2.0/

Measurement of Special Valuation in Sarpy County

In Sarpy County, where special valuation encompasses the entire county, we use a sales-based
measurement approach to project an uninfluenced agricultural land value. Comparable county
sales where agricultural land sells without regard to alternative uses act as “surrogate™ sales. By
measuring Sarpy County’s assessed values against the “surrogate” sale prices, we are provided
an indication of Sarpy County’s level of value. The result is an equalized relationship of assessed
values in agricultural areas that ensures common uninfluenced agricultural land markets are
recognized in special value assessments.

Study of Non-Agricultural Infinence

To establish valid areas of the agricultural land market, we identify the boundaries of
nonagricultural influence stemming from the metropolitan areas. Analyzing sale price changes in
relation to urban proximity measures the degree of influence for land with similar agricultural

features.

Given the recent economic trends, the record increases to agricultural land values and a relatively
flat residential and commercial market, agricultural land values have surpassed the value for
alternative uses in many areas. In effect, agricultural use has become the highest and best use of
land historically influenced by development and other non-agricultural activities. In the state of
Nebraska, counties such as Gage, Otoe, and Scottsbluff have been eliminated from the category
of “fully influenced” in recent years, and their annual methodology confirms the same today.

For 2012, all agricultural land within Cass, Douglas, Lancaster, Saunders, Sarpy, and
Washington was determined to be fully influenced by nonagricultural factors. Analysis for 2013
indicates the nonagricultural influence has diminished to the point where land in Cass, Saunders,
and Washington counties has a highest and best use as agricultural land. Sale price analysis
demonstrates that not only do sale prices diminish as the land moves away from the urban
centers, but sale prices become comparable to uninfluenced neighboring counties with similar
land features.

The results of county-specific market analyses are as follows:

County Loecation Description Median Sale Price/Acre
of Dry land

Washington 4 South townships closest to Omaha Metro $6,827

Washington Middle 3 townships near Blair $5,942

Washington Northeast 2 townships along river $7.427

Washington Northern 8 miles, and Geocode 2367 $4,788

Burt {uninfluenced ) | All County 54,335




County Location Description Median Sale Price/Acre of
Dry land
Cass 4 North township closest to Omaha Metro $4,752
Cass South Eastern 4 Townships (Hwy 75 $4,963
Corridor)
Cass Northwest 4 townships $5,277
Cass | Southern 7 Geocodes $4,102
Otoe (uninfluenced) | All except SE Market area $4,004

County Location Description Median Sale Price/Acre of
Dry land

Saunders Northeast $5,942

Saunders Southeast $5,586

Saunders Todd Valley $6,204

Saunders West $4,549

Butler Right one-fourth $4,108

The areas highlighted for Cass, Saunders, and Washington counties have been determined to be
uninfluenced for 2013 because of the similar per acre range of sale prices and median sale prices
as compared to neighboring counties with similar land features. These areas are included as a
base of sales available to indicate the uninfluenced market value for agricultural land in counties
fully influenced, such as Sarpy County. The map below indicates areas in which the market
value of agricultural land is determined to be influenced in the State.
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Sarpy County Comparable Areas

To determine comparable counties, the following factors and data were considered:

1. General Soil Associations (topography) - indicated by the Major Land Resource Areas
determined by the USDA

2. Productivity - produced by the United States Department of Agriculture (USDA)

3. Cropping Patterns (typical farming practices) - produced by the United States
Department of Agriculture (USDA)

4. Cropland Data Layer - produced by the United States Department of Agriculture (USDA)

5. County Provided Abstracts

6. Proximity to the Subject County — the mileage listed in parentheses should be interpreted
as the distance between that County’s county seat and Sarpy County’s county seat.

Based on the following analysis of these factors, a map was created of sales to use for
comparability purposes and an agricultural analysis followed.

1. General Soil Associations (topography)

The majority of Sarpy County soil is comprised of well drained silty soils formed in loess on
uplands. To a much smaller degree, the county also has excessively drained sandy soils formed :
in alluvium in valleys and eolian sand on uplands in sandhills, and somewhat poorly drained

s0ils formed in alluvium on bottom lands.




