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President’s Message
Dear RLI Members,
John Leezer
President

I know we have all had a busy fall & winter. From the busy land
selling season to CE requirements and the Land Values
Conferences, we are probably all glad to see spring get here. I
wanted to take this opportunity to congratulate Luke Worrell for a
great job on the Land Values Conference. Doing it virtually, I am
sure presented some challenges, but it came off without a hitch.
Looking ahead, we hope to plan an IL RLI event of some sort for the
summer. We have not had the group together since last fall at the
annual meeting. It will probably be some type of networking event
just to get together for some social time and learn from each other
what is going on in the land market. Those are some of the best
meetings we can have for our IL RLI Association.

Ray Brownfield
Vice President

It is a great time to be in the land business, and your association is
working hard to give you the support and tools you need to keep
your business moving.
I look forward to seeing everyone in person. If there is anything I can
do for you, please let me know.

John Leezer, ALC
IL Chapter RLI President
Rob Warmbir
Secretary/Treasurer

john@leezeragency.com
309.286.2221

Luke Worrell
Past President
http://rliillinois.org

The REALTORS® Land Institute (RLI) is an affiliate of the over one million member National Association of
REALTORS® (NAR). It is the only branch of the REALTOR® family focused on land brokerage transactions
of five specialized types: farms and ranches, undeveloped tracts of land, transitional and development land,
subdivision and wholesaling of lots, and site selection and assemblage of land parcels.

A special ‘Thank You!’
to all our contributors!
Luke Worrell
David Klein
Dan Wagner

The State of the Illinois Farmland Market
in 2020 and How it Affected Farmland
Auctions
By David Klein, Designated Managing Broker and Auctioneer at First Mid Ag Services

COVID-19 is something we would all like to put behind us, but perhaps by no group moreso than auctioneers.
The time tested-traditional gathering that often is as much a social affair as it is a business transaction was
significantly modified across Illinois as technological advances in auctioneering were accelerated as the novel
coronavirus spread and infected individuals across the state.
Pockets of downstate Illinois continued to meet with live, in-person auctions. Some auctioneers modified to
sealed bid approaches while others moved to 100% online, endorsing either a virtual-livestream auction using
the internet or a timed online auction process with no physical presence. Others, simply moved to listing
farmland and not offering auctions at all.
So, what are we to make of the results from the
different methods? Is an online-only system the most
successful form of auctioning farmland? At First Mid,
we were fortunate to be able to complete our spring
auctions in person as the COVID-19 pandemic started
to spread and indoor, in-person gatherings were not an
option. We completed our final spring auction
outdoors, in front of a community center at Lexington,
Illinois with bidders bidding from their vehicles in a
very orderly manner. Everyone seemed to understand,
and it worked well.
Going into summer, we observed auctioneers
successfully holding auctions at the farm, outdoors, so
everyone could stay socially distanced and attend in-person. Others pivoted completely to online onlyauction services, and is some cases those worked well, and others met with mixed results.

(Continued on page 3)
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We were curious as to how the results of the virtual/online-only offering would compare to the more
traditional in-person approach. So, we started tracking the results. We were finding higher prices in the
results where the in-person component remained present. As we visited with farmland buyers, many
commented they preferred being able to be present in a room so they could see what was happening. Others
noted the convenience of being able to bid from their office, home or mobile device so they didn't have to
stop working for more time than the auction took, especially if they weren’t the successful high bidder. For
the Seller, this option provides a unique set of challenges, including the lack of ability to see the bidder, and
knowledge that they can/will follow through. Some auctioneers have went to a hybrid approach. From our
data in 2020, we observed five online auctions resulting in "no-sales" over the summer and fall auction
period, and three "no-sales" of in-person live auctions.

