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TERMS AND CONDITIONS OF SALE 
 
Announcements made by Reck Agri Realty & Auction at the time of sale will take precedence over any 
previously printed material or other oral statements. 

 
AUCTION DATE/TIME: The TESSS Farms Inc Land Auction will be held Thursday, March 10, 2022 at 
10:30 am, MT at the Country Inn & Suites, Sidney, NE. In the event of inclement weather, visit reck-
agri.com , our Facebook page, and/or local radio station. 

OVERVIEW:  TESSS Farms Inc is offering their Cheyenne County, NE property for sale at auction! This 
auction features seven parcels of land comprised of pivot irrigated cropland, dry cropland, pasture, and 
expired CRP. Situated 10.1± miles southwest of Lodgepole, NE and Interstate 80 or 13± miles north-
west of Crook, CO. Featuring 1,834± total acres offered in 7 Parcels, 3 Combos, Pivot Irr Unit, and Farm 
Unit. Possession upon closing; no growing crops. Predominantly Class I & II soils. Terrain for the majori-
ty of the pivot irrigated and dry farmland is level to slightly rolling. Seller is reserving 50% non-
participating mineral right royalty interest for 15 years. Some of the property being sold has been with-
in the same family for over 113 years and once sold may never be publicly offered for sale for genera-
tions. This auction provides a diversified offering of properties for Buyer(s) looking for pivot irrigation, 
dryland, upland bird hunting, and/or the livestock operator. 

SALE TERMS/PROCEDURE: The “TESSS FARMS INC LAND AUCTION" is a land auction with NO RESERVE. 
Competitive bids will determine outcome of auction and the Seller to enter into a contract to purchase 
with the highest bidder(s). Property to be offered in 7 Parcels, 3 Combos, Pivot Irr, and Farm Unit. The 
parcels, combos, and units will be offered in the sale order as stated within the brochure.  The parcels, 
combos, and units will compete to determine the highest aggregate bid(s). Seller agrees not to accept 
and negotiate any contracts to purchase prior to auction date. Bids will be taken for total purchase 
price not price per acre. 

SIGNING OF PURCHASE AGREEMENT: Immediately following the conclusion of the auction, the highest 
bidder(s) will sign Disclosure of Brokerage Relationships in Real Estate Transactions and will enter into 
and sign a Farm, Ranch, and Land Purchase Agreement for the amount of the bid. Required earnest 
money deposit to be in the form of a personal, business, or corporate check for 15% of the purchase 
price. Said earnest money is due upon the signing of the Farm, Ranch, and Land Purchase Agreement 
and to be deposited with Reck Agri Realty & Auction. Farm, Ranch, and Land Purchase Agreement will 
not be contingent upon financing. Terms and conditions in the Detail Brochure and oral announce-
ments shall be incorporated and made a part of the Farm, Ranch, and Land Purchase Agreement. Sam-
ple Farm, Ranch, and Land Purchase Agreement is available within the Detail Brochure. 

CLOSING: Buyer(s) shall pay in good funds, the balance of purchase price plus their respective closing 
costs, and sign and complete all customary or required documents at closing, which is on or before 
April 8, 2022. Closing to be conducted by Thalken Title Company and the closing service fee to be split 
50-50 between Seller and Buyer(s). 

TITLE: Seller to pass title by Warranty Deed free and clear of all liens, encumbrances, special assess-
ments levied or assessed, and subject to the royalty reservation set forth herein and all easements, 
restrictions, covenants, reservations, and rights of way of record and other standard exceptions in the 
title insurance policy insuring title. Title commitments are available for review within the Detail Bro-
chure and title commitment and exceptions will be incorporated and made a part of the Farm, Ranch, 
& Land Purchase Agreement. Title Insurance to be used as evidence of marketable title and cost of the 
premium to be split 50-50 between Seller and Buyer(s), except Buyer(s) to pay for cost of loan title in-
surance policy, if applicable. The Buyer(s) to receive a TBD title commitment within Detail Brochure, 
updated title commitment with Buyer(s) name, lender, purchase price, and all supplements and addi-
tions thereto after auction, and an owner's title insurance policy in an amount equal to the Purchase 
Price after closing. Property to be sold subject to existing roads and highways; established easements 
and rights-of-way; prior mineral reservations and the royalty reservation set forth herein; and other 
matters affected by title documents shown within the title commitment; and zoning, building, subdivi-
sion, and other restrictions and regulations of record, and other standard exceptions in the title insur-
ance policy insuring title  

POSSESSION: Possession upon closing. 
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PROPERTY CONDITION: Prospective Buyer(s) should verify all information contained herein.  All pro-
spective bidders are urged to fully inspect the property, its condition, and to rely on their own conclu-
sions and the property is being sold AS IS-WHERE IS, without warranty, representation or recourse to 
Seller.  

WATER RIGHTS & EQUIPMENT: Seller to convey all Seller's water rights, water wells, well permits, and 
equipment appurtenant to the property whether for irrigation or livestock use. Each of the wells are 
subject to the rules, regulations, and limitations of the Nebraska Department of Natural Resources and 
the South Platte Natural Resource District. Water rights are being sold AS IS-WHERE IS without warran-
ty or guarantee of any water right matters, pumping rates or adequacy of livestock or irrigation wells, 
and/or condition of all livestock or irrigation equipment.  

GROWING CROPS: No growing crops. 

REAL ESTATE TAXES: 2021 Real Estate Taxes due in 2022 to be paid by Seller, at closing. 2022 Real Es-
tate Taxes due in 2023 and thereafter to be paid by Buyer(s).  

FSA DETERMINATION: FSA base acres and yields to pass with the Parcels, Combos, or Units as desig-
nated within Detail Brochure. Buyer(s) and Seller, at closing, to sign a memorandum of understanding 
stating the base acres and yields as designated within the Detail Brochure.  

LEGAL DESCRIPTION: Legal descriptions are subject to existing fence/field boundaries or land-use 
trades, if any. Property is being offered without the improvement sites. Seller to provide survey of ex-
cluded parcels. 

MINERALS: Seller is reserving 50% of nonparticipating royalty interest in all oil, gas, and minerals which 
may be produced from the real estate for a period of 15 years after the date of closing.  If production 
occurs during such 15 year period, then this royalty reservation shall continue as long as there is pro-
duction in paying quantities.  This royalty reservation will be included in the deed transferred to Buyer
(s). 