This soil composition most closely mirrors Washington County (31 miles) in totality, followed
closely by Cass County (16 miles), which also includes moderately well drained silty soils with
clayey subsoils on uplands in the Southwestern portion of the state.

Burt County (48 miles), just north of Washington County, follows in comparability with a :
similar seil composition, but includes moderately well drained silty soils on uplands and in "
depressions formed in loess along the Western border. Saunders County (35 miles) has the same
general composition as Burt County.




Otoe County (41 miles), Nemaha County (60 miles), and Richardson County (102 miles) have
similar soil compositions to one another. The eastern portion of each county resembles Sarpy
County and is well drained silty soils formed in loess on uplands and somewhat poorly drained
soils formed in alluvium on bottom lands. A large portion of each county’s western half contains
moderately well drained silty soils with clayey subsoils on uplands. Along its Southern border,
Richardson County also contains moderately well drained silty soils on uplands and in

depressions formed in loess.




Worth noting is that the United States Department of Agriculture separates Nebraska into 8
Districts for classification purposes. Per that classification, Sarpy, Washington, Cass, Saunders,
and Dodge counties all lie in the same district. Buri, Otoe, Nemaha, and Richardson counties are
excluded from this district.
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2. Productivity

THE USDA 2012 dryland productivity/corn yield map demonstrates that all counties considered
comparable counties to Sarpy County fall in the same productivity range.
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3. Typical Farming Practices
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Findings:

The most prevalent crops for Sarpy County are corn and soybeans. These crops also comprise a
large portion of the crops produced in the comparable countics. These maps also show clear
distinctions, similar to the county topography maps, of the differences that occur within counties

as to soil associations and crops grown.
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Sarpy

Schedale X : Agriculturaf Records 15y Land Total

76, Frrigared
¥7. Dry Land
T Grass

79, Waste

80, Olrer
21, Exempt
82. Yotaf

Terigated
Dey Land

Burt

Acres
oo

0K
05
000
000
00
888

Acves
1.585.78
23267373
7703297
16.225.7%
Pk
221849

$RTIZAF

Erban
Value
L]

(I A

% of Acres™

0.48%
71000
B3t
185%
006%
0.55%

1O0-00%

Schiednde X 1 Agricubtural Records :3g Land Total

4. Yrrigated
. by Land
T8 Grass

T8 Waste

50. Orker

81. Exempt
&2, Taeal

Ersigated
Doy Land
Grasy
Waste
Other
Exempr

TFotnl

Acres

000
W26
000
0.00
000
0.00
1406

Acres
$G343.05
35457200
3418320
4 314742
13.60421
0.00
9251168

Trlan

Value
0

462160

462,160

%o of Acres

19.15%
63.08%
11.68%
1.42%
$9T%
0.00%

100.00%

SubTrban
Actes Talue
000 ¢
21 43070 35214514
1.066.95 5272836
1.364.02 £36.402
Q42 62
2786 0
1387239 61,623,964
Value
461474
389.898.161
66,537,591
1,421,753
46861
Q
662,719,133
SabUrban
Acres Valne
2.211.00 6,225,005
100211 29 620,420
2.300.85 3027610
33154 32110
$4854 533850
0.00 o
1856348 38,047595
YValue
163,217495
528,330,960
42865310
404.010
11528640
0
TAREE5 315
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Acres
1,585.78

21123294
60.966.0%
14.850.76

20547
2319053
101,249.96

%% of Value~

Q7%
B0.01%
10:04%
0.24%
0.01%
0.60%

100.00%

Rural

Aeres
FER:TELS]

