AIN COU
EFCT! AUCTION
FRIDAY, MAY 10, 2024 at 10 AM

AUCTION & PROPERTY LOCATION: 18744 Highway T, Mexico, MO 65265
Directions: From Mexico, Missouri take Highway 15 north 6.5 miles to Highway T,
turn left and go west 2 miles to the farm on the left.
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234 +/- ACRES TO BE OFFERED IN 3 TRACTS
RANGING FROM 5 ACRES WITH THE NOWLIN
HOMESTEAD TO 152 ACRES OF ROW CROP LAND.
THE FARM IS IN TOWNSHIP 52N, RANGE 9W,
SECTION 30 OF AUDRAIN COUNTY, MO

SELLERS: HARRIET JEAN NOWLIN TRUST
Marga Hoelscher, Trustee

Wh l - For more information
ee eftir Charlie Nordwald
AUCTIONS & REAL ESTATE (636) 795-4552

23101 HWY. 24, PARIS, MO 65275 | 660-327-5890
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AUDRAIN COUNTY REAL ESTATE AUCTION

FRIDAY, MAY 10, 2024 AT 10 AM

PRE-AUCTION PROPERTY VIEWING
FRIDAY,APRIL 26 FROM 4 PM TO 6 PM

AUCTION & PROPERTY LOCATION: 18744 Highway T, Mexico, MO 65265

Directions: From Mexico, Missouri take Highway 15 north 6.5 miles to Highway T,
turn left and go west 2 miles to the farm on the left.

234 +/- ACRES TO BE OFFERED IN 3 TRACTS RANGING FROM 5 ACRES WITH
THE NOWLIN HOMESTEAD TO 152 ACRES OF ROW CROP LAND. THE FARM IS
IN TOWNSHIP 92N, RANGE 9W, SECTION 30 OF AUDRAIN COUNTY, MO

TRACT 1: Consists of 77 +/- acres that lie on the north side of Highway T and west of Audrain County Road
3841. Tract One is primarily open and currently being used for crop production, the balance is in wooded
creek banks and fence row that runs along the north side and a narrow-wooded draw that runs through the
southeast corner. This tract has frontage and access off Highway T all along the south and west sides and
frontage and access off Audrain County Road 381 that runs all along the east side. The Audrain County FSA
Office calls for 67.60 tillable acres.

TRACT 2: Consists of 152 +/- acres and is the largest of the three tracts. It lies south of Highway T and is
basically all open and currently in row crop production. The remainder is a narrow-wooded draw that runs
from Highway T to the south side of the farm, a wooded fence row that runs along the south and west sides
and a farm pond that lies at the back of the tract. Tract Two has frontage and access off Highway T which
runs along the entire north end of the tract. The Audrain County FSA Office call for 132.86 tillable acres.

TRACT 3: Consists of 5 +/- acres and the Nowlin Homestead. Improvements include a 1,095 sq. ft. home
with two bedrooms, one bath, an open style kitchen, dining area and family room. The kitchen has updated
oak cabinets and Formica rolled front counter tops. The house has a fireplace along with an LPG forced air
furnace and central air conditioning. The floors are carpet and vinyl flooring. The house has vinyl siding, a
shingle roof, and a one-car attached garage with electric opener. The house is hooked to well water and has
a septic tank with a lagoon.
In addition, the home sets on a full masonry basement with a sump pump and has a
screened in back porch. The 500-gallon LPG tank is leased.
On Tract Three there is also a functional 50 ft. x 52 ft. Kamar pole building that is open to the south.
The building has metal siding and roof, a partial concrete floor and is wired for 110 and 220 v. electric.
There are also two functioning grain bins and an older hip-roof barn on Tract Three.

The PWSD #2 of Monroe County has a water line and meter in place on the south side of Highway T,
in addition to the well that services the homestead.




AUCTION TERMS AND CONDITIONS

Procedure: Property shall be sold subject to confirmation of final bid of individual fracts,
combination of tracts or entire offering by seller or sellers at the conclusion of the bid-
ding process.

Down Payment: 10% Down day of auction with the balance due at closing in 45 days or
less. YOUR BIDDING IS NOT CONDITIONAL UPON FINANCING, be sure you have ar-
ranged financing, if needed, and are capable of paying the balance at closing.