NOXIOUS WEEDS: There may be areas infested by noxious weeds. The location of and the density of 
noxious weeds is unknown at this time. 

ACREAGES: All stated acreages in the Color Brochure, Detail Brochure, and visual presentation at the 
auction are approximate and are obtained from aerial photos from the FSA office.  The county tax rec-
ords may indicate different acreages and no warranty is expressed or implied as to exact acreages of 
property. All bids are for the total parcel without regard to exact acreage. There will be no adjustment 
in purchase price if acreage is different than what is stated in this brochure and/or stated at the auc-
tion.  

MULTIPLE PARTY BID: If several parties go together and collectively bid on parcel(s) and the Multiple 
Party Bid is the highest bid, at the conclusion of the auction each party within the Multiple Party Bid 
shall identify and agree to sign separate contract(s), pay for their respective separate parcel(s) at clos-
ing, and pay for a metes & bounds survey and additional title insurance premium to create the legal 
description for their respective separate parcel. The collective purchase prices for the separate parcels 
shall equal the total Multiple Party Bid.  

ANNOUNCEMENTS: The information contained herein has either been given to us by the owner of the 
property or obtained from sources that we deem reliable. We have no reason to doubt its accuracy, 
but we do not guarantee it. Reck Agri Realty & Auction and the Seller assume no responsibility for the 
omissions, corrections, or withdrawals. The location maps are not intended as a survey and are for gen-
eral location purposes only. The prospective Buyer(s) should verify all information contained herein. All 
prospective bidders are urged to fully inspect the property, its condition and to rely on their own con-
clusions. All equipment and improvements are to be sold AS IS-WHERE IS, without warranty, represen-
tation or recourse to Seller. Reck Agri Realty & Auction and all other agents of Broker are or will be 
acting as a Limited Seller’s Agent. Announcements made by Reck Agri Realty & Auction, at the time of 
sale will take precedence over any previously printed material or other oral statements. Reck Agri Real-
ty & Auction does not offer broker participation for the “TESSS FARMS INC LAND AUCTION". Reck Agri 
Realty & Auction reserves the right to require bank references upon request and reserves the right to 
refuse bids from any bidder. Bidding increments are at the discretion of the Broker. 

COPYRIGHT: Photographs, videos, and Color & Detail Brochures are property of Reck Agri Realty & Auc-
tion and cannot be reproduced without permission. Auction photographs may be used by Reck Agri 
Realty & Auction in publications, marketing materials, and on its website. 
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LEGAL  
DESCRIPTION:  

S1/2 of Section 32, Township 13 North, Range 47 West of the 6th PM, Chey-
enne County, NE, less a 42.95 acre parcel. Survey of excluded 42.95 acre par-
cel shown on Page 69. 
See Pages 70-89 for legal description, title commitment, and title exceptions. 

ACREAGE:  226.8± 
46.8± 
   8.1± 

281.7± 

Acres Pivot Irrigated 
Acres Dryland Corners 
Acres Roads 
Total Acres 

SOILS:  Soils consist of primarily class I soils with areas of class II. 
See Soils Map on Page 30   

TAXES: 2021 real estate taxes payable in 2022 are:  $8,215.75 

FSA INFORMATION:
  

FSA bases: 85.0 ac corn w/ 155 bu PLC yield, 128.4 ac wheat w/ 40 bu PLC 
yield, and 14.9 ac soybean w/ 31 bu PLC yield. 

IRRIGATION  
WATER &  
EQUIPMENT:  

Irrigation well #G-021515 w/ 238.5 SPNRD certified acres and 49.0 allocated 
inches. 7 tower Reinke & 8 tower Lockwood sprinklers, 125 HP motor.  The 
above irrigation well provides water to both pivots. One pivot at a time may 
be operated. The overhang on the east pivot may collide with the pivot on 
Parcel #1B if not operated correctly. 
See Pages 35-42 for copy of well permit, well log, well efficiency test, well 
registration, and South Platte NRD water summary report showing water us-
age and available allocation.   
 

COMMENTS:   Currently 226.8 ac corn stalks, 24.1 ac wheat stubble, 22.7 ac millet stubble 

BID PRICE:    
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LEGAL  
DESCRIPTION:  

NE1/4 of Section 32, Township 13 North, Range 47 West of the 6th PM, 
Cheyenne County, NE. 
See Pages 70-89 for legal description, title commitment, and title exceptions. 

ACREAGE:  127.6± 
31.3± 
   1.6± 

160.5± 

Acres Pivot Irrigated  
Acres Dryland Corners 
Acres Roads 
Total Acres 

SOILS: Soils consist of primarily class I soils w/ areas of class II, III, & IV. 
See Soils Map on Page 31   

TAXES: 2021 real estate taxes payable in 2022 are:  $4,330.22 

FSA INFORMATION:
  

FSA bases: 47.8 ac corn w/ 155 bu PLC yield, 75.6 ac wheat w/ 40 bu PLC 
yield, and 8.7 ac soybeans w/ 31 bu PLC yield. 

IRRIGATION  
WATER &  
EQUIPMENT:  

Irrigation well #G-031413 with 127.0 SPNRD certified acres and 49.0 allocat-
ed inches.  7 tower Lockwood sprinkler with 75 HP motor.  The overhang on 
the east pivot of Parcel #1A may collide with the pivot on Parcel #1B if not 
operated correctly.  
See Pages 43-50 for copy of well permit, well log, well efficiency test, well 
registration, and South Platte NRD water summary report showing water us-
age and available allocation.   

COMMENTS:   Currently in cornstalks, wheat stubble, and millet stubble. 

BID PRICE:    
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LEGAL  
DESCRIPTION:  

  
See Parcels #1A & #1B. 

ACREAGE:  354.4± 
78.1± 

    9.7± 
442.2± 

Acres Pivot Irrigated 
Acres Dryland Corners 
Acres Roads 
Total Acres 

SOILS: See Parcels #1A & #1B. 
  

TAXES: 2021 real estate taxes payable in 2022 are:  $12,545.97 

FSA INFORMATION:
  

See Parcels #1A & #1B. 

IRRIGATION  
WATER &  
EQUIPMENT:  

  
 
See Parcels #1A & #1B. 

COMMENTS:  See Parcels #1A & #1B. 