17440973
3189231
181588
1391527
00
2TESSE

%6 of Vatue*
204%
F065%

313%

0.95%

154%
- 0.00%
100.00%

‘alee
4.514,764

534,683,647
§0.264.705
1485351
46,792
2}
65L,098,165

Valae

158,492,400
499.439.380
30.837.700
371900
10,994.190
o
704,155,450

Tatab
Acres
1,585.78

23267373
703297
16,223.79

206.09
2,218.49

INITILIR

Valne
4.614.764

382.808.161
64,337,591
1621733
45,861
¢
662,719,130

Average Assessed Valeer

2910.09
2.535.30
863.75
W05
22138
000
202220

Tatal
Acres
604395

184,572.90
34.183.20
414742
1366421
000
202,618,868

Average Assessed Value?
2.948.00
2.869.06
1,255.99

8741
4367
000
156164

THIES
165,217,495

520 550,060
42865310
404,010
11528040
0
749,565,318




Cass

Sehedule X : Agriculturaf Recerds :Ag Land Total

78 trrigated
¥7. Dry Land
78 Grags
I9. Waste
&0, riher
El. Exempt
§2. Torad

Tivigaced
Dry Land
Grags
Wazte
Other
Exempt

Total

Nemaha

Trlban
Arres Value
0.00 0
2645 65988
17.02 15009
0.00 [}
200 2
.00 ]
4347 82,097
Acres % of Acres™
186025 085%
25685687 83.44%
3837021 12.76%
941,33 0.38%
1603583 0.53%
40.18 201%
300,852.51 130.00%

Schedule X : Agricultural Records :Ag Land Total

7§ Frrignted

1. Dy Land

T8 Grase

6. Waste

80, Other

$1. Exempt
% Toinl

Irrigated
Drv Land
Grass
Whaste
iker
Exempt

Tatal

Acres

000
367.69
14535

019

000

0.00
51413

Acres
749041
18323555
45,162.03
2.630.22
635,53
423.69
137,162.79

Trban
Value

¢
838,785
_181,455

20

¢

¢
1,028,260

#h of Acres*

3.18%
F6.42%
19.04%
111%
0.27%
0.182%

100,00%

SubUrlau
Actes Value
2.7 453450
259634 63.858.165
4.502.21 5814004
o.19 o 1)
£71.54 17.154
676 0
31,1987 68,143,701
Valae
7314408
627,488,396
30105434
405,932
161,358
0
665,625,559
Sabtirban
Acres Yalue
61251 1,985,100
11.25§97 25,190,903
ias 3,743,385
20497 26.535
4570 1,765
331.39 0
1551406 30,850,690
Value
18.093 400
351,423,800
53811010
263,080
30,320
0
462,628,810
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%5 of Valne®
301%
B.61%
142%
0.00%
Q%
0.00%
100.00%

Eunral
Ackes Value
271746 69%0.950
230.897.38 $63.561.243
3345098 24278351
932.16 395,033
1.432.2¢ 144214
ELE ) g
269.430.27 597,358,771
5 of Yalue®
111%
93.27%
4.52%
0907%
0.02%
0.06%
100.0(%
Rueral
Acres YValne
4,826.00 16.208.300
169.608.89 365301110
41,494 82 43393070
2335906 233,523
56983 38.555
9230 ¢
12033850 J30,75T.560

Tatal
Acres Yalne
236025 1314409
156.336.87 G27.488.396
3837021 30,105434
4135 495,952
1.603.53 161,368
40.18
$09.662.51 GO£.625,55%

