THE OKLAHOMA
LAND & ACREAGE
BUYER GUIDE

A practical field guide for rural homes, hobby farms, cattle and horse properties,
hunting ground, hay and crop land, recreational tracts, and investment acreage.

Land is more than an acreage number. Water, access, fencing, soil, utilities, title,
improvements, and intended use determine whether a property will actually work. Do
not let the list overwhelm you - Austin helps narrow it to what matters for your
purchase.

CALL OR TEXT AUSTIN
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01 » START WITH THE USE

What kind of land are you
buying?

A property can be beautiful and still be wrong for the job. Define the job first.

Home on acreage

Residence, commute distance, privacy, road quality, utilities, homeowners insurance, outbuildings, and
manageable upkeep.

Hobby farm / homestead

Garden sites, poultry, small livestock, orchards, barns, equipment storage, soil quality, water access, and
local or recorded restrictions.

Cattle ranch

Grazeable acres, forage types, stocking expectations, cross-fencing, working facilities, shade, dependable
livestock water, hay storage, and winter access.

Horse property

Safe fencing, barns, stalls, turnout, arena footing, trailer turning room, drainage, hay storage, and
veterinary access.

Hunting / recreation

Wildlife habitat, food plots, natural water, bedding cover, access routes, neighboring pressure,
topography, trails, and management potential.

Hay / crop ground

Soil capability, yield history, drainage, field shape, terraces, equipment access, leases, conservation
practices, and input costs.

Timber / mixed-use

Tree species, age and density, harvest roads, management history, fire risk, wildlife value, and
professional forestry evaluation.

Investment / development

Frontage, entitlements, utility-extension costs, access, highest-and-best use, holding costs, subdivision
potential, and exit strategy.

AUSTIN CHESSER, REALTOR® | 405-432-0508



02  BUILD THE PROPERTY PROFILE

Needs, capacity and future
plans

Write down what must work on day one, what can be improved, and what would be a
deal breaker.

e Target acreage and minimum usable acreage - these are not always the same
* Primary use, secondary uses, and whether income production is required
 Distance to work, school, livestock markets, feed, veterinary care, processing, and services

* Budget for purchase plus fencing, water, roads, barns, clearing, equipment, repairs, and ongoing
maintenance

* Need for a residence, manufactured home, additional dwelling, shop, arena, RV use, or future
construction

» Desired privacy versus the cost and reliability of remote access and utilities

* Timeline, financing type, closing needs, current leases, and possession requirements

Put the right due diligence in the offer

Land contracts may need time for surveys, soil or septic work, well testing, financing, title review,
inspections, insurance, and specialist evaluations. Identify personal property such as feeders, panels,
portable buildings, equipment, blinds, and stands rather than assuming it stays.

Price per acre is only a comparison tool. A smaller tract with dependable water, useful
improvements, clean access, and more usable ground may be worth more than a larger
problem property.
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03 » ACCESS & BOUNDARIES

Know exactly what you can
reach and own

Aerial maps, fence lines, assessor maps, and listing overlays are useful starting points -
not substitutes for title work or a survey.

Legal access

Confirm the deeded or public access route reaches the property and matches actual use. A visible road
does not automatically create legal access.

Physical access

Evaluate road surface, drainage, bridges, gates, low-water crossings, width, turning room, seasonal
reliability, and emergency or equipment access.

Shared roads and easements

Read recorded terms for location, permitted use, maintenance, cost sharing, gates, utilities, and
expansion. Ask how the arrangement works in practice.

Survey and acreage

Determine whether a current acceptable survey exists. Review boundaries, monuments, encroachments,
gaps, overlaps, easements, rights-of-way, and the legal description.

Fences are management tools

A fence may not sit on the legal boundary. Inspect condition, ownership practices, livestock suitability,
gates, corners, cross-fencing, and replacement cost.

Walk the perimeter when practical. View difficult crossings and back corners - not only
the front pasture and house.
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04 * TITLE, RIGHTS & RESTRICTIONS

Surface ownership is not the
whole picture

Have the title company and appropriate legal professionals explain recorded matters
that affect your intended use.