BID PRICE:    
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LEGAL  
DESCRIPTION:  

NW1/4 of Section 28, less tract, Township 13 North, Range 47 West of the 
6th PM, Cheyenne County, NE. See page 90 for copy of survey. 
See Pages 91-103 for legal description, title commitment, and title excep-
tions. 

ACREAGE:  129.6± 
20.6± 

    6.3± 
156.5± 

Acres Pivot Irrigated 
Acres Dryland Corners 
Acres Roads 
Total Acres 

SOILS: Soils consist of primarily class I soils w/ areas of class II, III, & IV. 
See Soils Map on Page 32   

TAXES: 2021 real estate taxes payable in 2022 are:  $4,204.78 

FSA INFORMATION:
  

FSA bases: 48.6 ac corn w/ 155 bu PLC yield, 69.2 c wheat w/ 40 bu PLC yield, 
and 8.0 ac soybeans w/ 31 bu PLC yield. 

IRRIGATION  
WATER &  
EQUIPMENT:  

Well #G-037867 w/ 129.0 SPNRD certified acres and 49.0 allocated inches.  7 
tower Zimmatic sprinkler with 75 HP motor.   
See Pages 45-59 for copy of well permit, well log, well efficiency test, well 
registration, and South Platte NRD water summary report showing water us-
age and available allocation.   

COMMENTS:   Corners are in wheat stubble and millet stubble. 

BID PRICE:    
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LEGAL  
DESCRIPTION:  

  
See Parcels #1A, #1B, & #2. 

ACREAGE:  484.0± 
98.7± 

  16.0± 
598.7± 

Acres Pivot Irrigated 
Acres Dryland Corners 
Acres Roads 
Total Acres 

SOILS: See Parcels #1A, #1B, & #2. 

TAXES: 2021 real estate taxes payable in 2022 are:  $16,750.75 

FSA INFORMATION:
  

See Parcels #1A, #1B, & #2. 

IRRIGATION  
WATER &  
EQUIPMENT:  

  
 
See Parcels #1A, #1B, & #2. 

COMMENTS:   See Parcels #1A, #1B, & #2. 

BID PRICE:    
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LEGAL  
DESCRIPTION:  

 SE1/4 Section 28 and the 118.59 acre tract in the SW1/4 of Section 28 as 
described by the survey on Page 104, Township 13 North, Range 47 West of 
the 6th PM,  Cheyenne County, NE.  
See Pages 105-116 for legal description, title commitment, and title excep-
tions. 

ACREAGE:  275.6± 
    3.6± 
279.2± 

 

Acres Dryland 
Acres Roads 
Total Acres 

SOILS: Soils consist of class II soils. 
See Soils Map on Page 33.   

TAXES: 2021 real estate taxes payable in 2022 are:  $1,765.86 

FSA INFORMATION:
  

FSA bases:  187.6 ac wheat w/ 40 bu PLC yield and 19.5 ac barley w/ 37 bu 
PLC yield.. 

COMMENTS:   Currently wheat stubble and millet stubble. 

BID PRICE:    
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LEGAL  
DESCRIPTION:  

NW1/4 of Section 32,  Township 13 North, Range 47 West of the 6th PM, 
Cheyenne County, NE. 
See Pages 117-127 for legal description, title commitment, and title excep-
tions. 

ACREAGE:  157.5± 
 

Total Acres Dryland 
 

SOILS: Soils consist of primarily class II soils with areas of class III & IV 
See Soils Map on Page 34.   

TAXES: 2021 real estate taxes payable in 2022 are:  $945.22 

FSA INFORMATION:
  

FSA bases:  107.2 ac wheat w/ 40 bu PLC yield and 11.1 ac barley w/ 37 bu 
PLC yield. 

COMMENTS:   Currently in cornstalks, wheat stubble and millet stubble. 

BID PRICE:    



© 20 

 

N 
-  



© 21 

 
 

 

LEGAL  
DESCRIPTION:  

  
See Parcels #3A & #3B. 

ACREAGE:  433.1± 
    3.6± 
436.7± 

 

Acres Dryland 
Acres Roads 
Total Acres 

SOILS: See Parcels #3A & #3B. 
   

TAXES: 2021 real estate taxes payable in 2022 are:  $2,711.08 

FSA INFORMATION:
  

See Parcels #3A & #3B. 

COMMENTS:   See Parcels #3A & #3B. 

BID PRICE:    
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LEGAL  
DESCRIPTION:  

  
See Parcels #1A, #1B, #2, #3A, & #3B. 

ACREAGE:  484.0± 
531.8± 
   19.6± 

1035.4± 

Acres Pivot Irrigated 
Acres Dryland 
Acres Roads 
Total Acres 

SOILS: See Parcels #1A, #1B, #2, #3A, & #3B. 
  

TAXES: 2021 real estate taxes payable in 2022 are:  $19,461.83 

FSA INFORMATION:
  

See Parcels #1A, #1B, #2, #3A, & #3B. 

IRRIGATION  
WATER &  
EQUIPMENT:  

  
 
See Parcels #1A, #1B, #2, #3A, & #3B. 

COMMENTS:   See Parcels #1A, #1B, #2, #3A, & #3B. 

BID PRICE:    
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LEGAL  
DESCRIPTION:  

SW1/4 of Section 1 and E1/2 of Section 2, Township 12 North, Range 48 
West of the 6th PM, Cheyenne County, NE. 
See Pages 128-139 for legal description, title commitment, and title excep-
tions. 

ACREAGE:  478.3± 
 

Total Acres Pasture 
 

TAXES: 2021 real estate taxes payable in 2022 are:  $2,132.28 

WATER &  
EQUIPMENT: 

 
Two stock wells—one submersible and one pump jack. 

COMMENTS:   Perimeter barbed wire fencing. 

BID PRICE:    
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LEGAL  
DESCRIPTION:  

W1/2 of Section 11, Township 12 North, Range 48 West of the 6th PM,  
Cheyenne County, NE. 
See Pages 140-149 for legal description, title commitment, and title excep-
tions. 

ACREAGE:  302.3± 
12.9± 
   6.0± 

321.2± 

Acres Expired CRP 
Acres Pasture 
Acres Roads 
Total Acres 

TAXES: 2021 real estate taxes payable in 2022 are:  $1,638.84 

BID PRICE:    
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LEGAL  
DESCRIPTION:  

  
See Parcels #4A & #4B. 