Average Assessed Yahee
237824
244266

784.60
32685
100.61
&0
221586

Total

Acres
749041

181.235.55
4516108
245022
G33.53
423,60
137,162.79

Average Assesced Values

241264
215873
1,169.52
10092
42.71
0.60
1.950.68

Value
18,093 400

301.423.800
32817910
263080
30,320
¢
462,528,510




Otoe

Sehedule X : Agricultural Records :Ag Land Total

Trban
Actes Value
T6. Tevigated o000 1)
77.DryLard 2108 60,100
78.Grass 0.0F [}
76, Waste 400 [:]
0. 0tlur 000 4
81, Exetnpt 0.00 ¢
83, Totad 2165 40,190
Acres % of Lorves®
Irvignted 425097 121%:
Byw Land 37810 7840
Grass 31644 19.42%
Waste 3A11.82 0.97%
Gither 1000 2.00%:
Exempi 223m 0.06%
Yot $£1,766.95 190.00%
Richardson
Schedule X : Agricuitural Records :Ag Land Total
Trban
Acres Valwe
75. Trrighied £00 3
1. Py Land 100 1
78, Grass 000 ki)
9. Waste 090 0
80, hher 0.00 ¢
81. Exempt 000 0
82. Total D49 L
Acres %5 of Acres™
Tsrigated §,585.78 0.48%
Dry Land 23167373 71.00%
Grav 703287 B5%
Waste £6,223.78 495%
Ocker e Q.05%
Exempi 2.218.49 0.68%
Total 327,721.3% 100.00%

SubUrban
Acres Vakue
21,85 1.648,040
29,230.66 70.306.140
656509 751,060
629.65 §3.040
p¥sg 30
79.51 ¢
37,078.52 78,763,510
Valne
1.81.700
$66.770440
T2621.060
H2000
1000
0
781,573,200
Sublirhan
Arres Valne
00 0
1AW 35,214,514
705896 6,272,886
1.364.02 136402
062 a2
2796 0
2987239 41,823,864
Valoe
461476
580,898,161
86.537.5M
1,621.753
46,361
0
§42,719,130
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Acres

3.620.12
246,496.36
6175135
278217
7
144.40
314,666.73

25 of Valae®
1.51%
88.71%
9.66%
0.05%
0.06%
0.00%
100.00%

Rural

Ranral

Acves

158528
21123294
6996601
14,839.76
205.47
2,190.53
19784996

5 of Value
430%
89.01%
10.04%
0.24%
0.01%

0.00%
100.00%

Valne

10,181,660
396,413,200
§5.570,000
278960
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a
672,744,550

Vakze

4614764
534,683,687
KT

1.485,351

43,799
0

©91,095,266

Total
Acres
425097

275, 77110
6831644
341182
1000
12391
351,744.33

Yalue
11,829,700

656, 7710240
72,621,060
342000
1,000
¢
5L 575,200

Average Assessed Value™

278222
2417.8}
106301
100.24
10009
990
213657

Total
Acyes
158578

B2673.73
7703287
1622378

20609
221849
M272235

Average Assessedt Value

2.910.09
253530
863.75
nrae
060

202220

Wabne
488764

559,598,161
66337591
1621733




Saunders

Schedufe X ¢ Agrictdtuat Records :Ag Land Total

8. Srvigated
‘#¥. Dry Lang
18, Grao

79, Waste

$0. Other
$1. Exempt
81, Tatal

Tesigared
Py Land

Wase
Otlaer
Exempc
Toted

Washington

Acres
800

18,74
000
000
060
0.00
1874

Acres
95,045.97
260,289.72
54.073.67

317439

000
15982.15
41938578

Vrban
YValoe

£
84340

o= S - e

% of Acrs~
$206%
1311%
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£00%.
351%
100.00%

Schrdake & : Agricoltuxal Recorils :Ag Land Total

76 Irrigated
4%. 1y Land
78 Grats

0. Waree

20, Knlier

£3. Exciopc
92 Total

lrzigaeed
Dy Laad
Grass
Tawe
Odur
Exempt

Total

Csban
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400 L
334 07570
000 ]
a00 L
200 500
.00 L]
38314 a4
Aares 2 of Acrer®
11.248.40 32
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¢40.00 030%
I1843.48 100:00%

SubTrban
Acres Value
295150 35,330,560
19.52747 50,848,670
2920.24 2.540.940
Tio 1 165,730
0.0¢ 0
145054 0
1311842 88,205 800
Valoe
332995520
£638.314580
58,504,580
1,436,310
@
0
LOII371,290
Subirhan
Acrez Tajee
106305 371,750
11000 36160405
97300 1062775
15044 10.055
1.4638.13 2201215
.00 0
1532432 43,215,139
Taloe
37184035
SAHG1E
14388750
138400
15,142,610
]
597,338,410

