
16,162± Deeded Acres   •   5,429± acres Black Kettle National Grassland Permit   •   520± acres Oklahoma State Lease

22,111± Total Acres    |    $32,243,190    |    Cheyenne, Oklahoma    |    Roger Mills County

Turley Ranch
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The Turley Ranch is located approximately 150 miles west of 
Oklahoma City in a fairly rural ranching area of Oklahoma. Amarillo, 

Texas is a similar distance to the west. The property has excellent 
access with several paved roads and well-maintained county-

graded roads providing access to most all of the ranch.

Location

We are honored to have been chosen as the exclusive broker for 
the marketing of the well-known Turley Ranch. This outstanding, well 

improved working cattle ranch is located near the western edge 
of Oklahoma, several miles east of the Oklahoma/Texas state line. 
Besides being productive cattle country, the Turley Ranch offers 

outstanding hunting opportunities, making this property one of the 
most desirable ranch offerings to come on the market in this area of 

Oklahoma in recent years.

Turley Ranch
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Mr. Windle Turley and his wife, Shirley, were both raised in this 
immediate area. Growing up here, they had an appreciation and 

strong attachment to Western Oklahoma. Mr. and Mrs. Turley moved 
to Dallas, Texas, where he became a very successful attorney. He 
and his wife enjoyed going back to their roots in Oklahoma and 
in 1980, they started the assembly process of what is now one of 

the largest ranching operations in this area of Oklahoma. Over this 
nearly 45-year period they have continued to improve the Turley 

Ranch, and now, after much deliberation, Mr. and Mrs. Turley have 
made the extremely hard decision to sell this exceptional property.

Turley Ranch History
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The Turley Ranch is extremely well balanced, containing over 16,000 
deeded acres, but as an added bonus the property has 5,425 

acres of Black Kettle National Grassland scattered throughout the 
property.  This grazing land is a huge asset to the overall ranch 

operation. This lease permit is based on a 10-year term and each 
leased tract is tied to certain deeded acres within the Turley 

Ranch granting the permit holder first priority to renew the 10-year 
permit when the current term expires. In total, this permit allows 

the permittee the right to graze livestock on these acres for a total 
of 2,834 Animal Unit Months (AUM’s). The permit is grazed during 

the dormant season, with different tracts being grazed at different 
times. Generally speaking, the permit allows the permittee to graze 

this land for approximately six months of the year. As example, 
during a six-month season, the 2,834 AUM’s is equivalent to 472 
animal units. The current cost of this lease is only $1.35 per AUM, 

which is around 5% of a typical private lease expense.

Black Kettle National Grassland
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In addition to the Black Kettle National Grassland, there are 520 
acres of Oklahoma State Lease. This lease is based on a 5-year 

renewal term and the current cost is $10,500 annually.

Oklahoma State Lease
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In general, the topography of the Turley Ranch is best described 
as gently rolling and undulating, to sometimes hilly, draining 

to wide, extremely productive creek bottoms. Soils throughout 
the north half of the ranch are sandy, transitioning to areas 

of broken red shale hills on the southern portion of the ranch. 
Several well-defined creek and river drainages run through the 
ranch. The Washita River enters the ranch on the west side and 
meanders in a southeasterly direction for approximately 9 miles 
throughout a major portion of the property. Spring Creek runs 
in a southerly direction, entering the ranch on the north side 

and merging with the Washita near the north-central portion of 
the ranch. Other major creeks include Rush Creek, which runs 
through the southwest portion of the ranch, and Dead Indian 

Creek, which skirts the eastern edge of the property. All of these 
creeks are spring fed, furnishing live water to the ranch during 

much of the year.

Predominant native grasses found in the sandier portions of 
the ranch include Bluestem, Indian Grass, Switch Grass, and 

other mid-to-tall native grasses. Scattered Sand Sage is found 
on portions of the sandier country. Throughout the productive 
creek bottoms, native grasses include Bluestem, Switch Grass, 
Indian Grass, and Western Wheat Grass. Tree cover along the 
creeks includes Elm, Hackberry, Cottonwood, and Walnut. As 
the ranch transitions to areas of red shale hills and canyons, 

principal native grasses include Side Oats Grama, Blue Grama, 
and Buffalo Grass.

