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Introduction

Neb. Rev. Stat. § 77-5027 provides that the Property Tax Administrator (PTA) shall prepare and
deliver an annual Reports and Opinions (R&O) document to each county and to the Tax
Equalization and Review Commission (Commission). This will contain statistical and narrative
reports informing the Commission of the certified opinion of the PTA regarding the level of value
and the quality of assessment of the classes and subclasses of real property within each county. In
addition to an opinion of the level of value and quality of assessment in the county, the PTA may
make nonbinding recommendations for subclass adjustments for consideration by the
Commission.

The statistical and narrative reports contained in the R&O of the PTA provide an analysis of the
assessment process implemented by each county to reach the levels of value and quality of
assessment required by Nebraska law. The PTA’s opinion of the level of value and quality of
assessment in each county is a conclusion based upon all the data provided by the county assessor
and gathered by the Nebraska Department of Revenue, Property Assessment Division (Division)
regarding the assessment activities in the county during the preceding year.

The statistical reports are developed using the statewide sales file that contains all arm’s-length
transactions as required by Neb. Rev. Stat. 8 77-1327. From this sales file, the Division prepares
a statistical analysis comparing assessments to sale prices. After analyzing all available
information to determine that the sales represent the class or subclass of properties being measured,
inferences are drawn regarding the assessment level and quality of assessment of the class or
subclass being evaluated. The statistical reports contained in the R&O are developed based on
standards developed by the International Association of Assessing Officers (IAAO).

The analysis of assessment practices in each county is necessary to give proper context to the
statistical inferences from the assessment sales ratio studies and the overall quality of assessment
in the county. The assessment practices are evaluated in the county to ensure professionally
accepted mass appraisal methods are used and that those methods will generally produce uniform
and proportionate valuations.

The PTA considers the statistical reports and the analysis of assessment practices when forming
conclusions on both the level of value and quality of assessment. The consideration of both the
statistical indicators and assessment processes used to develop valuations is necessary to
accurately determine the level of value and quality of assessment. Assessment practices that
produce a biased sales file will generally produce a biased statistical indicator, which, on its face,
would otherwise appear to be valid. Likewise, statistics produced on small, unrepresentative, or
otherwise unreliable samples, may indicate issues with assessment uniformity and assessment
level—however, a detailed review of the practices and valuation models may suggest otherwise.
For these reasons, the detail of the PTA’s analysis is presented and contained within the
Residential, Commercial, and Agricultural land correlations.
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Statistical Analysis:

In determining a point estimate of the level of value, the PTA considers three measures as
indicators of the central tendency of assessment: the median ratio, weighted mean ratio, and mean
ratio. The use and reliability of each measure is based on inherent strengths and weaknesses which
are the quantity and quality of the information from which it was calculated and the defined scope
of the analysis.

The median ratio is considered the most appropriate statistical measure to determine a level of
value for direct equalization, which is the process of adjusting the values of classes or subclasses
of property in response to an unacceptable level. Since the median ratio is considered neutral in
relationship to either assessed value or selling price, adjusting the class or subclass of properties
based on the median measure will not change the relationships between assessed value and level
of value already present in the class of property. Additionally, the median ratio is less influenced
by the presence of extreme ratios, commonly called outliers, which can skew the outcome in the
other measures.

The weighted mean ratio best reflects a comparison of the fully assessable valuation of a
jurisdiction, by measuring the total assessed value against the total of selling prices. The weighted
mean ratio can be heavily influenced by sales of large-dollar property with extreme ratios.

The mean ratio is used as a basis for other statistical calculations, such as the Price Related
Differential (PRD) and Coefficient of Variation (COV). As a simple average of the ratios the mean
ratio has limited application in the analysis of the level of value because it assumes a normal
distribution of the data set around the mean ratio with each ratio having the same impact on the
calculation regardless of the assessed value or the selling price.

The quality of assessment relies in part on statistical indicators as well. If the weighted mean ratio,
because of its dollar-weighting feature, is significantly different from the mean ratio, it may be an
indication of disproportionate assessments. The coefficient produced by this calculation is referred
to as the PRD and measures the assessment level of lower-priced properties relative to the
assessment level of higher-priced properties.

