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2014 Commission Summary

for Sarpy County

Residential Real Property - Current

Number of Sales

Total Sales Price

Total Adj. Sales Price

Total Assessed Value

Avg. Adj. Sales Price Avg. Assessed Value

Median

Wgt. Mean

Mean

95% Median C.I

95% Wgt. Mean C.I

95% Mean C.I

96.35 to 96.60

96.41 to 96.77

96.74 to 97.08

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

County % of Records Sold in the Study Period

% of Value Sold in the Study  Period

Average Assessed Value of the Base

 71.74

 9.08

 11.04

$154,010

Residential Real Property - History

Year

2010

2013

2011

Number of Sales LOV

Confidence Interval - Current

Median

2012

 5,570 97 97

 4956

96.91

96.49

96.59

$959,703,808

$960,349,558

$927,606,071

$193,775 $187,168

 96 5,067 96

95.94 96 4,299

 97 96.54 4,105
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2014 Commission Summary

for Sarpy County

Commercial Real Property - Current

Number of Sales

Total Sales Price

Total Adj. Sales Price

Total Assessed Value

Avg. Adj. Sales Price Avg. Assessed Value

Median

Wgt. Mean

Mean

95% Median C.I

95% Wgt. Mean C.I

95% Mean C.I

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

% of Records Sold in the Study Period

% of Value Sold in the Study  Period

Average Assessed Value of the Base

Commercial Real Property - History

Year

2010

Number of Sales LOV

 84

95.48 to 100.00

94.46 to 100.55

93.79 to 99.79

 23.59

 2.99

 2.45

$982,253

Confidence Interval - Current

Median

2011

2012

97 97 271

$70,280,412

$69,548,412

$67,815,925

$827,957 $807,332

96.79

97.78

97.51

97 97 139

 84 97.87 98

2013  96  98 97.55
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2014 Opinions of the Property Tax Administrator

for Sarpy 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 

(2011).  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.

Residential Real 

Property

Commercial Real 

Property

Agricultural Land 

Class Level of Value Quality of Assessment

98

*NEI

96

Does not meet generally accepted mass 

appraisal practices.

Meets generally accepted mass appraisal 

practices.

Meets generally accepted mass appraisal 

practices.

No recommendation.

No recommendation.

No recommendation.

Non-binding recommendation

Does not meet generally accepted mass 

appraisal practices.
64 MrktArea:1; All AG; +13%Special Valuation 

of Agricultural 

Land

**A 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 7th day of April, 2014.

Ruth A. Sorensen

Property Tax Administrator
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2014 Residential Assessment Actions for Sarpy County 

For the current assessment year, Sarpy County (Sarpy) conducted a market analysis of the 

residential parcels in the county. Inspections and reviews are based on the cyclical schedule 

developed by Sarpy as market indication suggests. For the current assessment year, thirty-three 

neighborhoods were inspected. Overall, the appraisers analyze subdivisions and other valuation 

groupings. Inspections consist of a physical visit to each property with a record card copy, 

inspecting all property, and taking pictures. 

There is an ongoing lot value study. As neighborhoods are analyzed, studies are conducted. 

Vacant lot sales analysis is conducted to determine land values for neighborhoods/market areas. 

New depreciation studies are conducted annually and the tables are updated accordingly.  

A new CAMA and tax collection software system is in conversion and is set to go live in 2014. 

All sales were reviewed by Sarpy and a spreadsheet analysis of all sales within the study period 

was completed.  

In addition, all pickup work was completed by Sarpy, as were onsite inspections of new sales and 

any remodeling or new construction. 
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2014 Residential Assessment Survey for Sarpy County

1. Valuation data collection done by:

Staff Appraisers, Data Collectors

List the valuation groupings recognized by the County and describe the unique 

characteristics of each:

2.

Description of unique characteristicsValuation 

Grouping

1 Bellevue Area - military driven community in the eastern portion of the county with a 

consistent flow of sales

2 Gretna Area - located in the western portion of the county just off of Interstate 80. 

Because of its location, new construction projects are a constant.

3 Millard Area - A city located in the suburbs of Omaha and shared with Douglas County

4 Omaha Area - Shared with Douglas County

5 Papillion Area - county seat

6 Springfield Area - located in the eastern portion of the county

7 La Vista Area - A city located in the suburbs of Omaha

8 Recreational/Lake Area - all around the county’s perimeter; IOLL; includes things such 

as sand pits and flood areas

9 Rural Sarpy - located throughout the county

3. List and describe the approach(es) used to estimate the market value of residential 

properties.

Cost approach to value with market transactions used to adjust depreciation tables.

4. If the cost approach is used, does the County develop the depreciation study(ies) based on 

local market information or does the county use the tables provided by the CAMA vendor?

Depreciation tables are based on local market information.

5. Are individual depreciation tables developed for each valuation grouping?

Depreciation tables are developed for the entire County as environmental and physical factors 

equally affect all of the county. Neighborhood sales use economic depreciation.