* Deed, legal description, ownership, liens, judgments, probate or entity issues

* Easements for roads, utilities, pipelines, railroads, drainage, conservation, or neighbors

» Restrictions, covenants, architectural controls, minimum home sizes, animal limits, or commercial-use
limits

* Rights-of-way, planned road projects, section-line questions, and public access

 Existing leases for grazing, farming, hunting, homes, minerals, wind, solar, storage, or equipment

* Mineral ownership, reservations, active or historic oil and gas activity, surface-use impacts, and related
documents

* Water rights or use questions that require confirmation beyond the physical presence of a pond, creek,
or well

* Boundary disputes, adverse-use claims, encroachments, cemeteries, dump sites, or other unusual
conditions

Minerals and surface use

Do not assume mineral rights convey with the surface. The title commitment may not fully determine
mineral ownership. If minerals, royalties, drilling activity, or surface-use exposure matter, ask a qualified
Oklahoma attorney or land professional what additional research is appropriate.

Write your intended uses down and verify each one: cattle, horses, hunting, short-term
rental, second home, manufactured home, commercial activity, subdivision, additional
dwellings, or events.
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05 « WATER

Dependable water makes land
work

Quantity, quality, location, reliability, and cost all matter. “Has water” is not enough.

Domestic well

Locate the wellhead; review depth, casing and equipment, records, yield history, pressure, storage, power,
freeze protection, and service access. Consider professional flow and water-quality testing appropriate to
the property and intended use.

Rural water

Confirm the provider, meter status, line capacity, tap availability, line location, easements, fees, extension
requirements, and whether livestock or additional meters are allowed.

Ponds and tanks

Evaluate watershed, depth, seepage, dam and spillway condition, erosion, sediment buildup, drought
history, livestock access, fish goals, and contamination or algae concerns.

Creeks and springs

Ask whether flow is perennial or seasonal, how it behaves during drought and flooding, and whether
crossings remain usable.

Livestock distribution

Count functional year-round water points, not just sources. Consider pipelines, tanks, freeze protection,
shade, mud pressure, and whether placement supports rotational grazing.

Legal and regulatory questions

Physical water does not answer every use question. Consult the appropriate agency or professional before
relying on withdrawal, impoundment, irrigation, or major water-development plans.
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06 * SEPTIC & UTILITIES

Availability is not the same as
usability

Verify service and capacity directly with providers and qualified professionals.

Septic and wastewater

Locate the tank, treatment components, lateral or spray area, cleanouts, and reserve area. Review
permits, installation records, age, maintenance, pump history, household capacity, and observed
performance. Oklahoma DEQ explains that a Report for On-Site Sewage (often called a 581) determines
allowed system types and minimum dispersal requirements for new systems; soil profiling and
authorization may be required. Existing-system evaluation may also be available.

Utility checklist

* Electric provider, meter status, service size, line extension, poles, easements, and backup-power needs
* Propane tank ownership or lease, fuel use, access, and inspection

* Internet options verified at the exact address - not just the ZIP code

 Cell coverage across the house, barn, fields, and low areas

e Trash, mail, school transportation, emergency response, and road maintenance

» Cost and feasibility of serving a future house, shop, well, barn, or second meter

Get written estimates before assuming you can “just run utilities.” Distance,
easements, terrain, road crossings, and provider capacity can change the economics.
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07 « SOIL, TERRAIN & ENVIRONMENTAL RISK

Map it, then verify it on the
ground

Land capability varies within the same tract.

Soils

Use USDA NRCS Web Soil Survey as an early planning tool for soil maps and interpretations. On-site
investigation is still needed for septic, construction, engineering, production, and other decisions.

Drainage and flood risk

Review FEMA flood mapping and local information, then look for field evidence: debris lines, erosion,
ponding, washed crossings, wet-weather access, and neighbor history. Insurance or lender requirements
may follow.

Topography and usable acres

Slope affects construction, grazing, erosion, equipment, roads, hunting access, and maintenance. Acreage
can include steep, wet, wooded, utility, or road areas that do not serve the intended use.

Environmental concerns

Investigate dumping, buried debris, tanks, chemical or fuel storage, agricultural inputs, spills, abandoned
wells, oilfield sites, asbestos or lead in improvements, and neighboring uses when relevant.

Fire and weather

Consider wildfire fuel, defensible space, access for fire response, storm shelter needs, wind exposure,
drought, ice, and backup water or power.
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08 « IMPROVEMENTS

Inspect what creates value -
and future expense

Rural improvements often need specialists beyond a general home inspection.