The Coefficient of Dispersion (COD) is a measure also used in the evaluation of assessment
quality. The COD measures the average deviation from the median and is expressed as a
percentage of the median. A COD of 15% indicates that half of the assessment ratios are expected
to fall within 15% of the median. The closer the ratios are grouped around the median the more
equitable the property assessments tend to be.

The confidence interval is another measure used to evaluate the reliability of the statistical
indicators. The Division primarily relies upon the median confidence interval, although the mean
and weighted mean confidence intervals are calculated as well. While there are no formal standards
regarding the acceptable width of such measure, the range established is often useful in
determining the range in which the true level of value is expected to exist.
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Pursuant to Section 77-5023, the acceptable range is 69% to 75% of actual value for agricultural
land and 92% to 100% for all other classes of real property.

Nebraska Statutes do not provide for a range of acceptability for the COD or PRD; however, the
IAAO Standard on Ratio Studies establishes the following range of acceptability for the COD:

General Property Class Jurisdiction Size/Profile/Market Activity (0D Range
Residential improved (single family Very large jurisdictions/densaly populated/newer properties/active markets 5010100
dwellings, condominiums, manuf. Large to mid-sized jurisdictions/older & newer properties/less active markets 50t015.0
housing, -4 family units) Rural or small jurisdictions/older properties/depressed market areas 5.0t020.0
Income-producing propertes (commerdl Very large jurisdictions/densaly populated/newer properties/active markets 5010150
industial, apartmens) *| Lange to mid-sized jurisdictions/older & newer properties/less active markets 5.0t020.0
' Rural or small jurisdictions/older properties/depressad market areas 50t025.0
Very large jurisdictions/rapid development/active markets 50t015.0
Residential vacant land Large to mid-sized jurisdictions/slower development/less active markets 5.0t020.0
Rural or small jurisdictions/little development/depressed markets 50t025.0
Very lange jurisdictions/rapid development/active markets 5010200
Other (non-agricutiural) vacant land Large to mid-sized jurisdictions/slower development less active markets 50t025.0
Rural or small jurisdictions/little development/depressed markets 5.0t030.0

A COD under 5% indicates that the properties in the sample are either unusually homogenous, or
possibly indicative of a non-representative sample due to the selective reappraisal of sold parcels.
The reliability of the COD can be directly affected by extreme ratios.

The PRD range stated in IAAO standards is 98% to 103%. A perfect match in assessment level
between the low-dollar properties and high-dollar properties indicates a PRD of 100%. The reason
for the extended range on the high end is IAAQO’s recognition of the inherent bias in assessment.
The IAAO Standard on Ratio Studies notes that the PRD is sensitive to sales with higher prices
even if the ratio on higher priced sales do not appear unusual relative to other sales, and that small
samples, samples with high dispersion, or extreme ratios may not provide an accurate indication
of assessment regressivity or progressivity.

Analysis of Assessment Practices:

The Division reviews assessment practices that ultimately affect the valuation of real property in
each county. This review is done to ensure the reliability of the statistical analysis and to ensure
professionally accepted mass appraisal methods are used in the county assessor’s effort to establish
uniform and proportionate valuations. The review of assessment practices is based on information
filed from county assessors in the form of the Assessment Practices Survey, and in observed
assessment practices in the county.

To ensure county assessors are submitting all Real Estate Transfer Statements, required for the
development of the state sales file pursuant to Section 77-1327, a random sample from the county
registers of deeds’ records is audited to confirm that the required sales have been submitted and
reflect accurate information. The timeliness of the submission is also reviewed to ensure the sales
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file allows analysis of up-to-date information. The county’s sales verification and qualification
procedures are reviewed to ensure that sales are properly considered arm’s-length transactions
unless determined to be otherwise through the verification process. Proper sales verification
practices ensure the statistical analysis is based on an unbiased sample of sales.

Valuation groupings and market areas are also examined to identify whether the groupings and
areas being measured truly represent economic areas within the county. The measurement of
economic areas is the method by which the PTA ensures intra-county equalization exists. The
progress of the county’s six-year inspection and review cycle is documented to ensure compliance
with Neb. Rev. Stat. § 77-1311.03 and also to confirm that all property is being uniformly listed
and described for valuation purposes.

