TYPES
Soil types can vary widely, not only across counties but also across ranches. Each soil type has 
different forage production potential. A loamy, bottomland soil will have the potential to produce 
more grass than a shallow soil found along ridges or hilltops. Knowing what and how much of each 
soil types are on the ranch will allow you to understand the forage production capability of the 
land you’re investigating. Land that has the capability of producing less forage for cattle consump-
tion than other properties in the same general area could be less valuable to a livestock producer 
because of the reduced animal number it will support relative to properties of comparable size.  

The Web Soil Survey website, maintained by the U.S. Department of Agriculture Natural 
Resources Conservation Service (NRCS), is a great tool to determine what soil types are on any 
given piece of land. This tool allows you to map out the property and run reports on what soil types 
are present, in what amounts, and the forage production capability for each soil type. There is also 
ratings on the building suitability for home and barn sites, crop production, and pond development 
just to name a few. This tool can be found at websoilsurvey.sc.egov.usda.gov or with a quick internet 
search for “Web Soil Survey.”

NONGRAZEABLE LAND
Not all of the acres on the prop-
erty will be grazeable. Roads, 
energy production sites, steep or 
rocky terrain, and high densities 
of brush cover will restrict grazing 
animal accessibility and/or reduce 
or eliminate forage produc-
tion. These areas will have to be 
accounted for when determining 
the property value for cattle pro-
duction because the production 
realized on other acres or income 
from other enterprises will need 
to be utilized to pay for nongraze-
able acres. 

Studies have shown that cat-
tle use decreases as rock cover 
increases. Rock cover of 30 percent 
or more could result in no grazing 
use from most cattle in a herd. Cat-
tle seem to avoid areas with greater 
than 10 percent slopes if other 
options are available. Reduced pro-
duction from high brush densities 
can be overcome by implement-
ing brush management practices. 
These practices are usually relatively 
expensive, and must be accounted 
for when considering the cost of 
operation or purchasing land.
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WATER LOCATION AND QUALITY
Water location and quality is essential when evaluating land for cattle produc-
tion. As a general rule of thumb, cattle prefer not to range more than one-half to 
three-quarters of a mile from a water source. Therefore, make sure water sources 
are no farther than 1 mile apart in each pasture. The closer the better, as areas clos-
est to the sources will be more heavily grazed; those furthest away will have little 
to no grazing activity. Larger and deeper impoundments will typically have better 
water quality. The larger the water source, the less susceptible it is to drying up in 
a drought. Well water is usually better quality and a more dependable source, espe-
cially during droughts. However, it is prudent to test all water sources to ensure 
there are no pollutants that could cause an animal to reduce intake or harm. Well 
water can be high in sulfur and salts that can be detrimental to cattle performance.

FENCE CONDITIONS
What condition are the fences in and are 
they in the right places? Fence construction 
typically costs more than $9,000 per mile 
if built on flat and clear land. If brush has to 
be removed or earthmoving has to occur to 
ensure building ease of an effective fence, 
costs can increase dramatically. Different 
forage types need to be fenced from each 
other to be properly managed. Native 
grasses should not be in the same pasture 
as introduced grasses or crop ground. All 
fences need to be in good enough condition 
to hold the species you plan on grazing. Field 
fence with several strands of barbed wire on 
top is desirable in traps located adjacent to 
working pens and where weaning will occur. 
Goats will require field fencing to be most 
effective in containing them. Bulls will require 
at least a five-strand barbed wire fence in 
good condition to keep them apart from the 
cow herd during the nonbreeding season.

INFRASTRUCTURE
What infrastructure will come with the ranch? Is there is an overhead feed bin on-site 
that could be negotiated in staying after the sale? Overhead feed bins cost $8,000 to 
$10,000 to purchase, deliver and set up on a ranch. They allow for flexibility in feed 
types as well as when and from where feed can be procured. Are there quality and 
large-enough working pens that are strategically placed on the property? Look to see 
how well the working pens are constructed. Make sure the layout is logical and that 
cattle will flow calmly and smoothly through the working area. Make sure there is a 
good, full squeeze chute in the pens, not just a head gate at the end of an alley. Build-
ing new working facilities on a ranch is an expensive undertaking, especially if old 
pens have to be torn out before a new set is built. 

