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Part 1: Overview and Trends 
in Illinois Farmland Leases

https://farmdoc.illinois.edu/agricultural-law



Farmland Leased in Illinois
In Illinois, 
50% of farmland 
is rented
ERS, 2016

Illinois has 
largest rented 
percent in U.S.

• Indiana, 45%

• Iowa, 41%

• Ohio, 37%

Larger grain farms tend to rent more
Tenure on grain farms in FBFM, 2022

Northern
Central

Low
Central 

High Southern

Owned 18% 19% 15% 26%

Share-rent 18% 33% 39% 34%

Cash-rent 64% 48% 46% 40%



Leasing Basics

Written lease is best (although many leases are not)

If not a written lease and landowner wants to terminate 
lease, must provide notice by October 31, specification in 
written lease will supersede the October 31 deadline

Most leases are one-year leases, or year-to-year leases

Rare to have a lease over 2 or 3 years



Lease types

Cash rent

Farmer pays 
landowner for right 
to farmland, 
farmer receives all 
revenue and pays 
all expenses, 
except land costs 
(property tax)

Share rent

Share in revenue 
(crop revenue and 
government 
programs) 
and direct costs 
(seed, fertilizer, 
pesticides, drying, 
storage, crop 
insurance) 

Variable 
cash rent

Cash rent varies 
with crop revenue

Custom farming

Landowner pays for 
for field operations, 
bears all costs, 
receives all revenue



Average Cash Rent in Illinois, 1970 to 2023 (USDA-NASS)

Source:  National Agricultural Statistical Service, U.S.D.A.

$119 $119 $122 $123 $126 $129 $132
$141

$163 $163
$169

$183

$212
$223

$234
$228

$221 $218
$223 $224 $222

$227

$243

$259

2000 2002 2004 2006 2008 2010 2012 2014 2016 2018 2020 2022



County Cash Rents
2023 Average County Cash Rents
USDA-NASS

Most rents increased moderately 
compared with 2022

$360+ in Piatt and Moultrie
$58 in Johnson



Corn and Soybeans
Central Illinois, High-Productivity

• Excellent returns and farm 
incomes from 2020-2022

• Rising production costs

• Some moderating of costs 
expected for 2024
Fertilizer

• But lower prices also expected 
for 2024

• Potential return to lower, 
2014-2019 return levels
Cost adjustments needed

Source: 2024 Illinois Crop Budgets and Illinois Farm Business Farm Management

https://farmdoc.illinois.edu/management#handbook-crop-budgets


Total Costs of Producing Corn for Central Illinois in $ per acre
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Source:  Data summarized from farms enrolled in Illinois Farm Business Farm Management (FBFM)

$158 $169
$143

$232
$248

$206

$285

$442

$376

$244

$450

$538
$521

$396

$290
$268

$298

$273

$378
$304

$404

$622
$609

$320
$341

$363

00 01 02 03 04 05 06 07 08 09 10 11 12 13 14 15 16 17 18 19 20 21 22 23P 24P

Operator and Land Returns

Cash Rents

Operator and Land Returns and Cash Rents, 
High-Productivity Farmland in Central Illinois, 2000 to 2024P



Farm Returns in Dollars per Acre, 2000 to 2024P 
for Central Illinois on High-Productivity Farmland
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Cash Rents and Soil Productivity Index (SPI) in Illinois  

Land Class SPI
Average

Corn Yield

Average Rent ISPFMRA Rents

2022 2023 2022 2023 2024P

Excellent 133-147 213 $314 $332 $369 $402 $395

Good 117-132 206 $263 $285 $322 $335 $330

Average 100-116 192 $211 $225 $275 $268 $263

Fair <100 174 $146 $153 $240 $213 $210

ISPFMRA Rents tend to:

• Be higher than USDA and FBFM Averages

• Represent recently negotiated rents

• Adjust more quickly to changing returns



Share Rent Lease
Landowner and tenant share in input costs and revenue

Landowner pays property tax, maintenance/improvements

Farmer provides labor, machinery



Share Rent Lease
Northern/central Illinois

50/50 common, 
landowner gets 

50% of the grain 
and 

pays 50% of crop costs



Share Rent Lease
Southern Illinois 
(more variable terms)

⁃2/3 to farmer, 
1/3 to landowner, 
farmer pays all seed costs

⁃50/50

⁃60 farmer / 40 landowner



Operator and Land Returns, Share Rent, and Cash Rent 
High-Productivity Farmland in Central Illinois, 2000 to 2024P

Source:  Data summarized from farms enrolled in Illinois Farm Business Farm Management (FBFM)
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Lease types used by professional farm managers