Valuation methodologies developed by the county assessor are reviewed for both appraisal logic
and to ensure compliance with professionally accepted mass appraisal methods. Methods and sales
used to develop lot values are also reviewed to ensure the land component of the valuation process
is based on the local market, and agricultural outbuildings and sites are reviewed as well.

Compliance with statutory reporting requirements is also a component of the assessment practices
review. Late, incomplete, or excessive errors in statutory reports can be problematic for the end
users, and highlight potential issues in other areas of the assessment process. Public trust in the
assessment process demands transparency, and practices are reviewed to ensure taxpayers are
served with such transparency.

The comprehensive review of assessment practices is conducted throughout the year. When
practical, potential issues identified are presented to the county assessor for clarification. The
county assessor can then work to implement corrective measures prior to establishing assessed
values. The PTA’s conclusion that assessment quality is either compliant or not compliant with
professionally accepted mass appraisal methods is based on the totality of the assessment practices
in the county.

*Further information may be found in Exhibit 94
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County Overview

With a total area of 711 miles, Blaine County
has 484 residents, per the Census Bureau Quick
Facts for 2016, reflecting a 1% reduction from
the preceding year, but an overall population
increase over the 2010 U.S. Census of 1%.
Reports indicate that 58% of county residents
are homeowners and 84% of residents occupy

L T T

the same residence as in the prior year (Census Quick Facts).

The majority of the commercial properties in Blaine County are located in and around Dunning,
the largest town in the county. According to the latest information available from the U.S.

County Value Breakdown

DREYLAND
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2047 Certificate of Tawes Lavied

NE Dept. of Revenue, Research Division 2018

CITY POPULATION CHANGE
2007 2017 Change
BREWSTER 29 17 -41.4%
DUNNING 109 103 -5.5%
HALSEY 59 76 28.8%
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An overwhelming majority of Blaine
County’s valuation base comes from
agricultural land. Grassland makes up
the majority of the land in the county,
with grazing livestock as the number
one agricultural activity. Blaine County
is included in the Upper Loup Natural
Resources District (NRD).



2018 Residential Correlation for Blaine County

Assessment Actions

Pickup work in Blaine County was completed timely for the residential class; no other actions
were taken in the residential class this year.

Description of Analysis

Blaine County classifies residential property into two valuation groups, based on economic
characteristics.

Valuation Group Description
1 Dunning
2 Brewster, Halsey, Purdum, and the surrounding rural areas

Blaine County had eight qualified sales during the two-year study period. The overall median is
below the acceptable range; however, the COD is also quite high demonstrating that the median is
not a useful indicator of the level of value. The COD within Valuation Group 1 is seemingly better;
however, the two middle ratios are nearly identical, while the remaining ratios have a range of
nearly 50 percentage points.

Over the past ten years, residential values in Dunning have appreciated at an annualized rate of
nearly 4% per year. This change is higher than most similar sized towns in the adjoining counties;
only Comstock in Custer County has increased at a faster rate. Based on the review of changes
over time, there is no indication that residential value in the county is under assessed.

Assessment Practice Review

There are rarely sufficient residential sales in Blaine County to rely on statistical measures to
determine a level of value; for that reason, the Division’s annual assessment practice review is the
basis for the level of value determination.

The first portion of the review focuses on how accurately and timely sales data is submitted to the
state sales file. Within the past year, the county assessor improved the timeliness of sales
submissions. The Division’s periodic audit of sales data also confirmed that the information being
submitted is accurate. Sales qualifications were reviewed with the county assessor, who has a
history of utilizing as many sales as possible. The county assessor demonstrated knowledge of real
estate transactions within the county, and the review confirmed that sales are qualified without a
bias.