6. Describe the methodology used to determine the residential lot values?

Sales comparison, allocation, and/or abstraction.
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7. Date of 

Depreciation Tables

Valuation 

Grouping

Date of 

Costing

Date of 

Lot Value Study

1 2013 2012 2013

2 2013 2012 2013

3 2013 2012 2013

4 2013 2012 2013

5 2013 2012 2013

6 2013 2012 2013

7 2013 2012 2013

8 2013 2012 2013

9 2013 2012 2013

Typically, valuation groupings are created by looking for similar characteristics, for example, 

proximity, size, and amenities. Because of its size, this county has the ability to create their 

valuation groupings along city lines.
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2014 Residential Correlation Section 

for Sarpy County 

 
County Overview 

Sarpy County (Sarpy), the oldest settlement in Nebraska, was founded in 1805 and named for 

Peter Sarpy, a French-American fur trading post owner and operator. Sarpy is located in the 

extreme eastern portion of the State of Nebraska (Nebraska). The counties of Cass, Saunders, 

and Douglas, as well as the State of Iowa, abut Sarpy, which has a total area of 239 miles and 

165,853 residents, per the Census Bureau’s Quick Facts, of which 70.8% are homeowners. Since 

the State began monitoring county population growth, Nuckolls has experienced a 4.4% increase 

between 2010’s population of 158,840 and the present. Per the US Census, there are 63,591 

housing units in Sarpy. Towns include Bellevue, Gretna, La Vista, Papillion, and Springfield, 

with Bellevue being the most populous at 50,137. Notable people with connections to Sarpy 

include actress Abbie Cobb and football player Manny Lawson.  

In total, there are 49,381 residential parcels in Sarpy. 

Description of Analysis 

The Department of Revenue Property Assessment Division (State) verifies the instruments used 

to analyze the residential data of every county every year. The two main areas where this occurs 

are a review of the county’s valuation groups and an AVU review.  

A review of Sarpy’s statistical analysis revealed 4,956 residential sales in the 9 valuation 

groupings, a 17% increase in qualified sales from the prior year. This sample is large enough to 

be evaluated for measurement purposes. As has historically been true for Sarpy, the Coefficient 

of Dispersion (COD) for most valuation groupings is under 10.00 and for 7 of the groupings is at 

5.5 or lower. Because both cost tables are updated and new depreciation schedules are calculated 

annually by Sarpy, the sold properties are valued in the same relation as the unsold properties. As 

a result, the dispersion is relatively tightly clustered around the median. Additionally, 

neighborhoods in Sarpy tend to be fairly homogenous, potentially leading to low CODs. The 

stratification by valuation groupings reveals that all groups have sufficient numbers of sales to 

perform measurement on and all are within range. 

The State conducts two review processes annually. The first is a three year cyclical review in 

which thirty-one counties are gauged on their specific assessment practices per annum. This 

review verifies normal measurement trends in an effort to uncover any incongruities. Based on 

the findings of this review, a course of action is adopted. The last cyclical review of Sarpy’s 

actions occurred in 2011 and it was determined at that time that measurement trends were on 

point and that the assessment actions adhered to professionally accepted mass appraisal 

standards.  

Sales Qualification 
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2014 Residential Correlation Section 

for Sarpy County 

 
The second review process is one of the sales verification and qualification procedure in an effort 

to ensure bias does not exist in judgments made. All sales are arms-length transactions unless 

determined otherwise. The county assessor is responsible for the qualification of the sales. To 

qualify sales, the county verifies the sale by authenticating the data relating to a given transaction 

with the buyer, seller, or authorized agent. Data may include the sale price, date of sale, terms of 

sale, terms of financing, and other motivating factors.  

The last review by the State occurred in 2013. This review inspects the non-qualified sales roster 

to ensure that the grounds for disqualifying sales were supported and documented. This review 

also involves an on-site dialogue with the assessor and a consideration of verification 

documentation. The review of Sarpy revealed that no apparent bias existed in the qualification 

determination, and that all arm’s length sales were made available for the measurement of real 

property. 

Equalization and Quality of Assessment 

Sarpy has a cycle of inspection and review in place, utilizing a two-part structure. The inspection 

and review consists of a reappraisal which necessitates a physical inspection of all properties; 

both exterior and interior reviews are conducted as permitted. First, the organized list of 

approximately 240 neighborhoods in the county and when they were last inspected is examined. 

The list is then cross-referenced with the prior year’s statistics looking for areas that warrant an 

inspection in the coming year. This structure allows for a timely, yet flexible, visit to all 

residential parcels in Sarpy. For the current assessment year, all residential parcels in thirty-three 

neighborhoods were inspected and reviewed, amounting to 8,851 residential properties. Based on 

both Sarpy’s commitment to adhering to all statutorily imposed inspection requirements and a 

review of all additional relevant information, the quality of assessment of the residential class 

has been determined to be in compliance with accepted general mass appraisal standards. 

Level of Value 

Based on a review of all available information, the Level of Value for residential property within 

Sarpy is 96% of market value.  
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2014 Commercial Assessment Actions for Sarpy County 

For the current assessment year, Sarpy County (Sarpy) conducted a market analysis of the Sarpy 

conducted a market analysis of the commercial class of property; occupancy codes with 

sufficient sales with levels of value outside the acceptable range were reviewed and adjusted. 

Sarpy reviewed and inspected commercial properties based on the cyclical review schedule. 

Appraisers are responsible for conducting sale review and verification, physical inspections, data 

collection of new building permits, and the overall analysis of subclass inspections. Also, 

depreciation tables are updated with re-appraisal. Ratio studies are performed during the year to 

determine the level of our assessments in individual market areas. This serves as an indicator of 

possible inspection and re-valuation needs in a specific area and with specific occupancy codes. 

Inspections occurred on 402 commercial properties. This consisted of a physical visit to each 

property with a record card copy, inspecting all property, and taking pictures. 

A new CAMA and tax collection software system is in conversion and is set to go live in 2014. 

In addition, all sales were reviewed by Sarpy and a spreadsheet analysis of all sales within the 

study period was completed.  

Finally, all pickup work was completed by Sarpy, as were onsite inspections of new sales and 

any remodeling or new construction. 
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2014 Commercial Assessment Survey for Sarpy County

1. Valuation data collection done by:

Staff Appraisers

List the valuation groupings recognized in the County and describe the unique characteristics 

of each:

2.