Title: The fitle and deed preparation and closing costs to be split 50/50 between the Sellers
and Buyer.

Possession: Possession of Tract One and Two will be subject to the 2024 farm tenant cash
rent agreement. Possession of Tract 3 with be given at closing. The 2024 Audrain Coun-
ty property taxes will be pro-rated to the date of closing.

Mineral Rights: The sale shall include 100% of the mineral rights owned by the sellers.
Easements: Sale of the property is subject to any and all easements on record.

Auction Method: Tract One and Two will be sold first, by the acre using the choice and
privilege method, then Tract Three will be offered by the total dollar amount.

Taxes: The 2024 Audrain County property taxes will be pro-rated to the date of closing.

Survey & Acreage: A survey has been commissioned for the Nowlin property, as soon as it
is completed, we will adjust our preliminary acreage to the exact surveyed acres.

Closing: Anticipated closing date shall be on or before Tuesday, June 25, 2024 conducted
at the offices of Audrain County Title Company, 120 N Jefferson St, Mexico, MO 65265,
(573) 581-5136.

Agency: Wheeler Auctions & Real Estate and its representatives are Exclusive Agents for
the sellers.

Disclaimer: The property is being sold on an “as is, where is” basis, and no warranty or rep-
resentation, either express or implied, concerning the property is made by either the
sellers or the auction company. Each bidder is responsible for conducting its own inde-
pendent inspections, investigations, and all due diligence concerning the property and
the auction. Information contained in this brochure is subject to verification by all par-
ties relying on it. Diagrams/dimensions in this brochure are approximate. Acreage is
estimated. All information contained in this brochure and any related materials are
subject to the terms and conditions of sale outlined in the purchase contract. Auction
conduct and bidding increments are at the sole direction and discretion of the auc-
tioneer. All decisions of the auctioneer are final. The sellers and the Auction Company
reserve the right to preclude anyone from bidding if there is a question as to the per-
son’s credentials, fitness, intent, etc.

New Data, Corrections and Changes: Please arrive prior to scheduled auction fime to in-
spect any changes, corrections or additions to the property information. ALL AN-
NOUNCEMENTS AND INFORMATION GIVEN FROM THE AUCTION PODIUM SHALL TAKE
PRECEDENCE OVER PREVIOUSLY PRINTED OR STATED ADVERTISEMENT.
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Aerial Map

TRACT 1
77 Acres

TRACT 2
152 Acres

Map Center: 39° 15' 22.4, -91° 57" 21.71

30-52N-9W
Audrain County
Maps Provided By

§_‘!!,_e~!y~ Missouri
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Soils Map

24

State:
County:  Audrain
Location: 30-52N-9W
Township: Salt River
Acres: 240.79
Date: 2/21/2024

u-unu--x t
Soils data provided by USDA and NRCS. T — OhgOua e 228
Area Symbol: MO007, Soil Area Version: 27
Non-lrr Common Tall Warm
Code |Soil Description Acres |Percent |cjaqs Non-Im |permudagrass  |Orchardgrass red (foqcie  |season
offield | egend |Class "¢ |ong o clover Tons Tons  |grasses Tons
Leonard silt loam, 1to 6
6002200 e oroded. (12395  51.5%| llle
sooso[Mexcositioam. 1104 | esaz| 2724 wem llle
Gifford silt loam, 1 to 4
54001 [0 Slopes 2266  94%| W lle 8 7 8 9
Mexico silt loam, 0 to 2
50058 |07 ont slopos 1341  56% wm ™
ICharIton silt loam, 0 to 2
54000 gor%em slopes, rarely 6.95 2.9% (=== liw
Armstrong loam, 5to 9
50001 | LT ant siopes, eroded | 395|  16% Ve
Belknap silt loam, 0 to 2
56010 t 3 3.76 1.6% i) Iliw
uently
Twomile silt loam, 1 to 3
67085 m slopes, rarely 0.69 0.3% = lliw 7 6 T 9
Weighted Average 2,92 0.8 0.7 0.8 0.9

*c: Using Capabilities Class Dominant Condition Aggregation Method

Solls data provided by USDA and NRCS.




All Measurements are
For FSA Programs Only

Wetland Determination Identifiers

® Restricted Use
7 Limited Restrictions
B Exempt from Conservation Compliance Provisions

Disclaimer: Wetland identifiers do not represent the
size, shape or specific determination of the area.
Refer to your original determination (CPA-026 and attached maps)

for exact wetland boundaries and determinations, or contact NRCS.