ACREAGE:  491.2± 
302.3± 
    6.0± 
799.5± 

Acres Pasture 
Acres Expired CRP 
Acres Roads 
Total Acres 

TAXES: 2021 real estate taxes payable in 2022 are:  $3,771.12 

WATER & 
EQUIPMENT: 

 
See Parcel #4A. 

COMMENTS:  See Parcel #4A. 

BID PRICE:    
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7.) PROPERTY CONDITION: On or before the date of the Auction, the Buyer(s) has 
physically inspected the Property, the TESSS Farms Inc Land Auction Detail Brochure Printed: 
March 2, 2022, and heard, understood, and agreed to all taped oral statements made by 
the Auction Company at the Auction regarding the bidding, order of procedure and 
protocol, and any amendments or modifications to the TESSS Farms Inc Land Auction 
Detail Brochure Printed March 2, 2022.  Buyer(s) has, relying solely on his/her own Due 
Diligence and with no oral or written representations from the Seller or the Auction Company 
or its agents, accepted the Property "As Is, Where Is" including, but not limited to, no 
physical environmental or legal compliance warranties whatsoever from the Seller. 

8.) WATER RIGHTS & EQUIPMENT: Water rights to be conveyed as stated in TESSS Farms 
Inc Land Auction Detail Brochure Printed: March 2, 2022. 

9.) GROWING CROPS: Growing crops to be conveyed as stated in TESSS Farms Inc Land 
Auction Detail Brochure Printed: March 2, 2022. 

10.) REAL ESTATE TAXES:  See TESSS Farms Inc Land Auction Detail Brochure Printed: 
March 2, 2022, for terms and conditions of real estate taxes. 

11.) PERSONAL PROPERTY TAX: Upon closing, a value will be established on the irrigation 
equipment with Cheyenne County, NE and personal property taxes may be due in the future. 

12.) FSA DETERMINATION: As stated in TESSS Farms Inc Land Auction Detail Brochure Printed: 
March 2, 2022. 

13.) MINERAL RIGHTS:  As stated in TESSS Farms Inc Land Auction Detail Brochure Printed: 
March 2, 2022. 

14.) NOXIOUS WEEDS: As stated in TESSS Farms Inc Land Auction Detail Brochure Printed: 
March 2, 2022. 

15.) ACREAGES: All stated acreages are approximate and are obtained from aerial photos from 
the FSA office.  The county tax records may indicate different acreages and no warranty is 
expressed or implied as to exact acreages of property. The purchase price is for the total parcel 
without regard to exact acreage. There will be no adjustment in purchase price if acreage is 
different than what is stated in this brochure and/or publicly stated. 

16.) BUYER DESIGNATION: Buyer(s), before closing, may designate additional parties, including 
Buyer(s) or an entity owned or controlled by Buyer(s), to be named as Buyer(s) on all instruments 
of transfer of the Property and other necessary closing documents, including title commitments. 

17.) FAX and/or EMAIL:  In accordance with the Nebraska Uniform Electronic Transactions Act, 
Seller and Buyer(s) agree they may contract through facsimile transmission and/or email. 
Execution and delivery of this purchase agreement may be affected using facsimile transmission 
or email. If any such transmission is so used, it shall be deemed by the parties to be sufficient, and 
original copies of such transmissions will not be delivered to either party. 

18.) MAINTENANCE: Seller agrees to maintain the above-described real estate and 
improvements in their present condition until delivery of possession. Seller represents that there 
are no latent defects in the Property of which the Seller is aware. 

19.) RISK OF LOSS: This agreement shall in no manner be construed to convey the Property or 
to give any right of possession. Risk of loss or damage to the Property, prior to closing date, shall 
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be the responsibility of Seller. If, prior to closing, the structures on the Property are materially 
damaged by fire, explosion or any other cause and Seller does not elect to repair or replace said 
structure, Buyer(s) shall have the right to rescind this agreement, and the earnest money shall be 
refunded. 

20.) SPECIFIC PERFORMANCE: If Buyer is in Default: If Buyer fails to consummate this purchase 
according to the terms of this Agreement, Seller may elect to treat this Agreement as canceled, in 
which case all Earnest Money (whether or not paid by Buyer) shall be paid to Seller and retained 
by Seller; and Seller may recover such damages as may be proper; or Seller may elect to treat 
this Agreement as being in full force and effect and Seller has the right to specific performance or 
damages, or both. 

If Seller is in Default: Buyer may elect to treat this Agreement as canceled, in which case all Earnest 
Money received hereunder will be returned and Buyer may recover such damages as may be 
proper. Alternatively, Buyer may elect to treat this Agreement as being in full force and effect and 
Buyer has the right to specific performance or damages, or both. 

21.) Buyer(s) is the high bidder for the Property identified above at the Reck Agri Realty & Auction 
auction for the Seller and held March 10, 2022, and in accordance with the terms and 
conditions of this Purchase Agreement, the TESSS Farms Inc Land Auction Detail Brochure 
Printed: March 2 2022, the Title Commitment and all supplements and additions thereto, and 
other taped oral statements as announced at the Auction by the Auction Broker and the 
Auctioneer.  Upon Reck Agri Realty & Auction, as broker, declaring each tract sold, the 
Seller agrees to sell and the Buyer(s) agrees to buy the Property as per the provisions of this 
Agreement and the TESSS Farms Inc Land Auction Detail Brochure Printed: March 2, 2022.  In 
the event of a conflict between this Agreement and the TESSS Farms Inc Land Auction Detail 
Brochure Printed: March 2, 2022, the TESSS Farms Inc Land Auction Detail Brochure Printed: 
March 2, 2022, as modified by taped oral statements at the auction, shall control. 

22.) This Agreement and its exhibits constitute the entire Agreement between the parties relating 
to the subject hereof, and any prior agreements pertaining thereto, whether oral or written, have 
been merged and integrated into this Agreement. If accepted, this document will become an 
Agreement between Seller and Buyer. A copy of this Agreement may be executed by each party, 
separately, and when each party has executed a copy thereof, such copies taken together are 
deemed to be a full and complete Agreement between the parties. This offer is null and void if not 
accepted by Seller on or before March 10, 2022, at 5 pm, MT. 