After reviewing sales data, the Division’s review looks at all aspects of residential property
valuation including inspection cycles, valuation models, and also compares assessment of sold and
unsold properties to ensure models are uniformly applied to all properties. In Blaine County,
residential property was last inspected in 2014 by the county assessor. The inspection work is done
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2018 Residential Correlation for Blaine County

on-site, and while it typically will not include an interior inspection, the county assessor will
attempt to contact the property owner when additional information is needed. Depreciation tables
and cost tables were also updated in 2014; as was a lot value study which uses the square foot
methodology to determine values. In order to remain in compliance with the six-year inspection
and review cycle, residential property must be reappraised by 2020. The Division will work with
the county assessor to prioritize completing this work, as it is not included in the county’s three-
year plan. Additionally, the county assessor generally updates cost and depreciation tables at the
same time as inspection. The Division’s review confirmed that properties in the county are all
being valued using the described valuation tables and that there is no disparity between the
assessment of sold and unsold properties.

Finally, the review considers whether the valuation groups are distinctly different economic areas.
The county utilizes two valuation groups. Dunning, the largest village in the county, sits along
Highway 2 and makes up Valuation Group 1. Dunning contains the consolidated Sandhills High
School, which provides employment and a need for housing that are not found in other areas of
the county. The remaining residential property in the county, including the villages of Brewster,
Halsey, and Purdum, along with rural residential property spread throughout the county, make up
Valuation Group 2. There is little sales activity in these areas and properties have historically sold
for less than comparable property brings Dunning.

Equalization and Quality of Assessment

There are too few sales in the county to analyze the statistics for purposes of equalization. The
assessment process in the county is transparent and consistently applied. The county complies with
generally accepted mass appraisal standards.

VALUATION GROUPING

RANGE COUNT MEDIAN MEAN WET.MEAN coD FRD

01 4 G67.38 68.15 T0.14 1728 08.50

02 4 102.18 133.07 B1.78 B315 145.02
ALL, -] G7.38 101.11 T7.79 T1.70 128.88

Level of Value

Based on the review of all available information, the level of value of residential property in Blaine
County is determined to be at the statutory level of 100% of market value.
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2018 Commercial Correlation for Blaine County

Assessment Actions

Routine pickup work was completed in a timely manner for the commercial class; no other actions
were completed for the current year.

Description of Analysis

Only one valuation group is necessary for commercial property in Blaine County, due to the
minimal number of commercial parcels countywide. There are two sales in the current study
period, however, the sales are for the same property; there were no non-qualified sales in the study
period. When valuation changes over the past decade were reviewed, excluding growth, values
were found to be flat to slightly decreasing on an annualized basis. This is expected for Blaine
County and the more remote parts of the Sandhills where populations are declining and the
majority of commercial properties are vacant and significantly deteriorating.

Assessment Practice Review

There are only 36 improved commercial parcels in Blaine County; consequently, there are rarely
more than a few commercial sales. For that reason, the Division’s annual review of assessment
practices is the basis of the level of value determination within the class.

Commercial property was last reappraised for the 2015 assessment year. The reappraisal was
completed by Tax Valuation, Inc. and began with a physical inspection of all properties, including
interior inspections where permitted. New depreciation tables were also implemented at that time.
The depreciation study was completed with sales from Blaine County as well as other Sandhill’s
communities with similar economics. Land values were not updated in 2015, as they had just been
updated the previous year. Since there are so few commercial properties in the county, commercial
land values are calculated using the residential land tables. The Division’s assessment practice
review found the valuation process in the county to be transparent and uniformly applied to all
properties.

Equalization and Quality of Assessment

Based on the review of assessment practices the county complies with professionally accepted
mass appraisal practices.

Level of Value

Based on the review of all available information, the level of value of commercial property in
Blaine County is determined to be at the statutory level of 100% of market value.
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2018 Agricultural Correlation for Blaine County

Assessor Actions

Routine maintenance was completed in a timely manner for all agricultural improvements in
Blaine County. For unimproved agricultural land, a sales study was completed, and indicated that
the market in the county was flat; the county assessor made no adjustments were made to
agricultural land values for 2018.