During the Turley Family ownership, certain areas of the ranch 
have been planted to improved pasture. Totally, approximately 
3,500 acres have been reseeded to various perennial improved 

grasses, including Bermuda, Plains Bluestem, and various 
varieties of Love Grass. Additionally, approximately 1,000 acres 

are in cultivation, typically farmed in wheat.

Turley Ranch Property Description
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The Turley Ranch is located in an area known to have a large 
groundwater aquifer under major portions of the property. 
Currently, there are 9 pivot sprinkler systems of various sizes 
scattered throughout the ranch. Totally, approximately 966 

acres are under irrigation. The Turley Ranch is not located in an 
irrigation district, which means there are no restrictions regarding 
the number of wells and volume of wells that can be drilled on 

the property. Currently, there are approximately 15 irrigation 
wells developed on the ranch. Half of these irrigation wells 

produce approximately 750 gallons per minute each, with the 
remaining wells producing several hundred gallons per minute 
each. The added bonus of irrigation is considered a huge asset 

to the ranch and the irrigated wheat fields also serve as a 
magnet for the native whitetail deer that flourish in this area.

Irrigation
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The Turley Ranch is fenced and cross fenced with most all fences 
being in good to excellent condition. Historically, livestock 

on the ranch rotate from pasture to pasture, maximizing the 
productivity of the property. There are two large, well-designed 
sets of shipping pens located on the ranch. These pipe pens are 
equipped with covered working hydraulic chutes, sorting pens, 
along with trailer and truck loading facilities. There are several 

overhead feed bins located on the ranch.

In addition to the desirable live water features in the various 
creeks, there is an extensive number of livestock drinking troughs, 
water lines, water wells and earthen ponds, all providing excellent 

water for livestock and wildlife. Rural water is also available.

The Turley Ranch has been very well managed over the years. The 
property features an exceptional herd of quality Red Angus cows 
and bulls. Depending upon moisture conditions and supplemental 

irrigation, the Turley Ranch is rated at 1,200-1,400 animal units. 
Currently, the ranch is stocked with approximately 1,000 Red 
Angus cows and bred heifers, plus the breeding bull herd. Mr. 
Turley is offering this outstanding set of cows to the purchaser 
of the ranch at market price. We believe anyone buying this 

ranch will want to purchase this quality set of cows. It would be 
extremely hard to duplicate a set of cows of this quality.

Ranch Features
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The Turley Ranch is extremely well improved. Several years ago, 
Mr. and Mrs. Turley built a beautiful new main ranch home for 
their enjoyment. No cost was spared in the construction of this 
outstanding well built, quality structure. This beautiful home is 

positioned on a hillside overlooking a manicured setting. This home 
features two large bedrooms, two and one-half baths, an office, a 
workout room, a basement/wine cellar, and a large wooden deck 
area complimented by a flagstone deck surrounding a beautiful 

swimming pool and outdoor kitchen. This home is in excellent 
condition. Other structural improvements include an attractive 

three-bedroom/two-bath lodge, ranch office, employee housing, 
along with miscellaneous barns, sheds, and other outbuildings. All 
furnishings are included in the owner’s home and lodge, with the 

exception of a few personal items.

We have a detailed inventory of tools, equipment, and rolling stock, 
which can be purchased separately at a depreciated price. 

Turley Ranch Improvements
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Turley Ranch Main House
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 Turley Ranch Lodge House
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Employee Houses

(806) 763.5331 27



Overall, the Turley Ranch offers excellent habitat for all of the 
wildlife native to this area. The ranch has abundant whitetail deer 

and native turkey. Normally, the quail population is excellent in 
this area, but because of the drought situation over the past few 

years, the quail population is currently less than typical. Because no 
commercial hunting is now allowed, the Turley Ranch is considered 

to be a wildlife refuge. The deer population is outstanding with a 205 
B&C whitetail buck taken a couple of years ago during bow season.

With the numerous ponds, creeks, and Washita River running 
through the ranch, there are great duck and geese hunting 

opportunities for the new owner of the ranch. Fishing is reportedly 
good in some of the ponds. 