23.) Buyer has reviewed and accepts the attached Thalken Title Co Title Commitment by File No. 
2220043, 222044, 222045, 222046, 222047, 222048 which is attached and made part of this 
Purchase Agreement. 

24.) TESSS Farms Inc Land Auction Detail Brochure Printed: March 2, 2022, is incorporated 
and made a part of this Purchase Agreement. 

25.) 1031 SELLER NOTIFICATION - 1031 EXCHANGE: It is understood and agreed that 
Seller may desire to sell the property which is the subject of this Auction in a "tax free" exchange 
under Section 1031 of the Internal Revenue Code of 1986, as amended.  Buyer(s) agrees to 
cooperate but is not required to incur any additional expense or risk. 

26.) 1031 BUYER NOTIFICATION – 1031 EXCHANGE It is understood and agreed that 
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Buyer(s) may desire to purchase the property which is the subject of this Contract in a "tax free" 
exchange under Section 1031 of the Internal Revenue Code of 1986, as amended.  Seller 
agrees that Buyer(s) may purchase through and assign this contract to a qualified intermediary 
chosen by Buyer(s), as may be needed to complete a 1031 tax-free exchange, which may not be 
simultaneous.  Seller will cooperate with such exchange provided that Seller is not required to 
incur any additional expense or risk.  Notwithstanding the utilization of a qualified intermediary to 
accomplish a like-kind exchange, Seller will confirm and ratify to Buyer(s) any warranty required 
under this Contract at the time of closing.  

27.) This document shall be binding upon the benefit of the parties hereto, their heirs, personal 
representatives, successors and/or assigns. 

AGENCY CONFIRMATION: The following agency relationship(s) are hereby confirmed for this 
transaction.  
Listing Agent: Reck Agri Realty & Auction is the agent of [  ] Limited Seller’s Agent  [X] Limited 
Dual Agent  [  ] Customer Only. 

Selling Agent: Reck Agri Realty & Auction is the agent of [  ] Limited Buyer’s Agent  [X] Limited 
Dual Agent  [  ] Customer Only. 

BUYER: 

_________________________________________________ DATE:___________________ 

ADDRESS: 
PHONE: 
E-MAIL:

ACCEPTANCE 

Seller accepts the foregoing proposition on the terms stated and agrees to convey title to the 
Property, deliver possession, and perform all the terms and conditions set forth. 

SELLER: 

By: ______________________________________________ DATE:___________________ 

ADDRESS: 
PHONE: 
E-MAIL:

ACKNOWLEDGMENT (To be completed by Broker/Salesperson working with Buyer) 

Reck Agri Realty & Auction 
Broker Name: Marc Reck  

By:__________________________ 
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535 E Chestnut, PO Box 407 
Sterling, CO 80751 
Office: 970-522-7770 
Fax: 970-522-7365 
E-mail Address: marcreck@reckagri.com

ACKNOWLEDGMENT (To be completed by Broker/Salesperson working with Seller) 

Reck Agri Realty & Auction 
Broker Name: Marc Reck  

By:__________________________ 

535 E Chestnut, PO Box 407 
Sterling, CO 80751 
Office: 970-522-7770 
Fax: 970-522-7365 
E-mail Address: marcreck@reckagri.com

RECEIPT FOR EARNEST MONEY 
RECEIVED FROM:______________________ 
$____________ to apply to the purchase price of the Property on terms and conditions as stated. 
In the event this offer is not accepted by the Seller of the Property within the time specified, or in 
the event there are any defects in the title which cannot be cured as specified above, the earnest 
money shall be refunded to Buyer.  

Reck Agri Realty & Auction 
535 E Chestnut  
PO Box 407 
Sterling, CO 80751 
Phone:  970-522-7770,    Fax:  970-522-7365 

By:_____________________________________________ DATE:___________________ 
  Marc Reck 
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Agency Disclosure Information for Buyers and Sellers 

Company: Reck Agri Realty & Auction    Agent Name: Marc Reck 

Nebraska law requires all real estate licensees provide this information outlining the types of real estate services being offered. 
For additional information on Agency Disclosure and more go to: http://www.nrec.ne.gov/consumer-info/index.html 

The agency relationship offered is (initial one of the boxes below, all parties initial if applicable): 

THIS IS NOT A CONTRACT AND DOES NOT CREATE ANY FINANCIAL OBLIGATIONS. By signing below, I acknowledge that I have 
received the information contained in this agency disclosure and that it was given to me at the earliest practicable opportunity 
during or following the first substantial contact with me and, further, if applicable, as a customer, the licensee indicated on this 
form has provided me with a list of tasks the licensee may perform for me. 

Acknowledgement of Disclosure 
(Including Information on back of form) 

(Client or Customer Name) Date (Client or Customer Name) Date 

Limited Seller’s Agent 
• Works for the seller
• Shall not disclose any confidential information about

the seller unless required by law
• May be required to disclose to a buyer otherwise

undisclosed adverse material facts about the
property

• Must present all written offers to and from the seller in
a timely manner

• Must exercise reasonable skill and care for the seller
and promote the seller’s interests

A written agreement is required to create a seller’s 
agency relationship. 

_Limited Buyer’s Agent 
• Works for the buyer
• Shall not disclose any confidential information about

the buyer unless required by law
• May be required to disclose adverse material

facts to a seller including facts related to buyer’s
ability to financially perform the transaction

• Must present all written offers to and from the
buyer in a timely manner

• Must exercise reasonable skill and care for the buyer
and promote the buyer’s interests

A written agreement is not required to create a
buyer’s agency relationship

 Limited Dual Agent 
• Works for both the buyer and seller
• May not disclose to seller that buyer is willing to pay

more than the price offered
• May not disclose to buyer that seller is willing to

accept less than the asking price
• May not disclose the motivating factors of any client
• Must exercise reasonable skill and care for both

buyer and seller
A written disclosure and consent to dual agency
required for all parties to the transaction

Customer Only (list of services
provided to a customer, if any, on reverse side) 
• Agent does not work for you, agent works for

another party or potential party to the transaction as:
    Limited Buyer’s Agent       Limited Seller’s Agent 

 Common Law Agent (attach addendum) 
• Agent may disclose confidential information that

you provide agent to his or her client
• Agent must disclose otherwise undisclosed adverse

material facts:
- about a property to you as a buyer/customer
- about buyer’s ability to financially perform the

transaction to you as a seller/customer
• Agent may not make substantial misrepresentations