Description of unique characteristicsValuation 

Grouping

1 All commercial property in Sarpy County falls within valuation grouping 1.

3. List and describe the approach(es) used to estimate the market value of commercial 

properties.

The income and cost approaches, with more emphasis on the income approach.  Other tools used 

include LoopNet, CoStar, and surveys.

3a. Describe the process used to determine the value of unique commercial properties.

Same as above with the addition of the sales comparison approach, using comparable sales from a 

broad area outside of the County.

4. If the cost approach is used, does the County develop the depreciation study(ies) based on 

local market information or does the county use the tables provided by the CAMA vendor?

While the cost approach is seldom used to establish values, the CAMA vendor tables are used.

5. Are individual depreciation tables developed for each valuation grouping?

Depreciation tables are developed for each occupancy code and are updated as re-appraisal occurs.

6. Describe the methodology used to determine the commercial lot values.

Sales comparison approach, while considering size, shape, location, and zoning.

7. Date of 

Depreciation Tables

Valuation 

Grouping

Date of 

Costing

Date of 

Lot Value Study

1 2013 2013 2013

Within their one valuation grouping, the county separates parcels as detailed in the Marshall & 

Swift occupancy code. Examples include regional shopping center, service garage, and storage 

warehouses.
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2014 Commercial Correlation Section 

for Sarpy County 

 
County Overview 

The majority of the commercial properties located within Sarpy County (Sarpy) are relatively 

equitably spread among five towns. The smaller community markets, while containing 

commercial properties of their own, are also guided by the proximity to the larger towns that 

serve as the area commercial hubs.  

40.6% of the residents living in Sarpy also work in Sarpy. 40,331 people are employed in Sarpy 

(U.S. Census Bureau, Local Employment Dynamics) and, per the Nebraska Department of 

Labor, there is an expected 11.69% job growth decrease in years 2010-2020. Among the top 

employers in Sarpy are Offutt Air Force Base, PayPal, Bellevue Public Schools, Werner 

Enterprises, Papillion-LaVista Schools, InfoGroup Compilation Center, Bellevue University, and 

Ehrling Bergquist Clinic (Nebraska Department of Labor). Sarpy contains 15 grocery stores, 72 

full-service restaurants, and 46 gas stations (city-data.com). Fort Crook Blacksmith Shop is listed 

on the Register of Historic Places, as is the Peter Sarpy Trading Post Site. Points of interest 

include Fontenelle Forest and Ak-Sar-Ben Aquarium. 

In total, there are 3098 nonfarm establishments located in Sarpy, per the 2007 Survey of 

Business Owners, and 2019 commercial parcels. 

Description of Analysis 

The Department of Revenue Property Assessment Division (State) verifies the instruments used 

to analyze the commercial data of every county every year. The two main areas where this 

occurs are a review of the county’s valuation groups and an AVU review.  

A review of Sarpy’s statistical analysis revealed 84 commercial sales, a 14% decrease in 

qualified sales from the prior year. This sample is large enough to be evaluated for measurement 

purposes. Sarpy analyzes the commercial property in the context of geographical location and 

occupancy code groupings and analyzes those groupings annually. The stratification by 

occupancy code valuation groupings reveals 3 codes with large enough samples to measure, 

including multiple residences, storage warehouses, and service repair garages, and all are within 

range, indicating uniformity and proportionality. 

The State conducts two review processes annually. The first is a three year cyclical review in 

which thirty-one counties are gauged on their specific assessment practices per annum. This 

review verifies normal measurement trends in an effort to uncover any incongruities. Based on 

the findings of this review, a course of action is adopted. The last cyclical review of Sarpy’s 

actions occurred in 2012 and it was determined at that time that measurement trends were on 

point and that the assessment actions adhered to professionally accepted mass appraisal 

standards.  
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2014 Commercial Correlation Section 

for Sarpy County 

 
Sales Qualification 

The second review process is one of the sales verification and qualification procedure in an effort 

to ensure bias does not exist in judgments made. All sales are arms-length transactions unless 

determined otherwise. The county assessor is responsible for the qualification of the sales. To 

qualify sales, the county verifies the sale by authenticating the data relating to a given transaction 

with the buyer, seller, or authorized agent. Data may include the sale price, date of sale, terms of 

sale, terms of financing, and other motivating factors.  

The last review by the State occurred in 2013. This review inspects the non-qualified sales roster 

to ensure that the grounds for disqualifying sales were supported and documented. This review 

also involves an on-site dialogue with the assessor and a consideration of verification 

documentation. The review of Sarpy revealed that no apparent bias existed in the qualification 

determination, and that all arm’s length sales were made available for the measurement of real 

property. 

Equalization and Quality of Assessment 

Sarpy has a cycle of inspection and review in place, utilizing a two-part structure. The inspection 

and review consists of a reappraisal which necessitates a physical inspection of all properties; 

both exterior and interior reviews are conducted as permitted. First, the list of occupancy codes 

in the county and when they were last inspected is examined. The list is then cross-referenced 

with the prior year’s statistics looking for areas that warrant an inspection in the coming year. 

This structure allows for a timely, yet flexible, visit to all commercial parcels in Sarpy. For the 

current assessment year, all commercial parcels in 4 occupancy codes were inspected and 

reviewed, amounting to 402 commercial properties. Based on both Sarpy’s commitment to 

adhering to all statutorily imposed inspection requirements and a review of all additional relevant 

information, the quality of assessment of the commercial class has been determined to be in 

compliance with accepted general mass appraisal standards. 