Audrain Co. FSA

C=Com - Alf=Alfal-FG

SB=Soybn-COM-GR - O=0ats-Spring-GR
WHT=Wheat-SRW-GR - HRW=Wheat-HRW-GR
MILO=Sorgh-GRS-GR - Rye=Rye-none-GR
LS=Grass-TalFesLS - CLOVR=clovr-red-FG
GZ=Grass-TalFescGZ - Hay=Grass-TalFescFG
CCB=covrc-bob-co - CCC=covre-ceg-co
PEAS=peas-yel-DE - BUKWT=buckwheat-SD
*Unless notated on Map

1:5,940

Program Year: 2024
Created: 9/29/2023
Flown: 2022-6-20

aw Farm 1355
[ Je Tract734




MISSOURI
AUDRAIN

Form: FSA-156EZ

See Page 2 for non-discriminatory Statements.

USDA
USDA

Abbreviated 156 Farm Record

United States Department of Agriculture
Farm Service Agency

FARM :

1355

Prepared : 3/20/24 3:36 PM CST
Crop Year: 2024

Operator Name

: DYE FARMS INC

CRP Contract Number(s) : None
Recon ID : None
Transferred From : None
ARCPLC G/I/F Eligibility : Eligible

Farmland Cropland | DCP Cropland | WBP EWP WRP GRP | Sugarcane | Farm Status | NPT Of
247.33 200.46 200.46 0.00 0.00 0.00 0.00 0.0 Active 1
State Other = DCP Ag.Rel.
Consarvation Conservation Effective DCP Cropland Double Cropped CRP MPL Activity SOoD
0.00 0.00 200.46 0.00 0.00 0.00 0.00 0.00
ARC Individual ARC County Price Loss Coverage
None CORN, SOYBN None
Crop Name Base Acres GEC-H08 ggrl::educﬁon PLC Yield HIP
Corn 77.52 0.00 165 0
Soybeans 119.28 0.00 34
TOTAL 196.80 0.00

Description L4 S30 T52N RSW

FSA Physical Location MISSOURI/AUDRAIN

ANSI Physical Location MISSOURI/AUDRAIN

BIA Unit Range Number

HEL Status HEL field on tract.Conservation system being actively applied
Wetland Status Wetland determinations not complete

WL Violations None

Owners HARRIET JEAN NOWLIN IRREV TRUST

Other Producers None

Recon ID None

Farm Land Cropland DCP Cropland EWP GRP Sugarcane

247.33 200.46 200.46

0.00 0.00 0.00 0.00 0.0

Page: 1 of 2




MISSOURI ) FARM : 1355

United States Department of Agriculture
AUDRAIN USDA Farm Service Agency Prepared : 3/20/24 3:36 PM CST

Form: FSA-156EZ — 1 Crop Year: 2024
Abbreviated 156 Farm Record

Tract 734 Continued ...

State Other . i
Conservation Conservation Effective DCP Cropland | Double Cropped CRP MPL DCP Ag. Rel Activity SOD
0.00 0.00 200.46 0.00 0.00 0.00 0.00 0.00
Crop Name Base Acres CCC-505 CRP Reduction Acres PLC Yield
Corn 77.52 0.00 165
Soybeans 119.28 0.00 34
TOTAL 196.80 0.00

In accardance with Federal civil rights Isw and U. S Deparfmen! of Agnculture (USDA) civil rights regulations and policies, the USDA, rts Agencies, offices, and employees, and institutions participating in or

g USDA prog are p d from g based on race, color, national ongin, religion, sex, gender identity ( g gender exp ion), sexual one jon, disability, age, marital status,
fanwly/parental status, mcome dem/ed from a public assistance program, political bellels or repnsal or retaliation for prior civil rights activity, tn any program or activity conducted or !unded by USDA (not all bases
apply to all prog and P filing deadlines vary by prog or

Persons with disabilities who require all it eans of jon for program information (e.g., Braille, large print, audit American Sign L etc.) should contact the responsible Agency or USDA's
TARGET Center at (202) 720-2600 (voice and TTY) or contact USDA through the Federal Relay Service at (800) 877-8339. Addmanally, program information may be made available in languages other than English.