27%

9%

26%

32%

6%

Shifts away 
from share rents 
to cash rents

Custom farming

Cash rent

Modified 
share rent

Share rent

Increases in
Variable Cash Rent

Source: ISPFMRA 2023 Leasing Mid-Year Survey 



Variable Cash Rental Arrangements

farmdocdaily.illinois.edu/2022/09/
a-straight-forward-variable-cash-lease-with-revised-parameters.html 



Negotiated Items 
of a Variable Lease
Minimum and Maximum cash rent

Rent is a percent of crop revenue:
rent factor times crop revenue

Crop revenue = farm yield X market price

Market price is an average of quotes 
of an agreed upon delivery point 

Example: Quote every Wednesday from 
XYZ elevator from March to October



Operator and Land Returns, Cash Rents, Variable Cash Rent
50-50 Corn-Soy Rotation, High-Productivity Farmland, Central Illinois
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Custom farming
• Landowner pays a flat fee for all field operations

• Landowner buys all inputs and markets all grain

• High management/High risk for landowner

• Smallest share of lease arrangements in practice 



Farm Lease: Contract

farmdoc.illinois.edu/agricultural-law

General fillable pdf; also template for 

discussion and negotiation between 

landlord and tenant.

If an addendum is to be added, suggest adding to 

lease (section 7): “Incorporation by Reference: All 

exhibits and addenda attached hereto are hereby 

incorporated into this Lease and a part hereof. If 

there is any conflict between such exhibits or 

addenda and the terms of this Lease, such exhibits 

or addenda shall control.”



Part 2: Conservation Addendums
Options for Leasing



Megan Dwyer, CCA
Director of Conservation & Nutrient Stewardship



OUR PRIORITIES 

Ethanol 

Waterways/Locks and Dams 

Water Quality, Soil Health, Changing Climate

Legislation

Exports

Education & Communication



Note on Conservation Policy: Compliance

Highly Erodible Lands 
(plan for control).

Wetlands 
(drain or plant).

1985 Farm Bill creates; 
crop insurance eligibility included.

Compliance for crop insurance eligibility removed 
in 1996 Farm Bill; 2014 Farm Bill reattaches to 

premium subsidy on forward-looking basis.



Addendum 
to normal 
leases

farmdoc.illinois.edu/agricultural-law



Nutrient Management Addendum
Addresses issues with how the 

farmer/tenant applies fertilizer 

to the leased farm fields 

and manages soil fertility.



Nutrient Management Addendum
Maximum Return To Nitrogen

Scientific tool recommendations 

for corn nitrogen application;

application rate, 

timing and method can impact 

crop uptake and nutrient loss 

(especially tile-drained fields).



Nutrient Management Addendum
Efforts to reduce or avoid fall 

application; push for split 

application and timing closer to 

planting (post or pre); 

crop growth; reduce losses 

and better timed for plant needs.





How will cover crop use 
change in the next 5 years 
in Illinois?

o Increase substantially

o Increase somewhat

oStay the same

oDecrease



Cover Crops & Leased Acres
•Cover crops

⁃Environmental benefit:  
Reduce nitrogen in drainage tiles

⁃Build up of organic matter, over time, 
with potential yield advantages in the future

⁃Farmers need to build experience

•Payoffs are long-run or not accruing to farm, 
leasing contracts are short-term



Soil Health Addendum
Farm practices such as tillage 
(reduced, conservation or no-till) 
and cover cropping can build soil 
health.



Soil Health Addendum
No-till and cover crops can add 
carbon, prevent erosion, improve 
water holding capacity, and 
increase soil organic matter; 
cover crops scavenge nitrogen, 
reduce losses.



Soil Health Addendum
Addendum provides numerous 
options to discuss and potentially 
include in the lease: 

⁃ tillage systems

⁃ cover crops 
(winter kill or over-winter; 
termination)

⁃ how to adjust rent or deal with 
assistance payments





1. General Soil Health

2. Tillage

3. Cover Crop

4. Other

• Maintain waterways

• Maintain terraces

• Maintain vegetative buffers

• Maintain bioreactors

• Maintain conservation structures









Do you think wildlife habitat 
such as pollinator plots will 
increase on Illinois farms?

oMany farms will build over the 
next 5-years

oSome farms will build habitat

oNo change



Conservation Habitat Addendum

• If the leased farm includes (or adds) 
wildlife or other habitat areas.

• Issues for discussion and inclusion: 
establishment, maintenance, 
Integrated Pest Management, etc.

• Adjustments to rent; addressing 
repairs or replacement issues.





Sponsors



Educational Partners

Department of 
Agricultural & 
Consumer Economics

Extension



For the webinar archives and 5-minute farmdoc
Subscribe to our channel YouTube.com/@farmdoc

. I l l inois .edu

Thank You for joining us!
Please submit your questions

Visit us at 
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