Because Sarpy applies assessment practices to the sold and unsold parcels in a similar manner 

and updates the costing year every assessment year, the median ratio calculated from the sales 

file appears to represent the level of value for the commercial class of property. 

Level of Value 

Based on a review of all available information, the Level of Value for commercial property 

within Sarpy is 98% of market value.  
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2014 Agricultural Assessment Actions for Sarpy County 

Sarpy County (Sarpy) performed a market analysis for the agricultural land class of property to 

determine market value. While special value, influence, and its subsequent impact on Sarpy is 

discussed further in the agricultural correlation section for purposes of assessment it is key to 

note that all agricultural land sales with Sarpy are influenced by non-agricultural factors. 

Therefore agricultural land sales arising within Sarpy are not representative of the market value 

of the land, As a result, Sarpy analyzed uninfluenced agricultural land sales in comparable 

counties to determine accurate agricultural market value, thus providing a baseline from which to 

measure the irrigated, dry, and grass land special values in Sarpy. For 2014, the sales in the 

counties of Burt, Cass, Nemaha, Otoe, Richardson, Saunders and Washington were utilized in a 

ratio study. Indicators calculated from those ratios were examined in terms of majority land use, 

then employed to develop the 2014 schedule of special values for agricultural land.  

Sarpy’s review of parcels receiving or seeking special value is ongoing. The predominant use of 

each parcel must be evaluated to confirm its agricultural or horticultural uses.  

Additionally, Sarpy continues to update land use in the agricultural class. To do so, Sarpy utilizes 

GIS imagery, FSA maps, and physical inspections.  

Due to limited resources, inspections have been concentrated in residential and commercial to 

ensure those two areas have been fully inspected in a timely manner. As a result, Sarpy continues 

in their multi-year effort at inspecting all rural property by section and township 

Finally, all agricultural land in Sarpy was updated with the values, as set. 
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2014 Agricultural Assessment Survey for Sarpy County

1. Valuation data collection done by:

Staff Appraiser

List each market area, and describe the location and the specific characteristics that make 

each unique.

2.

Description of unique characteristicsMarket

Area

One County market exists for agricultural special valuation

Agricultural parcels greater than 20 acres

Agricultural parcels within ALPR market area, which represents market value

Agricultural parcels with high density development certainty, and along major corridors

Agricultural parcels with floodway impact

Agricultural parcels with a commercial or industrial component

Agricultural parcels less than 20 acres

3. Describe the process used to determine and monitor market areas.

The County analyzes sales and market conditions. Title 350, Chapter 50-001.18

4. Describe the process used to identify rural residential land and recreational land in the 

county apart from agricultural land.

1. Parcel use is identified

2. Based on use, market area is identified

3. Conduct sales and market analysis

4. Apply valuation

5. Do farm home sites carry the same value as rural residential home sites?  If not, what are 

the market differences?

After analyzing the rural residential home sites and the farm home site separately, it was 

concluded that there was no difference between the two.

6. Describe the process used to identify and monitor the influence of non-agricultural 

characteristics.

1-Agricultural land characteristics are soil type and land use.

2-Non-agricultural land is based on significant characteristics within the market. Examples of 

items considered: parcel use, parcel type, location, geographic characteristics, zoning, city size, 

etc.

7. Have special valuation applications been filed in the county?  If a value difference is 

recognized describe the process used to develop the uninfluenced value.

Yes. Special valuation values are considerably less than market values.

8. If applicable, describe the process used to develop assessed values for parcels enrolled in 

the Wetland Reserve Program.

The market value for the location in which the parcel resides, is applied to the subject property.
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2 3 4 5 6 7 8 9 10 11 12

Mkt 

Area
1A1 1A 2A1 2A 3A1 3A 4A1 4A

WEIGHTED 

AVG IRR

1 5,428   5,267   4,888    4,500   4,230   4,000   3,240   2,800   4,606

2 5,375   5,350   N/A 4,725   4,336   4,450   3,575   2,775   4,960

54 5,760   5,570   4,900    4,900   4,140   4,140   3,760   3,760   5,163

1 4,425   4,425   4,425    4,425   4,425   4,425   4,425   4,425   4,425

8300 5,540   5,130   5,000    4,900   4,800   4,700   4,650   4,600   4,929

8000 4,700   4,700   4,500    4,000   3,400   3,200   3,000   2,800   3,917

3 5,800   5,607   5,408    4,950   4,800   4,500   3,618   3,400   4,842

50 4,560   4,455   3,973    4,055   3,908   3,860   2,765   2,670   3,982

1 5,450   5,315   4,915    4,475   4,340   3,935   3,055   2,540   4,680
1 13 14 15 16 17 18 19 20 21

Mkt 

Area
1D1 1D 2D1 2D 3D1 3D 4D1 4D

WEIGHTED 

AVG DRY

1 5,000 4,850 4,510 4,140 3,900 3,690 2,990 2,580 4,141

2 5,350 5,325 4,850 4,675 4,442 4,424 3,550 2,725 4,741

54 4,340 4,300 4,130 3,720 3,550 3,550 3,560 2,980 3,928

1 4,346 4,348 4,350 4,350 4,350 4,347 4,348 4,350 4,348

8300 4,487 4,350 3,649 3,060 2,900 2,800 2,700 2,500 3,167

8000 4,100 4,100 3,900 3,600 3,300 3,200 3,000 2,700 3,490

3 5,315 5,108 4,918 4,560 4,409 4,112 3,265 3,065 4,105

50 3,917 3,835 3,528 3,525 3,398 3,320 2,439 2,320 3,386

1 5,230 5,135 4,830 4,185 3,925 3,850 2,965 2,235 4,413
22 23 24 25 26 27 28 29 30

