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An analysis of Wisconsin agricultural land sales data from 2012 through 2017 by 

Arlin Brannstrom, retired UW-Extension Farm Management Specialist, shows relatively 

stable prices for bare farm land (without buildings) despite difficult economic times for 

both dairy and grain producers in recent years. 

The analysis is based on annual real estate transfer data submitted by individual coun-

ties to the WI Department of Revenue (DOR).  Only bare land sales between non-

related parties are include in the analysis (parcels with water frontage, retained property 

rights and land contracts were also excluded). DOR transfer returns asks for both past 

and intended use.  Therefore, it is assumed that all properties included in this analysis 

have been and will continue in agricultural use. 

Sale figures in the analysis are based on weighted averages which are calculated by 

dividing the total of all reported sales by the total acres reported.  This tends to reduce 

influence of sales with unusually high or low sale price.  For example, if a 100 acre par-

cel sells for $2,000/acre and a 40 acre parcel sells for $3,000/acre, the weighted average 

sales price would be: ($200,000/$120,00)/(140 acres) or $2,286 instead of a simple 

arithmetic average of $2,500.  Here are results for Waupaca and surrounding counties. 
 

Farmland sale value can also be used to evaluate average cropland rental rates.  In 

recent years, the National Agriculture Ag Statistics Service Wisconsin producer surveys 

suggest cropland rental rates averaged 2.4% to 3.4% of the average statewide land 

value.  That would suggest an average statewide rental rate last year of $96 to $140/acre 

($4,025 x 2.4% or 3.4%).  Using this same relationship between land value and annual 

rental rates for Waupaca County suggests the average local annual cropland rental rate 

in 2017 of $80 to $114/acre ($3,357 x 2.4% or 3.4%).  Applying this same relationship 

between annual rental rates and land value in more heavily concentrated farming areas 

of Waupaca county (Northeast / Southcentral) where land value may still be closer to 

$4,500/acre, average annual rent in those areas would range from $108 to $153 in 2017. 

Of course, these figures represent average values and everyone knows that each field 

and each lease agreement is unique between landowner and renter. 

“Even with all our 
technology and in-
novation, we’re still 

always at the    
mercy of  mother 

nature”  
 

Neil Degrasse Tyson 

 AVG SALE PRICE ($/acre) … AG LAND OVER  35  ACRES  

COUNTY 2017 2016 2015 2014 2013 2012 

WAUPACA $ 3,357 $ 3,850 $ 3,325 $ 3,306 $ 3,339 $ 3,735 

SHAWANO $ 4,503 $ 4,353 $ 4,246 $ 3,984 $ 3,081 $ 3,777 

OUTAGAMIE $ 5,637 $ 7,033 $ 6,498 $ 7,547 $ 6,855 $ 5,331 

PORTAGE $ 3,428 $ 3,220 $ 2,646 $ 3,292 $ 2,619 $ 3,930 

WAUSHARA $ 2,675 $ 2,355 $ 2,535 $ 2,771 $ 2,861 $ 3,042 

STATEWIDE $ 4,025 $ 4,003 $ 3,884 $ 3,952 $ 3,790 $ 3,365 
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New Dairy Margin 

Protection Program (DMPP) 

On April 3rd the Farm Service Agency re-opened enrollment 

to the MPP program under the new structure enacted with the 

passage of the Bipartisan Budget Act of  2018.  Enrollment 

runs from April 9 - June 1, 2018.  Changes from the 

previous MPP program include:  
 

 Margin calculation is monthly rather than bi-monthly; 

 Covered production increases to 5 million pounds on the 

   Tier 1 premium schedule; 

 Premiums for $4.50 and $5.00 coverage were eliminated, 

 and premiums for higher coverage were reduced by an 

 average of 70 percent; 

 Limited resource, beginning, veteran, and disadvantaged 

producers are exempt from paying the $100 fee. 
 

Dairy operations must make a new coverage election for 

2018, even if they enrolled during the previous 2018 

signup period.  Producers may opt out of the program by 

simply not submitting the enrollment form. 
 

Significantly, coverage elections made for 2018 will be 

retroactive to January 1, 2018.  The Jan 2018 income over 

feed cost (IOFC) margin was more than $8.00/cwt, but for 

February the calculated IOFC margin is $6.88/cwt implying 

that enrolling for an IOFC minimum of $7.00 or more will 

receive a payment of the difference between the calculated 

IOFC and the elected coverage. The MPP IOFC forecast for 

the remainder of 2018 is shown below.  It is likely that the 

March, 2018 IOFC will be less than $7.00/cwt  

Timing First Crop 

Alfalfa Harvest 
 

The Waupaca County Forage Council is again sponsor-

ing the annual PEAQ (Predictive Equations for Alfalfa 

Quality) first crop alfalfa monitoring program this year. 

Field data from cooperating farms/consultants will be 

available mid- May through early June to help improve 

timing of first crop harvest. Measurements will be taken 

on Mondays and Thursdays, then posted on-line at: on-

line at: www.uwex.edu/ces/ag/scissorsclip/   
 

PEAQ Stick Instructions 

Step 1: 

Choose a rep-

resentative 

area in the 

field.  