Additionally, make sure the ranch has good internal roads. Inclement weather events, 
especially during the winter and spring months, can make it difficult to get into pastures 
that are only serviced by dirt roads. If the property has oil field activity, ask who maintains 
the roads. A good gravel road can make it easy to feed cattle during the rainy season. continued on next page
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PAST LAND MANAGEMENT
The land health must also be consid-
ered. Past management can have a 
large impact on land health, and large 
amounts of time and/or money may be 
needed to overcome misuse by previous 
managers. A quick soil test on intro-
duced pastures will give you an idea 
of the soil fertility and what type of 
nutrient inputs will be needed to meet 
the management goals you have for 
the property. Native grass communities 
could be shifted to less desirable grasses 
or low production because of past over-
grazing. These issues can be corrected 
with proper management but will need 

to be thought through when developing 
a grazing management plan or an anal-
ysis of the economic feasibility of pur-
chasing and operating a property.  

EASEMENTS
Finally, ask if there are easements that could 
impact property use. Be sure you under-
stand the nature of any and all easements 
that my impede portions of the land. Pipe-
line or power transmission line easements 
will require a certain setback where no 
building construction can occur. Have there 
been any easements with private groups 
that prevent livestock grazing? 

This list is not exhaustive and the 
topics discussed are not intended to be 

looked at as a make or break on a deal. 
They are only meant to make you aware 
of some things to consider when looking 
at properties. Things such as location, 
options to purchase other land, goals 
and objectives, and cost could trump 
any or all of these. Remember to engage 
industry experts such as Noble Research 
Institute consultants, land-grant county 
extension services or NRCS employ-
ees before buying a property to help 
you make the right decisions. Ask the 
right questions and take everything into 
account before deciding to buy. Knowing 
all this information up front can help you 
as a potential buyer determine a reason-
able value for the ranch. 

Additional resources for landowners with 
white-tailed deer management goals:

Oklahoma
In Oklahoma, landowners, hunt clubs or 
lease operators can enroll in Oklahoma 
Department of Wildlife Conservation’s 
(ODWC) Deer Management Assistance 
Program (DMAP). This program allows 
landowners to set their own manage-
ment goals and receive state assistance 
in reaching harvest goals. DMAP coop-
erators and ODWC also collect detailed 
biological information on deer that are 
harvested to track progress and make 
informed management decisions. 

Texas
Texas, landowners can enroll in Texas 
Parks and Wildlife Department’s (TPWD) 
Managed Lands Deer Program (MLDP). 
This program, like DMAP, gives land-
owners greater freedom to manage deer 
herds and habitat on their land. Texas 
landowners have the opportunity to work 
with TPWD biologists to receive custom-
ized habitat and deer harvest recommen-
dations and MLDP harvest tags. 

Landowner 
Resources 
in Texas 
and Oklahoma

WILDLIFE RESOURCES

OKLAHOMA
Learn more at bit.ly/odwc-dmap

TEXAS
Learn more at bit.ly/tpwd-mldp

FOR MORE  
INFORMATION

Zach Johnson, a Texas A&M University student, and Cody Dean, an Oklahoma State 
University student, set up a drop net at the Noble Research Institute’s Oswalt Ranch 
near Marietta, Oklahoma. In September 2017, these drop nets were used to capture 
white-tailed deer does, which were then fitted with GPS collars as part of research led 
by Stephen Webb, Ph.D. Webb will study how deer, feral hogs and cattle (both of which 
also were or will be fitted with GPS collars) interact and influence one another, as well as 
their general behavior and how they respond to rangeland management practices.

continued from page 7
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Although most 
tracts of land 
offer wildlife 
management 

opportunities, wildlife 
goals are more eas-
ily attained on some 
properties than others. 
This article addresses 
some considerations 
that a prospective pur-

chaser should consider when selecting a 
property for wildlife goals. 