The Results:
We concluded 2020 with more bidders
becoming comfortable with the online or
website approach as that model became
more common. What initially started as a
very wide gap, narrowed as the year went
on. The graphs shown below indicate
there may be a slight performance increase
when individuals gather in a room for an
auction, that the virtual component may
not completely provide. However, we also
note that higher quality farmland sales
were, more often, auctioned using some
form of a live, in-person format. While
the supply of farmland available for sale
was lower, the final sample database
reflected the results of over 170 tracts of
farmland auctioned throughout 2020
across Illinois. The price per tillable acre
as it relates to soil productivity is an
indexing method we used to track the
results, and attempted to take out some of the soil quality differences involved in the sample size for each
group. We found that farmland auctions with a live, in-person component generated $80.29 per soil
productivity index point per tillable acre, while the methods that offered no in-person component
averaged $74.39. Var ious methods wer e ver y effective at differ ent locations.
2021 will start off with more online and virtual auctions and live, in-person auctions as vaccines are
administered and COVID-19 cases hopefully start to recede. As grain prices rise, and supply remains tight,
auctioning farmland looks like it could be a preferred sale method as we begin the first quarter of 2021. Low
interest rates are currently present, motivating both borrowers and cash investors to be aggressive farmland
buyers. Significant levels of federal money being injected into the economy has led to a weaker US Dollar,
and that has brought in more interest from over-seas buyers, which creates even more demand. Farmland has
historically been seen as a good inflation hedge, and inflation may start to occur if suddenly more dollars are
chasing fewer goods and services heading into late 2021/2022. Auctioning a farm in this period may be the
(Continued on page 4)
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only "true appraisal" to find its value on a given date and time.
Online-only auctions are here to stay and we will continue to use them.
Software is yet to be perfected for the multi-parcel, or "Choice &
Privilege" methods, that are often used in large farmland auctions where
several tracts are offered to achieve combination(s) that yields the most
optimal price, without causing serious slow-downs or delays in the
bidding process. Many large farms that might have been offered in this
manner in 2020, were simply listed for sale because of the limitations
available today in the online auction process. We believe those that enjoy
the "auction experience" can expect to still see some gatherings in the
future. Someday, we will get "back to normal", but it just may not be
exactly like it was before 2020.

Ending 1031s hurts land conservation, farmers
By Dan Wagner, Senior Vice President of government relations at the Inland Real
Estate Group and member of the board of directors of the Conservation
Foundation

We don’t inherit the earth from
our ancestors, we borrow it
from our children. —
Native American proverb
As the proverb suggests, land conservation and
farming are inextricably connected, because
those who make their living from the land are
also stewards of the land charged with protecting it for future generations. The 1031 like-kind exchange is an
important financial tool and incentive that farm and conservation communities can utilize to achieve their
shared goals.
Under section 1031 of the U.S. tax code, like-kind exchanges allow real estate owners to reinvest their gains

from the sale of income-producing properties into a similar, or like-kind, property while deferring the capital
gains taxes in the process. In the future, when the owner of the land eventually liquidates the investment, the
government collects its rightfully due taxes.

Land Conservation Utilizing the 1031 Like-Kind Exchange
One of the major initiatives for the land conservation community is to protect 30% of our nation’s land by
2030 (also known as “30×30” in the conservation community). The use of the 1031 like-kind exchange by land
owners is a tool to help achieve this goal.
http://rliillinois.org
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Land conservation organizations rely on like-kind exchanges to preserve open spaces for public use or
environmental protection. Land conservation transactions often involve the exchange of environmentally
sensitive areas for less sensitive, privately-held properties or the offer of conservation easements. Typically,
the property that will be subject to the conservation easement is first appraised to determine its current fair
market value as unencumbered land. Then a secondary, encumbered value is determined by taking into
account the future limitations on development and other land use under the easement. The value of the
easement is the difference between the unencumbered and encumbered valuations. The landowner may be able
to elect to 1) receive a tax deduction for the contribution of the easement, or 2) be paid the value of the
easement.
A landowner electing to be paid for a permanent conservation easement can use those proceeds to acquire
replacement property through a 1031 like-kind exchange.
The following are some examples of how land conservation organizations have utilized the 1031 like-kind
exchange to preserve and protect our nation’s environment:

Rookery Bay National Estuarine Research Reserve in Florida
The Reserve is described as a 110,000-acre parcel of pristine uplands, mangrove forest that includes the
protected waters of Rookery Bay. The reserve stretches from Gordon Pass in Naples, Florida, to the western
Everglades. The reserve had no public access except for an 80-acre parcel that was owned by a developer.
Thanks to a 1031 exchange, the developer was able to sell that land to conservation groups so they could have
access to this amazing, pristine ecosystem; meanwhile, the developer was able to get a new, similar parcel
elsewhere for their development.

Mississippi River Watershed
Nutrient discharge from agricultural watersheds along the Mississippi River has resulted in a large dead zone
in the Gulf of Mexico. As a result, farmers are using the 1031 like-kind exchange to get permanent
conservation easements so as to take environmentally sensitive farm fields out of production and preserve the
land. Given the need to maintain the value of their investments and derive comparable income from a
replacement parcel of farmland, the farmer is incentivized to make the exchange by using pretax dollars.
(Continued on page 6)
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Grassland Reserve Program in Idaho
A large grazing association in Southeastern Idaho was approached by the National Resources Conservation
Service about offering a Grassland Reserve Program easement to the USDA for some grazing land. The goal
was to limit further development and preserve the native grasslands for wildlife habitat. By using the 1031 like
-kind exchange, the association was able to acquire other, less environmentally sensitive land, thus protecting
important natural resources.

Protection of South Boulder Creek Watershed in Colorado
Through public and private funding, over 3,300 acres were permanently put into a conservation easement
thanks to the 1031 like-kind-exchange. The easement protects critical drinking water sources for Boulder and
Denver, improves forest management and safety, and sustains and enhances recreational opportunities.