Step 2: Identi-

fy the most 

mature stem in 

a 2 sq. ft. sam-

pling area us-

ing the criteria 

in the table 

below.  

Step 3: Meas-

ure the length 

of the tallest 

stem in that 

area from the 

soil surface 

(next to plant 

crown) to the 

tip of the stem 

just below the 

top leaves 

(NOT to the 

leaf tip). 

Straighten the 

stem for an 

accurate 

measure of its 

length. (note, tallest stem may not be the most mature)  

Step 4: Based on the most mature stem and length of the 

tallest stem, use the chart above to estimated relative for-

age quality (RFQ) of your standing alfalfa forage. 

Step 5: Repeat in several areas across the field.  Star t 

harvesting 10-15 points above desired relative feed value 

level to offset quality declines during harvest. 
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What's Standing Alfalfa Worth in 2018?1
 

  

 One of the challenges when pricing standing hay is the lack of an established market like corn or 
soybeans. Another challenge is multiple cuttings of hay versus a single harvest for a grain crop. No 
wonder the price for standing hay can vary greatly between farms, even between fields. Here’s one ap-
proach for pricing standing hay in 2018. 

 

 Example: assume four ton dry matter (DM)/acre for the entire year of dairy quality alfalfa hay 
worth $150 to $200/ton baled ($0.09 to $0.12/lb DM); half the value is credited to the owner for input 
costs (land, taxes, seed, chemical and fertilizer) and half the value is credited to the buyer for harvest-
ing, field loss and weather risk. 

 

 To estimate total annual dry matter yield potential, determine average stems per square foot at 

several locations in the field, the calculate using this formula (0.10 x stems/ft2) + 0.38. Wait until stems 

are at least 4-6 inches and count only stems tall enough to be cut by the mower. Actual yield may be 
lower due environmental conditions and individual harvest / management practices. 

 

 Next, using yield distribution data based on UW-Extension field research for both a three cut 
(43%/ 31% / 26%) or four cut (36% / 25% / 21% / 18%) harvest system, the following price range 

(rounded to the nearest $5) may offer a starting point for buyers and sellers to negotiate a 

sale of good to premium quality standing alfalfa in 2018: 

 

              4 cuts       3 cuts 

    1st crop   $130 - 170/a   $155 - 210/a 

    2ndcrop   $  90 - 120/a   $110 - 150/a 

    3rd crop   $  75 - 100/a  $  95 - 125/a 

    4th crop   $  65 -  85/a 

 

 In this example, the sale or purchase value for all cuttings would range from $360 to $475/acre. 
That’s why the same price is not always the right price for everyone. Ultimately, a fair price is whatever 
a willing seller and an able buyer can agree to. 

 

 To help farmers and landowners better evaluate their options, Greg Blonde, UW-Extension 

Agriculture Agent developed a mobile app for pricing standing hay. It offers quick access to baled hay 
reference values with projected sale/purchase price for each cutting using your own yield and harvest 

cost information. The Android app is free to download at the Google Play store (search for Hay Pricing) 

or by going to: https://play.google.com/store/apps/details?id=com.smartmappsconsulting.haypricing 

 

 This free app will also be available for iPhones and iPads later this spring through the Apple App 
Store. Both versions (Android and Apple) also include a link to the new 2017 
WI Custom Rate Guide. For more information contact Greg Blonde at 
greg.blonde@ces.uwex. 
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Upcoming Events: 
 

 

 
April  20 

Rural Health Initiative 
Wine & Cheese Fundraiser 
7 pm Crystal Falls, New London 
 

May 4  
Ag Lender/Farm Manager Update   
9-3 Liberty Hall, Kimberly 
 

 
 

July 10-12 
WI Farm Technology Days  
Wood County 
Sternweise & Weber Farms 
Co Hwy H Marshfield, WI  
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Check out the following UW-Extension educational videos on various 

crop production recommendations for low-margin years available on the UW IPM 

YouTube Channel:  
 

 Soybean Inputs that Deliver the Highest Return on Investment 

 Practical Weed Management Strategies 

 Fundamental Soil Fertility Strategies for Success 

 How to Survive and Thrive on Current Corn Price Projections 

 Low Grain Prices = Smart Disease Management Decisions 

 Managing Insects Economically Using Conventional Hybrids 

 Machinery/Technology Management 

 Tillage Considerations to Reduce Operational Costs 

 Partial Budget Analysis: A Practical Tool for Low Margin Years 
 

Or, search online for the summary print publication “UWEX A4137 – Grain Man-

agement Considerations in Low-Margin Years”.   

https://www.youtube.com/playlist?list=PLMF9p1QYShgxUN8v9N5FXZWUDttq414eM
https://www.youtube.com/playlist?list=PLMF9p1QYShgxUN8v9N5FXZWUDttq414eM
https://www.youtube.com/watch?v=0IkBGRwkc2o