Common Law Agent for Buyer Seller (complete and attach Common Law Agency addendum) 

SEE BACK 
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Contact Information: 

Managing Broker: Marc Reck 
Reck Agri Realty & Auction  
535 E Chestnut, PO Box 407 
Sterling, CO 80751 
Office: 970-522-7770 
Fax: 970-522-7365 
E-mail: marcreck@reckagri.com

Items Broker may perform:
1.) Conduct showings of properties; 
2.) Review and explain clauses in the sales contract; 
3.) Present offers to the seller and counter-offers from the seller. 
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Retain This Registration to Bid! 
—————————————————————— 

- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - 

Co._______________________________________ 

Name_______________________________________ 
Address_____________________________________ 
____________________________________________ 

____________________________________________ 

Telephone___________________________________ 

By my signature below, I have read and do agree to the 

terms and conditions of the TESSS Farms Inc 

Land Auction Detail Brochure, Printed March 2, 2022. 
X__________________________________________ 

No. 101 

© 

101 
970-522-7770 · 1-800-748-2589

535 E Chestnut · PO Box 407 · Sterling, CO 80751 
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PRE-REGISTRATION BIDDER REQUEST 

LIVE AUCTION 

Date: ________________ 

I hereby request approval to participate and bid at the TESSS Farms Inc Land Auction. In order to bid 

and participate in the Live Auction, I acknowledge and agree to the following:  

1) I have read the TESSS Farms Inc Land Auction Detail Brochure and agree to the terms and

conditions of the Live Auction.

2) The auction is scheduled for March 10, 2022, 10:30 AM, MT in Sidney, NE.
3) At the close of the auction, if I am the successful bidder, I accept the title commitment and will

sign the purchase contract as shown within the above stated Detail Brochure and agree to

deliver the earnest money deposit to Reck Agri Realty & Auction within 24 hours of the close of

the auction.

4) By signing below, I am certifying that I have the available funds and/or lender approval and

agree to provide Reck Agri Realty & Auction the following:

a. Verification of available funds to purchase the property; and/or

b. Bank loan approval letter with no contingencies.

5) Reck Agri Realty & Auction reserves the right to refuse registration to bid and/or bids from any

bidder. Bidding increments are at the discretion of the Broker.

6) This form may be returned to info@reckagri.com or faxed to 970-522-7365.

7) I intend to place bids for this auction:    In-Person   Online   Phone/Proxy 

Bidder(s) or Entity requesting 
approval: 

Signature(s): Bidder #: 
(Office Use Only) 

Approved by:   

Reck Agri Realty & Auction 

_____________________________________ 
Marc Reck
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PARCEL #1A - SURVEY OF EXCLUDED 42.95± ACRES 
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Chicago Title Insurance Company 
Commitment for Title Insurance 

SCHEDULE A 

File No. 2220043 

1. Commitment Date: January 27, 2022 at 8:00 A.M.

2. Policy or Policies to be issued:

A. ALTA Owner's Policy (2006) Amount:$ 

Premium:$ 

Proposed Insured: Purchaser with contractual rights under a purchase agreement 
with the vested owner identified at Item 4 below 

B. ALTA Loan Policy (2006) Amount:$ 

Premium:$ 

Proposed Insured: 

3. The estate or interest in the Land described or referred to in this Commitment is fee simple.

4. Title to the fee simple estate or interest in the Land is at the Commitment Date vested in:

T.E.S.S.S. FARMS, INC., a Nebraska Corporation 

5. The Land is described as follows:

SEE EXHIBIT "A" ATTACHED HERETO AND BY THIS SAID REFERENCE 
HEREBY MADE A PART OF THIS SCHEDULE "A" 

Thalken Title Co. 

P.O. Box 307 - 520 North Spruce 
Ogallala, Nebraska 69153 

(308) 284-3972© 70
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EXHIBIT "A" 

THE S½ AND NE¼ OF SECTION 32, TOWNSHIP 13 NORTH, RANGE 47 WEST 

OF THE 6TH P.M., IN CHEYENNE COUNTY, NEBRASKA, EXCEPT THAT 

PART MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

COMMENCING AT THE NORTHWEST CORNER OF SAID SECTION 32; 

THENCE SOUTHERLY, ALONG THE WEST LINE OF SAID SECTION 32, 
S1°56'44"W A DISTANCE OF 2526.49' FEET TO THE POINT OF BEGINNING; 

THENCE S88°16'41"E A DISTANCE OF 1223.73 FEET; THENCE Sl043'19"W A 

DISTANCE OF 124.19 FEET TO THE POINT OF CURVATURE OF A NON­

TANGENT CURVE TO THE LEFT HAVING A RADIUS OF 1324.85 FEET AND 

A CENTRAL ANGLE OF 47°08'05"; THENCE ALONG SAID CURVE TO THE 

LEFT AN ARC DISTANCE OF 1089.90 FEET; THENCE S51°39'27"E A 

DISTANCE OF 1279.49 FEET; THENCE S3°53'39W A DISTANCE OF 28.78 

FEET; THENCE S72°14'50"W A DISTANCE OF 1284.17 FEET TO THE POINT 

OF CURVATURE OF A NON-TANGENT CURVE TO THE LEFT HAVING A 

RADIUS OF 1290.09 FEET AND A CENTRAL ANGLE OF 62°36'37"; THENCE 

ALONG SAID CURVE TO THE LEFT AN ARC DISTANCE OF 1409.75 FEET; 
THENCE S1°56'44"W A DISTANCE OF 66.78 FEET TO THE SOUTH LINE OF 

SAID SECTION 32; THENCE WESTERLY, ALONG SAID SOUTH LINE 

N88°11'34"W A DISTANCE OF 1156.00 FEET; THENCE NORTHERLY, ALONG 

THE WEST LINE OF SAID SECTION 32, N1°56'44"E A DISTANCE OF 2646.62 

FEET TO THE WEST QUARTER CORNER OF SAID SECTION 32, THENCE 

NORTHERLY, ALONG SAID WEST LINE OF SECTION 32 N1°56'44"E A 

DISTANCE OF 120.00 FEET TO THE POINT OF BEGINNING. 