I5

Raral Total
Acres Value Aeres Veloe
8599438 187544950 os5a597 322995520
240.743.58 587.381.570 380.250.22 G38.514.580
5205343 55,763,740 HLLS 38604 580
745327 1.700.780 3130 1430510
008 1] 000 ¢
14.535.21 1 1598245 ¢
386246.59 931.451,050 419.383.75 1.621,371,350
%5 of Valne* Average Ausessed Vilue™
31.62% 330043
62.50% 145232
3% 106603
9.14% i78.18
4.00% 0.00
0.00% 000
160,00 243548
Rrrral Total
Aezvs Yalnr Arres Valxe
10,145.55 33432155 N80 37184035
6286056 404,196,540 ¥74.507.40 530.464,615
122135 13323975 BiIM25 14382750
F014.30 139345 117304 13580
L3016 12938325 &89 13142510 P
640,00 L SH000 ¢ )
19748002 RELOL2 440 H2E43.48 597335410
95 of Valne= Avexage Assessed Ve
6.2% 331246
28 80%% 303822
240% 100053
0.03% 134.93
154% 149312
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Comparable Land
Based on the topography and productivity, sales within the following marked arcas were used in

Sarpy County’s agricultural analysis.
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Sales Used in Analysis of All Counties
Each individual sale used for comparability purposes has been plotted on the following map. A
map of each county with sales plotted follow the overview map.
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Individual Counties Used
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11-09E 11-1%5 11-MHE [ 11-12E 11-19E 11 -1
. JAlvo - $WEEPING WATER
oo $EL e NEHAWK!\%OB 1)01
B 10- . 10-11E | 10-12E - -
' 1éf§,_=1°105 | AVOCA fuxu
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Nemaha County
.42E | O7M3E

Otoe County
TEALLI

g UN'B}'\R‘ ;
03-12§ 08-13E
| RTON

_ 07-11E | 07-12E | O7213E
07-10€ _ TALMAGE
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Richardson County

Saunders County

\ 17-0BE| 17-09
NWOOD |  MORSE BLUFF INGLEWOO
16-05E | 16-06E | 16-07E }16-08E 1g QSEH e
E PRAGUE cdLoN |

gNO T $ ALLE
15-05E" | 15-GBE | 15-07E |15-08E 15-o$95 15-
. $MIEAD YgTAN
J RDWESTON$
14-05E | 14-06E° 14-07E |{14-08E! 14-09E
.o BITHAGA
‘v v | MEMPHIS
: ‘13;0@5 13-06E | 13-07E |13-08E| 8-09E
VALPARAJSO CEREBCO A
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Washington County

ON
18-10E | 18-11E

ARLINGT

Analyses using a constant of 28% increase to Agricultural Land in Sarpy Coun

3LEWOOI

1. Analysis using comparable soil types from Burt, Washington, Saunders, Cass, Otoe

>

Median  64.05% AAD 20.03% Wiigited Dy Grass
Mean 7118% PRD  108.62%]  |Count 22 1 21 0
W/ Mean 65.53% COD 31.28% Median 65.013 66.935% 42.23% %NUM!

2. Analysis using comparable soil types from Burt, Washington, Saunders, Cass, Otoe,
Nemalia, Richardson

Irrigated Dy  Grass

fMedian 67.62% AAD 23.70%

Co 22 17 21 ]
Mean 76.24% PRD 109.68% unt 8 ,
: - — L —
w! Mean 69.51% COD 35.05% Median 6&6.02% 71525 42 8955 HNUNM:
Conclusion:

In Sarpy County, where the total agricultural land use is primarily comprised of dry agricultural
land, the Level of Value (LOV) is based on the dry land median. It is our opinion and
recommendation that the sales of comparable soil associations in the counties of Burt, Cass,
Saunders, Nemaha, Otoe, Richardson and Washington be used as comparable sales to Sarpy
County for 2013.
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