* House, foundation, roof, HVAC, plumbing, electrical, pests, drainage, and insurability

* Barns, shops, loafing sheds, stalls, arenas, corrals, chutes, alleys, loading areas, and structural condition
* Fences, cross-fences, gates, cattle guards, posts, wire type, energizers, and livestock suitability

* Wells, pumps, tanks, pipelines, hydrants, troughs, pond dams, spillways, and freeze protection

* Private roads, gravel depth, culverts, ditches, bridges, low-water crossings, and maintenance equipment

* Grain bins, silos, hay storage, fuel tanks, generators, solar, wind equipment, irrigation, and transferable
warranties

* Manufactured or modular home records, foundation, title status, prior moves, additions, and financing or
insurance eligibility

» Portable or leased items that may not convey: propane tanks, panels, feeders, equipment, blinds,
cameras, and sheds

Build a repair and replacement budget

Separate immediate safety or function items from optional improvements. Price high-cost work before the
inspection period expires when possible. Rural deferred maintenance can compound quickly.
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09 ¢ CATTLE, HORSES & LIVESTOCK

Evaluate a system, not a
pasture

Stocking claims should be treated as estimates until the land, forage, water,
management, and weather are understood.

Net grazeable acreage

Separate open, accessible, productive acreage from timber, brush, thickets, ponds, roads, steep ground,
wet areas, and building sites.

Forage

Identify dominant grasses - such as Bermuda, native grasses, bluestem, or fescue - plus condition, weeds,
brush, bare ground, soil limitations, fertility history, grazing pressure, and seasonal production.

Carrying expectations

Ask about actual historic use, drought adjustments, feeding, hay acres, rainfall, and management
intensity. Consult local NRCS, Extension, or qualified grazing professionals.

Rotational layout

Look for cross-fencing, lanes, central water access, shade, handling flow, trailer access, quarantine space,
sacrifice areas, and the ability to rotate grazing.

Winter and drought plan

Budget hay, storage, feeding access, ice and mud, water backup, destocking flexibility, and pasture
recovery.

Horse-specific fit

Inspect fence safety, stalls, ventilation, footing, turnout, arena drainage, trail access, hay storage, and
room for trailers, farriers, and emergency vehicles.

Never buy based only on “runs X cows.” Ask what class of cattle, for how many months,
in what rainfall years, with how much feed and hay, and under what grazing plan.
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10 - HOBBY FARMS & HOMESTEADS

Make the lifestyle practical

Small acreage can require more planning per acre because homes, neighbors, animals,
gardens, water, and outbuildings compete for space.

 Verify animal and poultry use, fencing needs, setbacks, restrictions, and nuisance exposure
* Plan separate areas for garden, orchard, compost, manure, equipment, hay, feed, and livestock

* Evaluate sun, wind, soil, water access, deer pressure, drainage, and freeze pockets for gardens and
orchards

» Consider predator pressure, road exposure, neighboring dogs, biosecurity, and secure storage
» Confirm space and access for trailers, tractors, delivery trucks, maintenance, and emergency vehicles
* Budget fencing, shelters, water lines, feed storage, mud control, mowing, brush control, and equipment

* Check whether a home business, farm stand, events, short-term rental, or additional dwelling is
permitted and insurable

* Think through daily chores during heat, drought, freezes, storms, travel, illness, and work schedules

A five-acre property can feel spacious in photos but tight after setbacks, septic areas, a
pond, a home, a barn, driveways, and neighbors are accounted for. Sketch the layout.
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11 « HUNTING, RECREATION & TIMBER

Judge the land beyond opening
day

Habitat, access, neighboring land, and management potential drive long-term
usefulness.

Wildlife habitat

Evaluate food, water, bedding and escape cover, edge habitat, timber, openings, browse pressure, and
seasonal changes.

Access and pressure

Study entry routes, prevailing winds, parking, trails, boundary proximity, public access, neighboring
stands, hunting practices, and road visibility.

Game history

Photos and stories are helpful but not guarantees. Review recent trail-camera history, harvests, sign,
leases, and management practices while recognizing wildlife moves.

Recreational fit

Consider fishing, camping, shooting safety, horseback or ATV access, trail condition, creek crossings,
privacy, fire risk, and emergency access.

Timber value

Do not estimate merchantable timber from appearance alone. If timber value affects the purchase, use a
qualified forester for inventory, access, markets, management, taxes, and harvest considerations.

Lease and liability

Review current hunting, grazing, farm, or recreational leases; termination and possession; insurance;
gates; guest use; and written rules.
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12 « FINANCING, VALUE & TAX QUESTIONS

Make the numbers fit the
property

Land lending, appraisal, insurance, income, and tax treatment can differ substantially
from a standard home purchase.