EXHIBIT "A" 

Page 1 of 1 File No. 2220043 
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Chicago Title Insurance Company 
Commitment for Title Insurance 

SCHEDULE B, PART II 
Exceptions 

File No. 2220043 

THIS COMMITMENT DOES NOT REPUBLISH ANY COVENANT, CONDITION, RESTRICTION, OR LIMITATION 

CONTAINED IN ANY DOCUMENT REFERRED TO IN THIS COMMITMENT TO THE EXTENT THAT THE SPECIFIC 

COVENANT, CONDITION, RESTRICTION, OR LIMITATION VIOLATES STATE OR FEDERAL LAW BASED ON RACE, 
COLOR, RELIGION, SEX, SEXUAL ORIENTATION, GENDER IDENTITY, HANDICAP, FAMILIAL STATUS, OR 

NATIONAL ORIGIN. 

The Policy will not insure against loss or damage resulting from the terms and provisions of any lease or easement identified in 
Schedule A, and will include the foll_owing Exceptions unless cleared to the satisfaction of the Company: 

General Exceptions: 

1. Any defect, lien, encumbrance, adverse claim, or other matter that appears for the first time in the Public Records or is
created, attaches, or is disclosed between the Commitment Date and the date on which all of the Schedule B, Part I­
Requirements are met.

2. Rights or claims of parties in possession not shown by the public records.

3. Easements or claims of easements, not shown by the public records.

4. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by
an accurate and complete land survey of the Land.

5. Any lien or right to a lien, for services, labor, or material heretofore or hereafter furnished, imposed by law and not shown by
the public records.

6. Taxes or special assessments which are not shown as existing liens by the public records.

* Special Exceptions:
(Special exceptions are those defects disclosed by a search of the title to this property for which no coverage is 
provided by this policy.) 

7. Taxes for 2021 and subsequent years.

8. Rights of the public, State of Nebraska and the County in and to that portion of subject land taken
or used for road purposes.

9. No coverage is provided for Financing Statements and/or Security Agreements filed with the
Uniform Commercial Code office of the Secretary of State of the State of Nebraska.

10. Included within matters excluded by Exclusions from Coverage, Paragraph l(a) are the
consequences of any action brought under the Perishable Agricultural Commodities Act of 1930,
as amended 7 USCS 499 et seq., the Packers and Stockyard Act of 1921, as amended, 7 U.S.C. §
181 et. seq., or any similar federal or state law.

Thalken Title Co. 
P.O. Box 307 - 520 North Spruce 
Ogallala, Nebraska 69153 
(308) 284-3972

Page 1 of 2. 
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Chicago Title Insurance Company 

Commitment for Title Insurance 

SCHEDULE B, PART II 

Exceptions 

File No. 2220043 

11. Reservation in favor of JOSEPH D. MATTSON and ARLENE L. MATTSON, husband and wife,
of an undivided one-half interest in all oil, gas and minerals, for 25 years, and as long thereafter as
oil, gas or other minerals are produced therefrom, as shown in Deed dated April 26, 1988 and
recorded May 2, 1988 in Book "120", Page 499 of the Deed records of Cheyenne County,
Nebraska.

12. Right-of-way Grant in favor of KANSAS-NEBRASKA NATURAL GAS COMPANY, INC., a
Kansas Corporation, its successors and assigns, dated January 21, 19 54 and recorded September
14, 1954 in Book "59", Page 407 of the Miscellaneous records of Cheyenne County, Nebraska.

13. Grant of Easement for Cable Line and Appurtenances, in favor of THE UNITED STATES OF
AMERICA, its successors and assigns, dated March 31, 1964 and recorded April 14, 1964 in Book
"124", Page 395 of the Miscellaneous records of Cheyenne County, Nebraska.

14. Grant of Easement for Cable Line and Appurtenances, in favor of THE UNITED STATES OF
AMERICA, its successors and assigns, dated March 14, 1964 and recorded January 15, 1965 in
Book "129", Page 160 of the Miscellaneous records of Cheyenne County, Nebraska.

15. Irrigation Well Power Agreement, in favor of WHEAT BELT PUBLIC POWER DISTRICT, dated
February 1, 2010 and recorded April 29, 2010 in Book "317", Page 26 of the Miscellaneous
records of Cheyenne County, Nebraska.

16. Oil, Gas and Mineral Lease in favor of OSAGE LAND COMPANY, its successors and assigns,
dated April 25, 2013 and recorded May 6, 2013 in Book "304", Page 605 of the Miscellaneous

records of Cheyenne County, Nebraska.

Thalken Title Co. 
P.O. Box 307 - 520 North Spruce 
Ogallala, Nebraska 69153 

(308) 284-3972

End of Schedule B - Section 2 

Page 2 of 2. 
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WARRANTY DEED 

JOSEPH D. MATTSON and ARLENE L. MATTSON, husba nd and GRANTOR, in consideration of 
wife EIGHTY THOUSAND AND NO/100 ($80 1 000, 00) DOLLARS I�ceived from GRANTEE,

T,E,S,S.S. FARMS, INC., a Nebraska c orporation 

conveys to GRANTEE, the following described real estate (as defined in Neb. Rev. Stat. 76-201 ):
✓1The Northeast Quarter (NE%) of Section Thirty-t».o (32), TCYwnship Thirteen· (13) 

North, Range Forty-seven (47) West of the 6th •P .M., Cheyenne county r'Nebraska; 
EXCE]?'rlNG AND RESEIYING unto GRANTOR, their heirs, devisees, successors and 
a':lsigns, an undivided one-half.(½) interest in and to all the oil, ;gas and 
other minerals in, on or under and that may be produced fra:n said •lands for a 
tenn of Twenty-five (25) years fran April 1, 1988, and as long thereafter as 
oil, gas, or other minerals, or any of than, are produced or mined :fran said 
lands, it being the intention of GRANTOR herein that if at the Ell{f)iration · of 
said Twenty-five (25) year tenn; oil, gas,. or other m.i.nerals� or any of than, 
are not being produced or mined fron said lands,· or any p:,rtion thereof, and 
if no �11 is being drilled or excavation l.::eing rede for such oil, gas or other
minerals on said lands at the expiration of. said Twenty-five (25) year period, 
then this exception. and reservation by GRANTOR shall be. null and void.· 

' - _ _ i -� '¾ � ,. -" " r 1 ,
.'.-

GAANTQA covenants (jointly and siverally, if m;re.than �ne) �ith GRAI\JTEE that GR.ti.NTOR:

(1) is lawfully seised of such real �state and that It is free fron'i encumbrances · excep_t mineral

reservations �nd exc�ptions, oil and ga� leases, easements, and 

restrictions_ 9f .r�cora.. ' , ...
-, .. ·! .·. • f" �.,... ;, ·, � � • � 

(2) has legal power and lawful autho�ity to. convey the. same;

(3) warrants and �iH ,d�fend title to the real estate again�t the la�ful claims of all per�ons.