Description of Analysis

Review of the statistical profile for Blaine County shows 11 sales, with a median well below the
acceptable range. However, seven of the sales occurred in oldest year of the study period, since
that time there have been few sales in Blaine County, but the majority of the sales display
assessment to sale ratios near or within the acceptable range. As identified in the 2017 Reports and
Opinions of the Property Tax Administrator (R&O), from 2014-2015 the economy within the
Sandhill’s region was temporarily stimulated by a combination of retroactive drought relief
payments made available in the 2014 Farm Bill and record high cattle prices. All aspects of the
local economy, including the agricultural land market, were impacted by what ended up being a
large, but short-lived windfall in revenue. The sample of agricultural land sales in Blaine County
represents this short time period, but does not adequately represent the market of agricultural land
in 2017 to present.

In an attempt to normalize the distribution of sales in the three-year study period, the Division
expanded the sample by bringing in sales within 12 miles of Blaine County to the middle and
newest years of the study period. The inclusion of five sales significantly shifts the median from
57% to 68%, but does not achieve a median within the acceptable range; this is largely because
the newest time-period still does not contain a representative number of sales.

DATE OF SALE *

RANCE COUNT MEDIAN MEAN WET . MEAN CoD FRD
Study Yrs

10/01/2014 To 09/30/201% r 50.38 Le.29 53.01 23.18 109.96

10/01/2015 To 03/30/2016 & 71.18 T0.20 69.18 11.z28 101.47

10012016 To 09/30/2017 3 T73.16 T2.44 72.75 01.48 99.57

Review of the statistics by time-period indicates that the COD drops from a high of 23% in the
oldest year to a low of only 1% for newest three sales. The oldest sales are all from Blaine County,
the three new sales come from Blaine, Loup, and Brown counties. This analysis demonstrates the
stabilization of the agricultural land market today, when the stimulus of the farm bill and high
cattle prices are removed from the market place.

Although there are not enough new-year sales in the region to achieve a proportionate sample, for
analysis purposes, the new-year sales were duplicated. This produced a median of 70% and
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2018 Agricultural Correlation for Blaine County

provided an indicator of what the statistics might be if there were more sales within the newest
study period.

The actions taken by the Blaine County Assessor to not adjust agricultural land values were
consistent with the region. All adjoining counties, except Loup County, kept values constant this
year. Loup County decreased grassland values nearly 10%. The values established by the Blaine
County Assessor are reasonably comparable to all adjoining counties.

Based on the analysis, the agricultural land values in Blaine County are within the acceptable
range.

Assessment Practice Review

Within the agricultural land class, the annual assessment practices review focuses on sales
qualification, classification and valuation of agricultural lands, and the assessment of agricultural
homes and outbuildings.

In Blaine County, the county assessor has a history of utilizing as many agricultural land sales as
possible. Actual utilization rates can vary due to a low volume of sale each year. Review of the
qualified and non-qualified rosters indicated that sales were coded without a bias and that all arm’s-
length sales were used for measurement.

There are no market areas in Blaine County, 95% of the land is grassland, and the majority of that
is comprised of Valentine Sand soils. Because the land is most suited for grazing and the county
is very rural, the majority of land is classified agricultural and valued accordingly. Small acreages
are reviewed for land use, and if the land is not primarily used for agricultural purposes it is
classified as rural residential. Review of the abstract indicates that there are only about 33 of these
in the county.

Agricultural homes and outbuildings are reviewed and inspected by the county assessor at the same
time all other improvements are done. All improvements are valued using the cost approach with
Marshall & Swift costing, CAMA depreciation is used for the outbuildings, and the agricultural
homes are depreciated using the same depreciation used for all other homes in residential VValuation
Group 2.

Equalization and Quality of Assessment

The agricultural improvements are uniformly valued using transparent methods. Agricultural
homes have been valued the same as other residential property in the county and are assessed
within the acceptable range.

Agricultural land values are comparable to all adjoining counties; values are closest to Brown and
Custer County and transition between Thomas and Cherry counties to the west and Rock and Loup
counties to the east; this relationship is expected based on historical trends in the region. If values
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2018 Agricultural Correlation for Blaine County

were adjusted based on statistics that do not represent the current market, this would give weight
to market conditions that no longer exist and would cause Blaine County’s values to be
significantly higher than Brown and Custer counties, creating dis-equalization in the area. All
agricultural values are uniformly assessed. The county complies with generally accepted mass
appraisal standards.