Mkt 

Area
1G1 1G 2G1 2G 3G1 3G 4G1 4G

WEIGHTED 

AVG GRASS

1 2,040 1,970 1,840 1,680 1,580 1,490 1,200 1,050 1,514

2 2,192 2,125 2,422 1,611 1,898 1,769 1,816 1,531 1,832

54 1,770 1,770 1,500 1,500 1,460 1,460 1,340 1,340 1,496

1 2,400 2,400 2,400 2,400 2,400 2,399 2,400 2,400 2,400

8300 1,101 1,652 1,386 1,585 1,720 1,258 1,210 931 1,218

8000 1,682 1,924 1,669 1,926 1,815 1,657 1,488 1,051 1,607

3 1,715 1,436 2,307 1,963 2,029 1,530 1,443 1,059 1,698

50 1,112 1,262 981 1,192 1,191 1,123 1,063 839 1,045

1 2,162 2,149 1,947 1,545 3,214 1,526 1,759 1,525 1,844

Source:  2014 Abstract of Assessment, Form 45, Schedule IX

Sarpy County 2014 Average Acre Value Comparison

Washington

Nemaha

Otoe

County

Sarpy

Burt

Richardson

Saunders

Richardson

County

Sarpy

Washington

Washington

Burt

Cass

Douglas

Nemaha

Otoe

Saunders

County

Sarpy

Burt

Cass

Douglas

Douglas

Nemaha

Otoe

Saunders

Richardson

Cass

 
County 77 - Page 21



 
County 77 - Page 22



2014 Agricultural Correlation Section 

for Sarpy County 

 
County Overview 

Sarpy County (Sarpy) is a county with a 71% dry land majority composition that lies in the 

eastern half of the State of Nebraska (Nebraska). It falls within both the Lower Platte South and 

Papio-Missouri River Natural Resource Districts (NRD), which saw 1 water application and 70 

new wells in Sarpy for the current assessment year, bringing their total well count to 2,316 (DNR 

Monthly Apps). Per the most recent United States Department of Agriculture (USDA) Census of 

Agriculture, there are 360 farms in Sarpy, totaling 100,835 acres. When weighed against the rest 

of Nebraska, Sarpy ranks second for sod harvested, third in nursery, greenhouse, floriculture and 

sod, fourth in duck production, and sixth in fruits, tree nuts, and berry production, respectively. 

Row crop production remains the predominant agricultural use in Sarpy. 

Description of Analysis 

Given the agricultural trends of the last several years across the state, 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 once considered “fully influenced” have 

been eliminated from that category, and their annual methodology confirms the correctness of 

that movement.   

Sale price analysis continues to demonstrate 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. For 2014, all agricultural land within the 

counties of Douglas, Lancaster, and Sarpy were determined to be completely influenced by non-

agricultural factors, the only counties fully influenced by nonagricultural factors, whereas land in 

the remaining counties had a highest and best use as agricultural land. Therefore, measurement is 

not conducted on the influenced valuation for agricultural land since deficient sales information 

exists.   

The special valuation in Sarpy was analyzed by the Property Assessment Division (the State) 

using assessment-to-sales ratios developed with sales data from uninfluenced areas considered 

comparable to Sarpy. Income rental rates, production factors, topography, typical farming 

practices, proximity, and other factors were considered to determine general areas of 

comparability. 230 sales from uninfluenced areas comprised of similar soil types were used from 

the counties of Burt, Cass, Nemaha, Otoe, Richardson, Saunders, and Washington, to serve as 

Sarpy’s “surrogate” sales.   

The 2014 assessed values established by Sarpy were measured against the surrogate sales from 

comparable counties. For the current assessment year, Sarpy’s agricultural value increases 

amounted to a 16% increase to irrigated, a 17% increase to dry, and a 5% increase to grass. The 
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2014 Agricultural Correlation Section 

for Sarpy County 

 
results of the ratio study analysis indicated that Sarpy failed to meet the acceptable overall level 

of value range of 69-75, as evidenced by the following chart: 

Median 64.43% AAD 18.18% 

Mean 67.76% PRD 107.64% 

Weighted Mean 62.95% COD 28.21% 

 

Sales Qualification 

Because special valuation encompasses Sarpy, Sarpy’s agricultural sales are not examined for 

qualification.  

Equalization and Quality of Assessment 

Because Sarpy failed to achieve an appropriate level in the measurement by the State, continuing 

on to the step of arraying Sarpy’s weighted average assessed values with comparative counties 

becomes a debatable one. However, the State did take the step in an attempt to see how the 

county compared in rank to comparable counties. The results demonstrated that the values are 

reasonably similar in how each land use compares to the comparative counties and that no one 

land use category shows itself to be the sole reason for Sarpy’s level of value measurement 

deficiency.  

Assessment practices are not considered to be in compliance with professionally accepted mass 

appraisal practices in Sarpy.   

Special Valuation 

Based on a correlation of all available information, the level of value for agricultural land 

receiving special valuation in Sarpy is determined to be 64%. 