. · 'Anril .:J,tfl'-4 1.9 .�?.Executed ....•...•••...• , . , • • • ,,;-. · • · · • � 

! ' . 

� . . . .  ., .......... � .. : � ... � ... � . ,, � ...... ' ..
........... ,. .. .

WARRANTY DEED
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PARCEL #2 - SURVEY 
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Chicago Title Insurance Company 

Commitment for Title Insurance 

SCHEDULE A 

File No. 2220044 

1. Commitment Date: January 27, 2022 at 8:00 A.M.

2. Policy or Policies to be issued:

A. ALTA Owner's Policy (2006) Amount:$ 

Premium:$ 

Proposed Insured: Purchaser with contractual rights under a purchase agreement 

with the vested owner identified at Item 4 below 

B. ALTA Loan Policy (2006) Amount: $ 

Premium:$ 

Proposed Insured: 

3. The estate or interest in the Land described or referred to in this Commitment is fee simple.

4. Title to the fee simple estate or interest in the Land is at the Commitment Date vested in:

T.E.S.S.S. FARMS, INC., a Nebraska Corporation 

5. The Land is described as follows:

SEE EXHIBIT "A" ATTACHED HERETO AND BY THIS SAID REFERENCE 
HEREBY MADE A PART OF THIS SCHEDULE "A" 

Thalken Title Co. 

P.O. Box 307 - 520 North Spruce 

Ogallala, Nebraska 69153 

(308) 284-3972© 91
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EXHIBIT "A" 

THAT PART OF THE W½ OF SECTION 28, TOWNSHIP 13 NORTH, RANGE 47 
WEST OF THE 6TH P.M., IN CHEYENNE COUNTY, NEBRASKA, BEING 

MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

COMMENCING AT THE NORTHWEST CORNER OF SAID SECTION 28; 

THENCE SOUTHERLY S2°02'29"W ALONG THE WEST LINE OF SAID 

SECTION 458.00 FEET TO THE POINT OF BEGINNING; THENCE 
CONTINUING SOUTHERLY ALONG SAID WEST LINE S2°02'29"W A 
DISTANCE OF 2191.97 FEET TO THE WEST QUARTER CORNER OF SAID 

SECTION 28; THENCE S88°10'01 "E ALONG THE SOUTH LINE OF SAID NW¼, 
A DISTANCE OF 1058.81 FEET TO THE POINT OF CURVATURE OF A NON­

TANGENT CURVE TO THE LEFT HAVING A RADIUS OF 1328.26 FEET AND 

AN INTERIOR ANGLE OF 23°45'06"; THENCE ALONG SAID CURVE TO THE 

LEFT AN ARC DISTANCE OF 550.63 FEET TO THE SAID SOUTH LINE OF 

SAID NW¼; THENCE ALONG SAID SOUTH LINE OF SAID NW¼ S88°10'01 "E 
A DISTANCE OF 1037.65 FEET TO THE EAST LINE OF SAID NW¼; THENCE 

ALONG SAID EAST LINE OF SAID NW¼ N2°00'27"E A DISTANCE OF 2650.05 

FEET TO THE NORTH LINE OF SAID NW¼; THENCE WESTERLY, ALONG 

THE NORTH LINE OF SAID NW¼, N88°10'07"W A DISTANCE OF 2183.59 FEET 
TO THE EAST LINE OF THAT PORTION OF SAID SECTION CONVEYED TO 

NEBRASKA PUBLIC POWER DISTRICT AS DESCRIBED IN BOOK 111 AT 

PAGE 237 OF CHEYENNE COUNTY RECORDS; THENCE SOUTHERLY, 

ALONG SAID EAST LINE OF THAT PORTION OF SAID SECTION CONVEYED 
TO NEBRASKA PUBLIC POWER DISTRICT S2°02'29"W A DISTANCE OF 

458.00 FEET TO THE SOUTH LINE OF SAID PORTION OF SAID SECTION 

CONVEYED TO NEBRASKA PUBLIC POWER DISTRICT; THENCE ALONG 

SAID SOUTH LINE N88°10'07"W A DISTANCE OF 458.00 FEET TO THE POINT 

OF BEGINNING. 

EXHIBIT "A" 

Page 1 of 1 File No. 2220044 
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PARCEL #3A - SURVEY OF PART OF THE SW 1/4 BEING SOLD 

© 104



© 105

Reception
Rectangle

Reception
Typewritten Text
PARCEL #3A TITLE COMMITMENT



© 106



© 107



© 108



© 109



© 110



© 111



© 112



© 113



© 114



© 115



© 116



© 117

Reception
Rectangle

Reception
Typewritten Text
PARCEL #3B TITLE COMMITMENT



© 118



© 119



© 120



© 121



© 122



© 123



© 124



© 125



© 126



© 127



© 128

Reception
Rectangle

Reception
Typewritten Text
PARCEL #4A TITLE COMMITMENT



© 129



© 130



© 131



© 132



© 133



© 134



© 135



© 136



© 137



© 138



© 139



© 140

Reception
Rectangle

Reception
Typewritten Text
PARCEL #4B TITLE COMMITMENT



© 141



© 142



© 143



© 144



© 145



© 146



© 147



© 148



© 149


	11-Beginning-__
	Table of Contents
	Terms and Conditions
	Auction Bracket & Sale Order
	Location Map
	Parcel #1A
	Parcel #1B
	Combo #1
	Parcel #2
	Pivot Irrigated Unit
	Parcel #3A
	Parcel #3B
	Combo #3
	Farm Unit
	Parcel #4A
	Parcel #4B
	Combo #4
	Soils Maps
	Well Info
	Sample Contracts
	Sample Bidder Card
	Pre-Registration Bidder Request
	Title Committments