To file a pi the USDA Program Discrimination Complaint Form, AD-3027, found online at http.//www.ascr.usda.gov/complaint_filing_cust html and at any USDA office or write
a letter addressed to USDA and pmvrde m the letter all of the information requested in the form. To request a copy of the complaint form, call (866) 632-9992. Submit your completed form or letter to USDA by: (1)
mail: U.S. Department of Agncullure Office of lhe Ass:slanf Secretary for Civil Rights 1400 Independence Avenue, SW Washington, D.C. 20250-9410; (2) fax: (202) 690-7442; or (3) e-mail:
program.intake@usda.gov. USDA is an equal opp ty p . employer, and lender.

Page: 2 of 2



AGREEMENT TO PURCHASE REAL ESTATE
AT PUBLIC AUCTION

THIS AGREEMENT TO PURCHASE REAL ESTATE AT PUBLIC AUCTION (later called the
“Agreement”), made and entered into as of this 10th day of May, 2024 by and be-
tween HARRIET JEAN NOWLIN TRUST, Marga Hoelscher, Trustee

(collectively later called the “Seller”), and

(later called the
“Purchaser”), as the highest bidder on the property (as defined in Paragraph 1) at the pub-
lic auction on this date (the "Auction”), is made subject to the following terms, covenants
and conditions:

1. PROPERTY: Seller agrees to sell and Purchaser agrees to purchase fract(s)

sold as a total amount and/or tract(s) sold on a per acre basis with approximate-
ly total acres of real estate situated in Audrain County, MO. Purchaser hereby
acknowledges and understands that the Property is being sold on an "“as is where is” basis.
Purchaser further acknowledge that this Agreement is not contingent upon financing and
that failure to close this fransaction on or before Tuesday, June 25, 2024 due to any delay
caused by Purchaser shall constitute a forfeiture of the Earnest Money.

2. PURCHASE PRICE: Purchaser agrees to pay to the Seller the total sum of

(the “purchase price”) subject to acreage determination by survey. Purchase price is fig-
ured from:

Upon execution of this agreement, the Purchaser will pay by check and not in cash

(which amount is equal to ten percent (10%) of the Purchase Price as Earnest Money made
payable to and to be held in the escrow account of Audrain County Title as escrow agent,
there under for delivery to the Seller at the time of closing or as otherwise provided for here-
in. The balance of the Purchase Price shall be paid by Purchaser to the Seller at closing in
cash or form of payment acceptable to the Seller.

3. TITLE: Seller shall furnish Purchaser with an Owners Title Insurance Commitment (Title Com-
mitment), issued by Audrain County Title. Title insurance premium policy is to be split 50/50
between the buyer(s) and seller. The Title Commitment shall commit the subject title com-
pany to issue Purchaser its standard owner’s policy in the amount of the purchase price,
showing fitle to the Property in the name of the Seller.

In the event that the Seller is unable to convey the Property in accordance with the terms
of this agreement, Purchaser shall elect to either (a) take the Property encumbered with
the objectionable exceptions to the fitle and waive any and all objections thereto without
abatement of the Purchase Price, or (b) receive a refund of the Earnest Money, and upon
such refund being made, this Agreement shall tferminate and be of no further force and ef-
fect.



4. SURVEY: If survey is necessary, survey shall be provided at Seller’'s expense a new survey
reflecting the legal description, acreage and boundary lines for any Tract of the Property
where there is no existing legal description or where new boundaries are created by the di-
visions of Tracts at the Auction. Any need for a survey shall be determined at the sole dis-
cretion of the Seller. If a new survey is determined to be necessary by the Seller, the Pur-
chase Price shall be adjusted to reflect any difference between the bid acreage and the
surveyed acreage. Purchaser will then have a revised Purchase Price calculated by Multi-
plying the surveyed acreage by the actual Purchase Price per Acre indicated in Paragraph
2.