Farmers and Ranchers Utilizing the 1031 Like-Kind Exchange
Farmers and ranchers use 1031 like-kind exchanges to combine acreage, acquire higher-grade lands or

improve the quality of their operations. They use like-kind exchanges to reconfigure their businesses so that
young or beginning farmers can join in the business. Retiring farmers are able to exchange their farm or ranch
for other real estate to provide ongoing retirement income.

The family farm has played an important role in U.S. history and remains a cornerstone of American culture.
The following examples provide insight into the importance of how the 1031 like-kind exchange is a key tool
for protecting the family farm:

Homebuilder Acquires Farm
A farmer’s land was on the outskirts of town, and a homebuilder saw an opportunity to build homes for the
local town’s growing population. The farmer was able to sell the homebuilder the land and use the 1031 likekind exchange to acquire new land for farming elsewhere. The farmer is able to move the operation to an area
that is not hemmed in or subject to nuisance regulations. Many jobs were created through the homes being
built, and the town was able to provide more affordable housing for its citizens.

(Continued on page 7)
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Combining Acres
A farmer owned two 80-acre tracts located 20 miles away from his home operation. The farmer’s neighbor
listed for sale a 160-acre parcel of land next to their home farm. Through a 1031 like-kind exchange, the
farmer was able to divest the two distantly located 80-acre parcels, acquire the neighbor’s 160-acre tract and
combine those land holdings into a larger farm of 360 acres.

Keeping the Farm/Ranch in the Family
A 65-year-old farmer owned an 80-acre farm that had been in the family for decades. When the land was first
purchased, land prices were much lower. The farmer’s son was a beginning farmer and wanted to acquire the
ancestral land. However, the potential tax liability made the farmer hesitant to sell the land to his son at a
reasonable price. With a like-kind exchange, the farmer’s son was able to purchase the land and keep it in
family ownership, while the father was able to acquire other income-producing property investments.

Retirement Planning

A farming couple owned 1,000 acres of farmland, but none of their three adult children was interested in
taking over the family business. So, mom and dad used the 1031 tax code provision to exchange their land for
rental apartment buildings to help provide the income they needed for their retirement.

These simple, real-world examples illustrate how effective section 1031 like-kind exchanges are for land
conservation and farming. The prospects of the land conservation initiative to save 30% of the country’s land
by 2030 and the future of the family farm in the U.S. are clearly dependent on keeping the section 1031 likekind exchange in the tax code. Periodically, the like-kind exchange is viewed by some politicians as an

unwarranted tax loophole that ought to be repealed. Last year, President Biden’s campaign suggested this. The
land conservation and farming communities need to come together and let Congress know how vital the likekind exchange is to the future of our land and that it must continue.
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Land Brokers Co-Op Discount to
RLI Illinois Chapter Members
The regular annual fee for unlimited listings is $990
The discounted rate for Illinois Chapter members is $590 or $55 per month.

Information can be found at https://www.landbrokermls.com/.
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Table Set for a Wild 2021
By Luke Worrell

The 2021 Illinois Land Values and Lease Trends conference has come and gone.
While we regrettably were in the virtual world again, the tone and tenor of the
findings were anything but mundane. While the conference predominantly deals
with the findings of 2020 data, the message was quite clear: 2020 finished strong
and has continued with an incredible start to 2021. The data showed nearly a 5%
increase in Class A values across the state with Class B increasing at a 1.5% clip.
That said, as we provide this newsletter to you today, we have already faroutpaced those gains in the first three months of 2021.
Many regions across the state are seeing sales figures ranging from $13,000$16,000 per acre. These are numbers we have not seen since the golden years of
2012-2014. If 2020 taught us anything, it is that things change quickly and
nearly nothing is off the table. That said, it is easy for us to project that 2021 will
see a sharp increase in both values and rents. There are many more factors
favoring a bull market than possible stumbling blocks. Commodity prices,
interest rates, global needs, and huge demand from American landowners have
all of us in agriculture trying to figure out where values will top and how long
they’ll stay there.

As we approach another cropping season, we will all be eagerly studying the
landscape as we work our way through the 2021 crop. There is never any
shortage of things to consider and monitor in Agriculture, and even so, 2021
already has a unique feel to it.