Recommendation 

The recommendation of the Property Tax Administrator is to increase all agricultural land 13% 

in Sarpy County to bring the overall level of value to the midpoint of the acceptable range. The 

resulting values would ensure that irrigated, dry, and grass land values continued to be 

reasonably similar in how each compares to the comparative counties. 
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Number of Sales :

Total Sales Price :

Total Adj. Sales Price :

Total Assessed Value :

Avg. Adj. Sales Price :

Avg. Assessed Value :

MEDIAN :

WGT. MEAN :

MEAN :

COD :

PRD :

COV :

STD :

Avg. Abs. Dev :

MAX Sales Ratio :

MIN Sales Ratio :

95% Median C.I. :

95% Wgt. Mean C.I. :

95% Mean C.I. :

4,956

959,703,808

960,349,558

927,606,071

193,775

187,168

04.56

100.33

06.36

06.16

04.40

160.62

32.55

96.35 to 96.60

96.41 to 96.77

96.74 to 97.08

Printed:3/28/2014  11:15:45AM

Qualified

PAD 2014 R&O Statistics (Using 2014 Values)Sarpy77

Date Range: 10/1/2011 To 9/30/2013      Posted on: 1/1/2014

 96

 97

 97

RESIDENTIAL

Page 1 of 2

Avg. Adj.

RANGE Assd. ValSale Price95%_Median_C.I.MAXMINPRDCODWGT.MEANMEANMEDIANCOUNT

Avg.DATE OF SALE *

_____Qrtrs_____

01-OCT-11 To 31-DEC-11 415 97.60 98.40 97.97 04.72 100.44 75.46 127.79 97.08 to 98.40 184,831 181,086

01-JAN-12 To 31-MAR-12 383 98.49 98.80 98.76 04.63 100.04 32.55 121.32 97.92 to 98.94 184,145 181,867

01-APR-12 To 30-JUN-12 711 97.01 97.22 96.96 04.10 100.27 59.07 121.05 96.68 to 97.41 191,131 185,323

01-JUL-12 To 30-SEP-12 681 96.65 97.33 97.19 04.09 100.14 76.42 160.62 96.41 to 97.11 197,611 192,059

01-OCT-12 To 31-DEC-12 542 97.25 97.96 97.55 04.42 100.42 84.46 151.44 96.62 to 97.89 194,630 189,864

01-JAN-13 To 31-MAR-13 472 96.79 97.73 97.17 05.04 100.58 78.62 125.64 96.39 to 97.41 193,595 188,121

01-APR-13 To 30-JUN-13 900 95.42 95.65 95.32 04.36 100.35 67.39 127.26 95.09 to 95.71 197,837 188,578

01-JUL-13 To 30-SEP-13 852 94.54 94.92 94.69 04.55 100.24 68.56 132.56 94.15 to 94.89 196,866 186,413

_____Study Yrs_____

01-OCT-11 To 30-SEP-12 2,190 97.30 97.76 97.53 04.35 100.24 32.55 160.62 97.02 to 97.56 190,730 186,010

01-OCT-12 To 30-SEP-13 2,766 95.78 96.23 95.87 04.65 100.38 67.39 151.44 95.57 to 96.04 196,186 188,085

_____Calendar Yrs_____

01-JAN-12 To 31-DEC-12 2,317 97.22 97.69 97.45 04.29 100.25 32.55 160.62 96.94 to 97.45 192,699 187,794

_____ALL_____ 4,956 96.49 96.91 96.59 04.56 100.33 32.55 160.62 96.35 to 96.60 193,775 187,168

Avg. Adj.

RANGE Assd. ValSale Price95%_Median_C.I.MAXMINPRDCODWGT.MEANMEANMEDIANCOUNT

Avg.VALUATION GROUPING

01 1,178 96.44 96.99 96.68 05.08 100.32 66.08 127.79 96.05 to 96.72 167,817 162,248

02 577 96.56 96.96 96.55 04.23 100.42 76.90 121.05 96.27 to 97.01 231,254 223,280

03 1,123 96.60 97.14 96.96 04.34 100.19 82.75 121.60 96.32 to 96.94 181,687 176,164

04 247 96.54 97.49 96.99 04.89 100.52 83.40 160.62 96.16 to 97.39 132,847 128,855

05 1,288 96.39 96.63 96.39 04.14 100.25 77.59 124.05 96.11 to 96.64 220,554 212,595

06 66 96.53 96.37 96.01 04.14 100.37 83.79 114.18 94.37 to 98.09 165,805 159,197

07 389 96.34 96.79 96.31 04.31 100.50 81.12 119.70 95.72 to 96.78 191,605 184,531

08 68 96.16 95.65 96.41 09.00 99.21 32.55 151.44 94.84 to 97.01 208,930 201,437

09 20 95.21 95.81 94.82 10.57 101.04 75.91 119.62 84.47 to 105.39 431,118 408,789

_____ALL_____ 4,956 96.49 96.91 96.59 04.56 100.33 32.55 160.62 96.35 to 96.60 193,775 187,168

Avg. Adj.

RANGE Assd. ValSale Price95%_Median_C.I.MAXMINPRDCODWGT.MEANMEANMEDIANCOUNT

Avg.PROPERTY TYPE *

01 4,940 96.50 96.93 96.59 04.52 100.35 66.08 160.62 96.35 to 96.61 194,310 187,690

06 13 94.30 86.25 84.83 18.59 101.67 32.55 127.64 67.39 to 102.33 23,800 20,190

07 3 94.75 97.02 103.75 07.65 93.51 87.27 109.03 N/A 50,000 51,874

_____ALL_____ 4,956 96.49 96.91 96.59 04.56 100.33 32.55 160.62 96.35 to 96.60 193,775 187,168
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Number of Sales :

Total Sales Price :

Total Adj. Sales Price :

Total Assessed Value :

Avg. Adj. Sales Price :

Avg. Assessed Value :

MEDIAN :

WGT. MEAN :

MEAN :

COD :

PRD :

COV :

STD :

Avg. Abs. Dev :

MAX Sales Ratio :

MIN Sales Ratio :

95% Median C.I. :

95% Wgt. Mean C.I. :

95% Mean C.I. :

4,956

959,703,808

960,349,558

927,606,071

193,775

187,168

04.56

100.33

06.36

06.16

04.40

160.62

32.55

96.35 to 96.60

96.41 to 96.77

96.74 to 97.08

Printed:3/28/2014  11:15:45AM

Qualified

PAD 2014 R&O Statistics (Using 2014 Values)Sarpy77

Date Range: 10/1/2011 To 9/30/2013      Posted on: 1/1/2014

 96

 97

 97

RESIDENTIAL

Page 2 of 2

Avg. Adj.