5. CLOSING AND POSSESSION: The “Closing” shall take place on or before Tuesday, June 25,
2024 at the office of Audrain County Title at a time designated by the Seller and agreed up-
on by Purchaser. Concurrently with the Closing, Purchaser shall pay to the Seller the Pur-
chase Price, less the Earnest Money as provided for herein. Upon full receipt of the entire
Purchase Price by Seller, Seller shall deliver to Purchaser special warranty deeds from each
selling entity conveying ftitle in the property to the Purchaser. Purchaser shall pay the
charge for recording the Deed. Seller and Purchaser agree to execute any real estate
transfer declarations required by the state, county or municipality in which the Property is
located. The Seller and Purchaser agree to provide and to execute such further documents
as may be necessary or customary to close this Agreement (e.g., Seller Affidavit; FITPTA Affi-
davit; Organizational documents and closing statement) Closing fees to be split equally.

6. CASUALTY: Seller will keep the Property and Improvements insured until closing. If the im-
provements on the property are substantially damaged or destroyed by fire or other casual-
ty prior to closing, then Buyer will have the option of accepting all of the insurance pro-
ceeds and proceeding to close this Agreement, or terminating this Agreement. If this
Agreement is terminated due to this paragraph then the earnest money will be returned to
the Buyer.

7. WARRANTIES: Purchaser acknowledges that Purchaser has been given an opportunity for
a full inspection of the property and related information and further acknowledges with re-
spect to this agreement that Purchaser is satisfied in all respects with the condition of the
Property and all matters pertaining thereto. Purchaser accepts the Property “as is” and in its
present condition with Purchaser assuming risk thereof. Purchaser understands that Seller
makes no warranty or representation of any kind, either implied or expressed or arising by
particular purpose of the Property or any portion thereof, and in no event shall Seller be lio-
ble for consequential damages. Purchaser acknowledges that Seller has not agreed to per-
form any work on or about the Property as a condition of Purchaser’s purchase of it.

8. MINERAL RIGHTS: One hundred percent (100%) of the mineral rights owned by Seller with
respect to the Property, if any, shall be conveyed to Purchaser at Closing.

9. REAL ESTATE TAXES AND ASSESSMENTS: The 2024 Audrain County property taxes will be pro
-rated to the date of closing.

10. DEFAULT: If Purchaser fails to perform any obligation imposed by this Agreement, Seller
may serve written notice of default upon Purchaser and if such default is not corrected with-
in ten (10) days thereafter, then, at the option of the Seller, this Agreement shall terminate
and the Seller shall be entitled to retain the Earnest Money paid hereunder as liquidated
damages. The foregoing remedy in the event of default is not infended to be the exclusive
remedy of Seller, and Seller shall have the right to seek any other remedies available at law
or equity, including but not limited to specific performance. Default by Purchaser shall enti-
tle Seller to court costs and reasonable attorney’s fees incurred in enforcing the provision of
this Agreement.




In the event of failure of Seller to perform the obligations imposed by this Agreement, Pur-
chaser’s sole remedy hereunder is to terminate this Agreement and receive a refund of the
Earnest Money upon similar notice served upon Seller and similar expiration time period.

The Escrow Agent, upon receiving an affidavit from the non-defaulting party stating that this
Agreement has been terminated as provided herein, shall be entitled to rely upon such affi-
davit and shall deliver the earnest money to the non-defaulting party.

11. ENVIRONMENTAL: The Purchaser acknowledges that the Seller has not made and here-
by disclaims any and all representations and warranties, either express or implied, regarding
the environmental condition of the Property. The Purchaser shall rely upon its own inde-
pendent investigation, inspection, inquiry, analysis, and due diligence to evacuate and as-
certain the environmental condition of the Property. The Purchaser has been advised that
the Property is being sold “as is, where is” and that Seller is not representing or warranting
that the condition of the Property is in accordance or compliance with any past, present, or
future federal, state or local environmental laws, regulations, requirements, or standards.

As a matter of corporate policy, Seller makes it a practice to expressly advise any purchaser
that the improvements on the Property include materials, which may contain asbestos, and
encourages Purchaser to investigate specifically whether asbestos containing materials ex-
ist on the Property.

12. PROVISIONS RELATING SPECIALLY TO SELLER/TRUST/ TRUSTEES/ EXECUTOR AND THEIR RE-
SPECTIVE SPECIAL CIRCUMSTANCES: Trustee/Executor Disclaimer. Each fiduciary comprising
Seller executes this instrument only in its representative capacity and shall not be bound or
obligated hereunder except in such capacity. Purchaser acknowledges and agrees that
this Agreement is made by such fiduciaries solely in their fiduciary capacity as described in
the signatures affixed hereto, and that such fiduciaries shall not be liable for any breach or
any failure to perform any obligation under this Agreement except from assets held in the
fiduciary capacity described.