* Ask lenders early about acreage limits, property type, residence condition, manufactured homes, farm
income, improvements, access, and intended use

* Compare down payment, rate, amortization, balloon terms, collateral, appraisal requirements, and
closing timeline

* Separate contributory value from replacement cost: an expensive barn or fence may not add
dollar-for-dollar value

* Analyze comparable sales by location, access, usable acreage, water, improvements, soils, topography,
frontage, restrictions, and highest use

* Verify income rather than relying on projections: leases, rent rolls, hay or crop history, grazing
arrangements, hunting income, expenses, and transferability

* Budget taxes, insurance, utilities, road and fence maintenance, brush control, pasture inputs,
equipment, labor, repairs, and reserves

» Confirm current property-tax treatment and how a sale or changed use could affect future assessment
with the county assessor and tax professionals

* Review conservation-program contracts, cost-share obligations, easements, base acres, records, and
transfer requirements with the relevant USDA office

Oklahoma agricultural tax questions

Oklahoma’s agricultural sales-tax exemption and county property-tax treatment are separate matters. A
person or business engaged in farming or ranching for profit may qualify for an Oklahoma Agricultural
Exemption Permit for eligible purchases. Separately, verify the parcel’s current assessment and how
ownership or use changes could affect it with the county assessor and tax professionals.

Income potential is not income proof. Request documents, identify expenses, and
confirm whether contracts and leases actually transfer to a buyer.
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13 e THE ULTIMATE FIELD CHECKLIST

What to collect before closing

The right file is as important as the right tour. Items apply only when relevant to the
property.

* Deed, legal description, title commitment, exceptions, recorded easements, restrictions, and leases
e Current or ordered survey; boundary evidence; encroachments; gates; and fence observations
» County assessor parcel information and tax history, used as reference rather than a boundary guarantee

* Well records, tests, yield information, equipment details, rural-water confirmation, and pond
observations

* Septic records, permits, maintenance, evaluation, soil profile or DEQ documentation when applicable

* Utility providers, meter information, written extension estimates, internet verification, and propane
details

* Home and specialist inspections; improvement inventories; repair estimates; insurance quotes

* FEMA and local flood information, soil maps, aerial and topographic maps, and on-site weather
observations

* Production records, grazing or crop history, leases, conservation documents, equipment lists, and
operating budgets

* Mineral or surface-use research appropriate to the property and intended use
e Financing, appraisal, and lender property conditions confirmed early

* Final walk-through, possession, keys, codes, gates, remotes, manuals, transferable records, and agreed
personal property

No checklist replaces property-specific judgment. Add specialists when a finding,
intended use, lender, insurer, or title matter calls for one.
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14 « QUESTIONS TO ASK

Start better conversations

Answers should lead to documents, direct verification, or the right specialist.

* How has the land actually been used during the last several years?

* Which acres are productive, accessible, or restricted in practice?

* What happens here in drought, heavy rain, wildfire conditions, or a hard freeze?

* Who maintains roads, fences, dams, crossings, and shared improvements?

* What water sources failed or became limited during dry years?

* Are any neighbors, tenants, operators, hunters, or companies using the property?
* What personal property, equipment, livestock facilities, blinds, or tanks stay?

* What problems or major repairs has the owner experienced?

* What would the seller improve first if keeping the property?

* Which intended uses have not been verified yet, and who can verify them?

Red flags worth slowing down for

Unclear access; seller resistance to inspection or survey; material boundary differences; unrecorded
agreements; unknown occupants; unexplained dumping; failing water; severe erosion; uninsurable
improvements; major utility assumptions; unresolved title or entity issues; or a deal that only works if
every optimistic projection comes true.
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Buy land that actually works

Austin combines residential experience, an MBA, and day-to-day work with cattle and
land. The goal is not to sell you on acreage - it is to help you understand what you are
buying.

CALL OR TEXT AUSTIN

405-432-0508

Pam Robinson Real Estate, Inc.
Oklahoma License #208968

Official starting points

Oklahoma DEQ On-Site Sewage: oklahoma.gov/deg/divisions/ecls/on-site-sewage-programs
USDA NRCS Web Soil Survey: websoilsurvey.sc.egov.usda.gov

FEMA Flood Map Service Center: msc.fema.gov

USDA Service Center Locator: farmers.gov/working-with-us/service-center-locator
Oklahoma Water Resources Board: owrb.ok.gov

Educational information only; not legal, tax, lending, appraisal, engineering, environmental, agricultural, water-rights, mineral-title,

insurance, survey, inspection, or title advice. Conditions and program requirements change. Verify property-specific matters with the
appropriate agency and qualified professional. Prepared August 2026.
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