RANGE Assd. ValSale Price95%_Median_C.I.MAXMINPRDCODWGT.MEANMEANMEDIANCOUNT

Avg.SALE PRICE *

_____Low $ Ranges_____

    Less Than    5,000 1 32.55 32.55 32.55 00.00 100.00 32.55 32.55 N/A 2,000 651

    Less Than   15,000 3 127.64 95.99 118.75 24.87 80.83 32.55 127.79 N/A 7,050 8,372

    Less Than   30,000 13 94.75 92.88 94.41 15.32 98.38 32.55 127.79 84.56 to 102.33 18,965 17,906

__Ranges Excl. Low $__

  Greater Than   4,999 4,955 96.49 96.92 96.59 04.55 100.34 59.07 160.62 96.35 to 96.60 193,814 187,206

  Greater Than  14,999 4,953 96.49 96.91 96.59 04.54 100.33 59.07 160.62 96.35 to 96.60 193,888 187,277

  Greater Than  29,999 4,943 96.50 96.92 96.59 04.53 100.34 59.07 160.62 96.35 to 96.61 194,235 187,613

__Incremental Ranges__

       0  TO     4,999 1 32.55 32.55 32.55 00.00 100.00 32.55 32.55 N/A 2,000 651

   5,000  TO    14,999 2 127.72 127.72 127.75 00.06 99.98 127.64 127.79 N/A 9,575 12,232

  15,000  TO    29,999 10 94.74 91.95 92.13 06.41 99.80 68.56 102.33 84.56 to 102.01 22,540 20,766

  30,000  TO    59,999 17 104.66 103.73 103.94 17.04 99.80 59.07 160.62 87.44 to 122.16 48,200 50,098

  60,000  TO    99,999 229 97.86 99.13 99.03 07.52 100.10 78.62 151.44 96.91 to 99.44 86,548 85,710

 100,000  TO   149,999 1,495 96.75 97.41 97.30 04.36 100.11 66.08 127.26 96.52 to 97.04 128,266 124,802

 150,000  TO   249,999 2,207 96.35 96.65 96.62 04.19 100.03 76.42 122.37 96.16 to 96.51 194,807 188,223

 250,000  TO   499,999 977 96.05 96.18 96.08 04.47 100.10 76.90 121.05 95.70 to 96.53 314,350 302,017

 500,000  TO   999,999 17 94.89 94.97 94.67 05.71 100.32 84.89 106.68 88.68 to 100.69 549,922 520,593

1,000,000 + 1 75.91 75.91 75.91 00.00 100.00 75.91 75.91 N/A 1,300,000 986,830

_____ALL_____ 4,956 96.49 96.91 96.59 04.56 100.33 32.55 160.62 96.35 to 96.60 193,775 187,168
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Number of Sales :

Total Sales Price :

Total Adj. Sales Price :

Total Assessed Value :

Avg. Adj. Sales Price :

Avg. Assessed Value :

MEDIAN :

WGT. MEAN :

MEAN :

COD :

PRD :

COV :

STD :

Avg. Abs. Dev :

MAX Sales Ratio :

MIN Sales Ratio :

95% Median C.I. :

95% Wgt. Mean C.I. :

95% Mean C.I. :

84

70,280,412

69,548,412

67,815,925

827,957

807,332

09.00

99.26

14.51

14.04

08.80

161.76

45.00

95.48 to 100.00

94.46 to 100.55

93.79 to 99.79

Printed:3/28/2014  11:15:46AM

Qualified

PAD 2014 R&O Statistics (Using 2014 Values)Sarpy77

Date Range: 10/1/2010 To 9/30/2013      Posted on: 1/1/2014

 98

 98

 97

COMMERCIAL

Page 1 of 3

Avg. Adj.

RANGE Assd. ValSale Price95%_Median_C.I.MAXMINPRDCODWGT.MEANMEANMEDIANCOUNT

Avg.DATE OF SALE *

_____Qrtrs_____

01-OCT-10 To 31-DEC-10 5 94.40 97.70 95.17 04.87 102.66 92.00 108.57 N/A 974,000 927,000

01-JAN-11 To 31-MAR-11 2 92.29 92.29 95.42 14.06 96.72 79.31 105.26 N/A 382,500 365,000

01-APR-11 To 30-JUN-11 4 99.96 97.68 100.73 11.87 96.97 72.27 118.52 N/A 2,095,313 2,110,649

01-JUL-11 To 30-SEP-11 7 98.11 95.04 94.80 13.42 100.25 45.00 120.69 45.00 to 120.69 1,696,029 1,607,857

01-OCT-11 To 31-DEC-11 10 96.95 97.85 103.67 07.13 94.39 86.34 114.87 90.00 to 108.19 961,301 996,569

01-JAN-12 To 31-MAR-12 6 95.86 97.26 98.08 04.15 99.16 90.41 107.46 90.41 to 107.46 1,105,417 1,084,167

01-APR-12 To 30-JUN-12 10 95.67 92.76 94.31 06.83 98.36 69.34 104.39 80.13 to 101.41 740,226 698,113

01-JUL-12 To 30-SEP-12 8 100.00 95.23 94.14 05.14 101.16 81.76 101.49 81.76 to 101.49 752,213 708,150