13. PROVISIONS RELATING TO THE AUCTION COMPANY/ AUCTIONEER/BROKERS/FINDERS/
AGENTS:

(a) This Agreement is solely between Seller and Purchaser. Wheeler Auctions & Real Estate,
L.L.C. (the “Auction Company”) and its licensed auctioneers are employed by the Seller.
The Auction Company and its auctioneers shall not be liable for any patent or latent de-
fects or deficiencies existing in the Property, improvements or other appurtenant structures
thereon, nor for any information provided to the Purchaser. The Purchaser acknowledges
that it has conducted its own independent investigations, inspections, inquiries and due dili-
gence concerning the Property.

(b) Commission. Notwithstanding any other provisions of this Agreement, the right fo com-
mission, if any, payable to any agent representing either party to this Agreement shall not
vest until the transaction is closed, and shall be payable only out of proceeds of closing and
said agent shall have equal right to any portion of Earnest Money forfeitures.



14.1RS 1031 TAX EXCHANGE DECLARATION (Optional):

It is agreed between the purchaser(s) and seller(s) that a material part of the consideration to the
Purchasers for purchasing is that the Purchaser has the option to qualify this transaction as part of a
tax-deferred exchange under Section 1031 of the Internal Revenue Code of 1986 as amended.
Sellers agree that Purchaser may assign this Agreement to an exchange intermediary of Purchasers
choice. Purchaser agrees that any and all additional expense, if any, shall be borne by Purchaser
and Sellers agree to fully cooperate to complete the exchange.

Seller hereunder desires to exchange, for other property of like kind and qualifying use within the
meaning of Section 1031 of the Internal Revenue Code of 1986, as amended and the Regulations
promulgated there under, fee title in the property which is the subject of this Contract. Seller express-
ly reserves the right to assign its rights, but not its obligations, hereunder to a Qualified Intermediary as
provided in IRC Reg. 1.1031(k)-1(g)(4) on or before the closing date.

15. MISCELLANEOUS:

(a) Jurisdiction. This agreement shall be construed in accordance with the laws of the State of Mis-
souri. Any provision of this Agreement which is unenforceable or invalid, or the inclusion of which
would affect the validity, legality, or enforcement of this Agreement shall be of no effect, but all the
remaining provisions of the Agreement shall remain in full force and effect.

(b) Entire Agreement. This Agreement contains the entire agreement of the parties and no represen-
tations, warranties or agreements have been made by either of the parties except as set forth in this
Agreement.

(c) Heirs, Successors and Assigns. This Agreement shall ensure to the benefit of and shall be binding
upon the Seller and Purchaser and their respective heirs, successors, and permitted assigns, provid-
ed, however, that Purchaser may not assign its rights or obligations hereunder without the prior writ-
ten consent of the Seller.

(d) Time is Of the Essence. The time for performance of the obligations of this Agreement is of the es-
sence.

(e) Notice. All notices shall be in writing and shall be deemed to have been properly delivered as of
the time of delivery if personally delivered or as of the time deposited in the mail systems if sent by
United States certified mail, return receipt requested, and postage prepaid.

16. FSA/NRCS: Seller is obligated to maintain (if any) the current FSA Program and Basis on the above
listed real estate. Buyer agrees to the division of FSA Program data as a percent of cropland acres
per tfract. Buyer assumes the responsibility of any and all FSA or NRCS Programs currently in place.
Buyer will be required to maintain and comply with FSA regulations of the CRP confract.

17. Tenant Rights: The farm will be sold subject to the current one-year cash rent agreement for the
2024 crop year. The proceeds of the cash rent agreement will be pro-rated to the date of closing.
18. SPECIAL AGREEMENTS (if any):




IN WITNESS WHEREOF, the parties have executed this Agreement in three counterparts,
each of which shall be deemed an original instrument, as of the day, month and year first
above written.

SELLER: PURCHASER:
Address Address

City, State, Zip City, State, Zip
Phone Phone

Email Email

Date Date

Lender Contact

TITLE COMPANIES INFORMATION:

Name: Audrain County Title Company

Address: 120 N Jefferson St, Mexico, MO 65265

Phone: (573) 581-5136