The full playlist of the Land Values and Lease Trends conference
can be found here:
https://youtube.com/playlist?
list=PLygb9o2FACqvKRUvjQQh01p49wBUXUY8k

I want to thank everyone who played a role in this endeavor. Stay close to
developments here with the Illinois Realtors Land Institute. Be sure to check in
for the midyear report at the 2021 Farm Progress Show which is anticipated to be
the most insightful midyear report in quite some time.

http://rliillinois.org
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RLI National— VNLC21 Cowboy Auction
This year, RLI Illinois donated a handcrafted knife to the RLI National Cowboy
Auction. All proceeds from the
VNLC21 Cowboy Auction will go to
supporting RLI’s Land Education
Foundation.
Our item was won and purchased by our
very own Vice-President, Ray Brownfield
Thank you to all who participated in this
event, and thank you to Ray for your
generous bid!

notice of listings
for members
One quick email to your Illinois Chapter office and your listing
can be in front of the folks “who make it happen”!
Submit a PDF version of the marketing flyer with the contact
information for inquiries to your listing - it’s that easy!
Contact your Chapter administrator, Jennifer at
jenniferbabbrli@gmail.com or 309.369.1700
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2021 RLI Illinois Membership

Allan Worrell, ALC

Donald Jacobs

John Wall

Robert Woodrow

Brandon Swartzlander

Douglas Deininger, ALC

Josh Waddell

Robert Nelson

Brandon Yaklich

Douglas Ray

Joshua Peak

Robert Warmbir

Brent Bidner

Dwayne Anderson, ALC

Justin Wheeler

Roger Leach

Brian Massey

Elizabeth Heaton

Keith Waterman, ALC

Russell Hiatt

Brian Swartz

Eric Manges

Kenneth Bryant

Ryan Aupperle

Bruce Huber

Eric Sarff

Kent Kraft

Scott Brummel

Chad Kies

Eric Wilkinson

Kyle Ogden

Seth Baker

Chad Michel

Ernie Moody

Lowell Akers

Spencer Smith

Charles Keelen

Gene Curtis, ALC

Luke Worrell, ALC

Steven Burrow

Chip Johnston

James Erlandson, ALC

Mark Goodwin, ALC

Susan Chylek

Chris King

Jason Lestina

Mark Mommsen, ALC

Tim Kellogg

Mark Rhea

Tim Kilmer

Mervin Roth

Timothy Harris

Christopher S. Johnson Jeff Lee
Jeffery Waddell, ALC
Craig Leake

Dale Aupperle

Jerry Wallace, ALC

Michael Lauher, ALC

Tucker Wood

Dan Wagner

Joe McConville

Monte Van Kooten

Walter Sancken

David Baughman

John Conerty

Nicholas Cain

Winnie Stortzum, ALC

David Klein, ALC

John Leezer, ALC

R. Edward Kiefer

Ginger Denton

Dean Robinson

John Moss, ALC

Ray Brownfield, ALC

Tim Greene

John Tammen

Richard Olson
Illinois Chapter of RLI Members as of March 30th, 2021
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Realtors Land Institute Illinois Chapter
2021 Board of Directors
President
John Leezer, ALC
Jim Maloof REALTORS®
127 W Main Street
Toulon, IL 61483
309.335.2221
john@leezeragency.com

Secretary/Treasurer
Rob Warmbir
Hertz Farm Management
200 East Court Street
Kankakee, IL 60901
815.935.9878
robw@hertzag.com

Vice-President
Ray Brownfield, ALC
Land Pro, LLC
2681 US –34
Oswego, IL 60543
630.258.4800
ray@landprollc.us

Past-President
Luke Worrell, ALC
Worrell Land Services
2240 West Morton
Jacksonville, IL 62650
217.473.7039

lukew@worrell-landservices.com

Directors
Northeast:

Central:

Elizabeth Heaton (2021-2023)
Hertz Farm Management
720 E Culver Court
Geneseo, IL 61254
309.238.1360

Dave Klein, ALC (2019-2021)
First Mid Ag Services
6 Heartland Drive
Bloomington, IL 61704
309.665.0961

Elizabethh@hertz.ag

dklein@soybank.com

North-Central:

West-Central:

Jason Lestina, ALC (2019-2021)
LandPro, LLC
2683 US 34
Oswego, IL 60543
815.546.8276

Gene Curtis (2020-2022)
RE/MAX Unified Brokers
925 East Jackson
Macomb, IL 61455
309.837.2273

Northwest:

Southeast:

Monte Van Kooten,
ALC (2020-2022)
Sterling land Company
306 West 14th Street
Sterling, IL 61081

Tucker Wood (2021-2023)
Farmers National Company
109 East Main Street
Arcola, IL 61910
217.268.4434

East-Central:

Southwest:

Michael Lauher, ALC (2021-2023)
Hancock Farmland Services
107 Astoria Drive
Savoy, IL 61874
217.521.5733

Joe Gizdic, ALC (2019-2021)
Whitetail Properties
109 East Main Street
Arcola, IL 61910
217-299-0332

jason@landprollc.us

Michael.Lauher@yahoo.com
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twood@farmersnational.com

joe.gizdic@whitetailproperties.com
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