The Turley Ranch is, without question, one of the best hunting 
ranches in Western Oklahoma. Several years ago, Mr. Turley 

allowed a limited amount of commercial hunting on the property, 
but no commercial hunting is currently allowed on the deeded 

portion of the ranch. The Oklahoma State Lease and Black Kettle 
National Grassland Permit are for grazing only, so public hunting is 
allowed on this leased acreage if the property has legal access. 
Portions of the Black Kettle Permit are landlocked, so no public 

hunting is allowed on landlocked tracts.

Wildlife • Hunting  •  Recreation
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Call today for more information or to schedule a tour.

Sam Middleton, ARA  •  (817) 304.0504

Dane Mount  •  (940) 839.6247

Brendan Garrison  •  (806) 790.5900

The Turley Ranch is truly one of the finest ranches in this area of 

Oklahoma. The property is ready to operate and enjoy. Ranches 

of this size and quality are a rare find, and the added bonus of the 

Black Kettle National Grassland Permit enhances the offering. This 

can be a turnkey purchase, as all equipment and livestock are 

offered separately at market price. Considering the many structural 

improvements, miles and miles of fences, waterlines, irrigation wells, 

pivot sprinklers, livestock pens, and other related improvements, 

the Turley Ranch offers a substantial and very attractive amount of 

depreciable assets.

The Turley Ranch is very reasonably priced at $1,995 per deeded 

acre. The seller will transfer the Black Kettle Permit and Oklahoma 

State Lease to the purchaser.

If you are in the market for a well improved working cattle ranch 

capable of running 1,000 cows, plus replacements and bulls, the 

Turley Ranch deserves your immediate attention. You will not be 

disappointed in this opportunity.

Remarks  •  Price

There are no seller reservations with the sale of the Turley Ranch. 
There is scattered oil production on the property, and while Mr. and 
Mrs. Turley do not own a substantial amount of minerals, all owned 

minerals will convey with the sale. In this area of Western Oklahoma, 
a number of large wind farm projects have been developed. All 

wind generation rights, and solar energy rights will convey.

This area of Western Oklahoma receives an average annual 
precipitation of approximately 25 inches. The growing season 

averages approximately 202 days.

Minerals  •  Resources
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$32,243,190   |   Cheyenne, Oklahoma   |   Roger Mills County

Turley Ranch
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16,162± Deeded acres
  5,429± Black Kettle National Grassland
     520± Oklahoma State Lease
22,111± Total Acres

Irrigation
•  Large aquifer under major portions of the Ranch
•  9 pivot sprinkler systems
•  966± acres under irrigation
•  15± irrigation wells
	  - Half averaging 750 gpm
	  - Half averaging several hundred gpm 

Ranching Features
•  2 large shipping pens
        - Covered hydraulic chutes
        - Sorting pens
        - Trailer & truck loading facilities 
•  Extensive livestock drinking trough network
•  Rated at 1,200-1,400 animal units
•  3,500± acres planted in improved grasses
•  1,000± acres in cultivation

Leased Acreage
•  5,425 acres of Black Kettle National Grassland (BKNG) 
•  BKNG lease permit based on a 10-year term
•  BKNG permit allows for 2,834 AUM’s (Equals 472 animal units)
•  520 acres of Oklahoma State Lease ( 5-year renewal term) 

Live Water Features 
•  9 miles of the Washita River
•  Spring fed creeks (Spring, Rush, and Dead Indian Creeks) 

Wildlife  •  Recreation
•  Limited commercial hunting
•  Whitetail throughout the ranch
•  A 205 B&C whitetail harvested during previous bow season
•  Excellent duck and geese opportunities
•  Abundant turkey
•  Fishing
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(806) 763.5331 chassmiddleton.com

(817) 304.0504
sam@csmandson.com

Owner  •  Broker
Certified Appraiser

Sam Middleton, ARA

(940) 839.6247
dane@csmandson.com

Real Estate Broker  •  TX, OK, NM
Dane Mount

(806) 790.5900
brendan@csmandson.com

Real Estate Broker  •  TX
Real Estate Sales Agent  •  OK, KS

Brendan Garrison