[ ] )
I I
. Cherry County- B Rock . h
Sh;;l;lgn— $449/acre 3;5“;."' 5?'55 s h;;;:lgn— c s ;5:)\" B;;:;"— I;g$
| |
EEniE Hooker- | Thomas- | Blaine- | Loup- Grant- Hooker- | Thomas- | Blaine- | Loup-
Garden- $404 $450 $465 $574 | $694 Garden. | 5404 $450 4553 605 | $694
5405 5405
= Logan- | Custer- Arthur- 0 Custer-
A;lj]o |_:' F Mcl;l;eszlm n- $525 ¢531 ml;r Mcl;l:;)m n- ggg:' $531
1 1
Keith-$450 Lincok- Keith-5450 Lincol-
$495 $495
— | —
Values Set By County | | Values if Statistics Solely Were Used

Level of Value

Based on the review of all available information, the level of value of agricultural property in
Blaine County is determined to be at the statutory level of 75% of market value.
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2018 Opinions of the Property Tax Administrator

for Blaine County

My opinions and recommendations are stated as a conclusion based on all of the factors known to me
regarding the assessment practices and statistical analysis for this county. See, Neb. Rev. Stat. § 77-5027
(Cum. Supp. 2016). While the median assessment sales ratio from the Qualified Statistical Reports for
each class of real property is considered, my opinion of the level of value for a class of real property may
be determined from other evidence contained within these Reports and Opinions of the Property Tax
Administrator. My opinion of quality of assessment for a class of real property may be influenced by the
assessment practices of the county assessor.

Non-binding recommendation

Class Level of Value Quality of Assessment
. No recommendation.
Residential Real 100 Meets generally accepted mass appraisal
Property practices.

. No recommendation.
Meets generally accepted mass appraisal

Commercial Real

100 practices.
Property
Meets generally accepted mass appraisal No recommendation.
Agricultural Land 75 practices.

**4 level of value displayed as NEI (not enough information) represents a class of property with insufficient

information to determine a level of value.

Dated this 6th day of April, 2018. % b A g

Ruth A. Sorensen

PROPERTY TAX Property Tax Administrator

ADMINISTRATOR
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APPENDICES
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2018 Commission Summary

for Blaine County

Residential Real Property - Current

Number of Sales 8 Median 67.38
Total Sales Price $268,500 Mean 101.11
Total Adj. Sales Price $268,500 Wgt. Mean 77.79
Total Assessed Value $208,875 Average Assessed Value of the Base $22,810
Avg. Adj. Sales Price $33,563 Avg. Assessed Value $26,109

Confidence Interval - Current

95% Median C.I 43.47 to 284.43
95% Wgt. Mean C.1 43.21t0 112.38
95% Mean C.1 32.60 to 169.62
% of Value of the Class of all Real Property Value in the County 1.62
% of Records Sold in the Study Period 3.81
% of Value Sold in the Study Period 4.36

Residential Real Property - History

Year Number of Sales LOV Median
2017 5 100 66.82
2016 3 100 173.73
2015 6 100 121.58
2014 8 100 89.52
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2018 Commission Summary

for Blaine County

Commercial Real Property - Current

Total Sales Price $10,000 Mean 49.28

Total Assessed Value $4,928 Average Assessed Value of the Base $12,428

Confidence Interval - Current

>

95% Wgt. Mean C.I N/

% of Value of the Class of all Real Property Value in the County 0.19

% of Value Sold in the Study Period 0.86

Commercial Real Property - History

2016 3 100 59.00

2014 4 100 71.73
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Page 1 of 2

05 Blaine PAD 2018 R&O Statistics (Using 2018 Values)
RESIDENTIAL Qualified
Date Range: 10/1/2015 To 9/30/2017  Posted on: 2/20/2018
Number of Sales : 8 MEDIAN : 67 COV: 81.04 95% Median C.I.: 43.47 to 284.43
Total Sales Price : 268,500 WGT. MEAN : 78 STD: 81.94 95% Wgt. Mean C.I. : 43.21 to 112.38
Total Adj. Sales Price : 268,500 MEAN : 101 Avg. Abs. Dev : 48.31 95% Mean C.I. : 32.60 to 169.62
Total Assessed Value : 208,87