GO NATIVE
Native wildlife primarily depend on 
native plants for habitat. Even though 
some wildlife species can adapt to 
plant community alterations better than 

others, more native plants usually is 
better than less. 

HAVE HABITAT
Every acre possible should provide optimum 
habitat for the target wildlife species so a 
property can support the maximum number 
of the target wildlife. Each wildlife species 
has specific habitat requirements. Habitat 
considerations are summarized below for 
some of the most commonly managed wild-
life species in Oklahoma and Texas.

WHITE-TAILED DEER 
White-tailed deer is the most commonly 
targeted wildlife species among landown-
ers in Oklahoma, Texas and most of the 
United States east of the Rocky Moun-

Selecting Land to 
Optimize Wildlife Goals

By Mike Porter, wildlife and fisheries consultant   |  mdporter@noble.org

WILDLIFE 
PROPERTY GOALS 
The most important 
considerations when selecting 
a property for wildlife goals 
include: 

• Predominance of native plant 
communities.  

• Optimum habitat for the target 
wildlife species.  

• Large amount of this habitat in 
the surrounding area.  

• Property size. 

WILDLIFE
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tains. Optimum deer habitat usually is 15 
to 75 percent wooded with native woody 
vegetation well distributed throughout a 
property. When a property will experience 
relatively heavy hunting pressure, at least 
50 percent woody cover is preferred over 
lesser amounts. Openings without woody 
cover should be less than 200 yards wide 
in at least one dimension. Several hundred 
native plant species should be present with 
good diversity among legumes, forbs, trees, 
shrubs and woody vines. When possible, a 
property should include some bottomland 
(riparian habitat) because it usually sup-
ports higher deer densities and native plant 
diversity than uplands.

WILD TURKEY
Wild turkey need both woody and herba-
ceous vegetation with good native plant 
diversity. Rio Grande subspecies of wild 
turkey need some mature trees with rel-
atively open understory along or near a 
stream or impoundment. Actively used fall/
winter turkey roost sites should be present 
on a property managed for the Rio Grande 
subspecies. Eastern subspecies of wild tur-
key prefer mature or nearly mature hard-
wood forest comprising 30 to 60 percent 
of a property.

NORTHERN BOBWHITE
Northern bobwhite need brushy rangeland. 
Sandy textured soils should dominate most of a 
property because they typically provide better 
bobwhite habitat than fine-textured soils such 
as clays or clay loams. Shrub cover should be 

well distributed throughout the property with 
openings without shrubby cover less than 50 
yards wide. Long-term bobwhite abundances, 
especially during droughts, probably are best on 
properties with 25 to 50 percent shrub canopy 
cover. Properties with more than 30 inches of 
rainfall can support abundant bobwhite densities 
with 10 to 25 percent shrub canopy cover. Trees 
do not need to be present and can be detri-
mental to quail habitat when exceeding certain 
thresholds, such as more than 20 square feet of 
hardwood basal area per acre or more than 40 
square feet of pine basal area per acre. A prop-
erty’s average rainfall should exceed 17 inches, 
preferably more than 20 inches, per year. 

DUCKS 
Ducks need water. A property should have 
many acres of wetlands, ponds and/or lakes 
with substantial portions of these impound-
ments shallower than 3 feet deep. A property 
should be near a major river, lake, waterfowl 
refuge, or crop area with rice, peanuts or 
corn where ducks tend to congregate. When 
ducks are spooked from impoundments by 
hunting or other activities, they more quickly 
repopulate impoundments close to such 
areas. Impoundments on a property should be 
somewhat remote from public roads and other 
human activities, which tend to discourage 
ducks from using impoundments. Impound-
ments should have abundant aquatic plants 
that are duck foods.

SELECT THE RIGHT NEIGHBORHOOD
Substantial area around a property (the 
more the better) should provide habitat 

for the target species. This is especially 
true for successful northern bobwhite 
management – for bobwhite, many 
thousands of acres should provide hab-
itat. A single property can support only 
a limited number of a target species, 
but a large area of habitat outside a 
property means more individuals of the 
target species spend time on the prop-
erty due to natural movements.

GO LARGE
Soils, plant communities, rainfall, etc., 
limit the number of target species per 
unit area. As the area managed for the 
target species increases, the numbers 
of target species produced/supported 
increases. Thus, larger well-managed 
properties produce/support more wild-
life than smaller ones. However, people 
have financial limits to what they can 
purchase and manage. When an indi-
vidual cannot purchase and manage 
enough land independently, he or she 
can work with neighbors through a 
cooperative or association arrangement 
to effectively increase the area man-
aged for the target species.

Wildlife can be managed and usually 
increased on properties without some 
of these characteristics, but such prop-
erties have more limitations than prop-
erties with these characteristics. This 
information helps a purchaser obtain the 
most bang for the buck when acquiring a 
property for wildlife purposes.
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When nego-
tiating a 
land trans-
action, be 

sure you know what you 
are buying. Addressing 
the following economic 
considerations, while 
not a comprehensive 
list, will help make a 
land purchase an enjoy-

able experience.

EASY-TO-MISS CONSIDERATIONS
It is more common than one would think that the 
acreage being represented is not accurate. The 
best way to know for sure is with a survey com-
pleted by a qualified surveyor. 

Minerals under the surface are sometimes 
not mentioned. Do all, a portion or none of what 
the seller owns go with the surface? The seller 
may not own any of the mineral interest. 

Growing crops may be in progress at the 
time of transaction. Who is responsible for har-
vesting and marketing the crop, and who keeps 
the proceeds? 

Is there any kind of lease or easements the 
buyer is obligated to and for how long? 

Are there improvements on the property that 
are portable that may be in question? 

An environmental assessment may be wise if 
there is any history of the land having exposure 
to potential pollutants. 

AGREE ON PRICES OF 
DEPRECIABLE ASSETS
When a property has depreciable assets 
attached to it or are included in the sale, 
it is important for both parties to agree on 
how the total price is to be allocated to the 
various assets. A seller may have ordinary 
income to recapture due to depreciation. 
The buyer may want to allocate a portion 
of the purchase price to a particular asset 
that is eligible to depreciate such as fences, 
pecan trees or barns. The basis for depreci-
ation for these assets is determined by this 
initial allocation. If the Internal Revenue Ser-
vice happens to select the buyer’s and sell-
er’s income tax returns to audit, it would be 
very good if the seller sold an asset for the 
same amount as the buyer listed it on their 
depreciation schedule. It should be noted 
that the correct time for the buyer to allo-
cate the purchase price between the land 
and any depreciable assets is in the pur-
chase year. Any assets the buyer chooses to 
depreciate must start in the purchase year. 

Otherwise, it will require an amended return 
to be filed if the buyer did not list a partic-
ular asset on the depreciation schedule in 
the purchase year and chooses to do so at a 
later date.

BUYING IN OKLAHOMA VS. TEXAS
The process of purchasing land in Oklahoma is 
a little different than purchasing land in Texas. 
Title insurance is used extensively in Texas to 
guarantee good title; whereas, in Oklahoma an 
abstract containing the property history is usually 
reviewed by a competent attorney to determine 
if the property has a clear title. A buyer must be 
careful to ensure they are getting a good title for 
the property, one without any liens or any kind 
of encumbrances. In Oklahoma, it is preferred to 

have a warranty deed. Sometimes a quitclaim 
deed can be acceptable when attempting to pur-
chase land when owned by several owners.

WHO PAYS WHAT AT CLOSING
Part of the negotiation process should include an 
agreement as to who pays what at closing. There 
are a variety of costs generally expected to be 
paid at closing, such as: document filing fees, 
attorney fees, realty fees, revenue stamps, lender 
fees and maybe even liens paid. Who pays the 
property taxes for the purchase year should also 
have been discussed. If it was agreed that the 
seller pays a pro rata share, then it is often paid 
at closing. If these items are previously discussed 
and agreed to, it reduces the possibility of any 
surprises.

What to Know When 
Negotiating a Land Transaction
By Dan Childs, senior agricultural economist  |  mdchilds@noble.org

ECONOMICS
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