01-OCT-12 To 31-DEC-12 7 98.67 93.23 93.89 13.24 99.30 63.49 114.00 63.49 to 114.00 359,070 337,143

01-JAN-13 To 31-MAR-13 5 98.98 101.13 99.39 05.97 101.75 93.33 114.89 N/A 329,000 327,000

01-APR-13 To 30-JUN-13 10 100.00 103.52 98.24 09.35 105.37 88.89 161.76 90.57 to 101.61 698,700 686,400

01-JUL-13 To 30-SEP-13 10 98.41 95.62 97.48 10.64 98.09 63.41 116.00 79.20 to 110.71 284,900 277,731

_____Study Yrs_____

01-OCT-10 To 30-SEP-11 18 98.73 96.06 96.81 10.97 99.23 45.00 120.69 93.55 to 105.26 1,438,247 1,392,367

01-OCT-11 To 30-SEP-12 34 96.50 95.63 98.15 06.34 97.43 69.34 114.87 93.85 to 100.00 872,514 856,383

01-OCT-12 To 30-SEP-13 32 99.92 98.42 97.44 10.07 101.01 63.41 161.76 93.33 to 101.61 437,328 426,135

_____Calendar Yrs_____

01-JAN-11 To 31-DEC-11 23 98.11 96.48 99.22 10.60 97.24 45.00 120.69 91.43 to 103.62 1,331,803 1,321,447

01-JAN-12 To 31-DEC-12 31 96.26 94.37 95.33 07.76 98.99 63.49 114.00 93.85 to 100.00 727,934 693,914

_____ALL_____ 84 97.78 96.79 97.51 09.00 99.26 45.00 161.76 95.48 to 100.00 827,957 807,332

Avg. Adj.

RANGE Assd. ValSale Price95%_Median_C.I.MAXMINPRDCODWGT.MEANMEANMEDIANCOUNT

Avg.VALUATION GROUPING

01 84 97.78 96.79 97.51 09.00 99.26 45.00 161.76 95.48 to 100.00 827,957 807,332

_____ALL_____ 84 97.78 96.79 97.51 09.00 99.26 45.00 161.76 95.48 to 100.00 827,957 807,332

Avg. Adj.

RANGE Assd. ValSale Price95%_Median_C.I.MAXMINPRDCODWGT.MEANMEANMEDIANCOUNT

Avg.PROPERTY TYPE *

02 12 96.03 95.98 99.95 06.28 96.03 84.75 109.43 90.00 to 100.97 661,417 661,066

03 50 100.00 98.81 97.35 08.86 101.50 63.41 161.76 96.24 to 100.00 654,511 637,141

04 22 96.06 92.63 97.02 09.80 95.48 45.00 114.87 90.20 to 100.00 1,312,993 1,273,914

_____ALL_____ 84 97.78 96.79 97.51 09.00 99.26 45.00 161.76 95.48 to 100.00 827,957 807,332
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Number of Sales :

Total Sales Price :

Total Adj. Sales Price :

Total Assessed Value :

Avg. Adj. Sales Price :

Avg. Assessed Value :

MEDIAN :

WGT. MEAN :

MEAN :

COD :

PRD :

COV :

STD :

Avg. Abs. Dev :

MAX Sales Ratio :

MIN Sales Ratio :

95% Median C.I. :

95% Wgt. Mean C.I. :

95% Mean C.I. :

84

70,280,412

69,548,412

67,815,925

827,957

807,332

09.00

99.26

14.51

14.04

08.80

161.76

45.00

95.48 to 100.00

94.46 to 100.55

93.79 to 99.79

Printed:3/28/2014  11:15:46AM

Qualified

PAD 2014 R&O Statistics (Using 2014 Values)Sarpy77

Date Range: 10/1/2010 To 9/30/2013      Posted on: 1/1/2014

 98

 98

 97

COMMERCIAL

Page 2 of 3

Avg. Adj.

RANGE Assd. ValSale Price95%_Median_C.I.MAXMINPRDCODWGT.MEANMEANMEDIANCOUNT

Avg.SALE PRICE *

_____Low $ Ranges_____

    Less Than    5,000 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

    Less Than   15,000 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

    Less Than   30,000 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

__Ranges Excl. Low $__

  Greater Than   4,999 84 97.78 96.79 97.51 09.00 99.26 45.00 161.76 95.48 to 100.00 827,957 807,332

  Greater Than  14,999 84 97.78 96.79 97.51 09.00 99.26 45.00 161.76 95.48 to 100.00 827,957 807,332

  Greater Than  29,999 84 97.78 96.79 97.51 09.00 99.26 45.00 161.76 95.48 to 100.00 827,957 807,332

__Incremental Ranges__

       0  TO     4,999 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

   5,000  TO    14,999 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

  15,000  TO    29,999 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

  30,000  TO    59,999 2 100.00 100.00 100.00 00.00 100.00 100.00 100.00 N/A 53,500 53,500

  60,000  TO    99,999 4 98.72 102.61 103.14 07.84 99.49 92.31 120.69 N/A 83,625 86,250

 100,000  TO   149,999 5 100.00 93.84 93.68 06.16 100.17 69.34 100.00 N/A 133,600 125,158

 150,000  TO   249,999 15 93.94 90.82 90.64 11.89 100.20 63.41 114.89 79.20 to 101.49 182,717 165,608

 250,000  TO   499,999 22 99.49 101.21 101.10 09.56 100.11 79.31 161.76 93.33 to 104.68 329,789 333,409

 500,000  TO   999,999 14 95.50 93.70 92.28 10.27 101.54 45.00 118.52 90.20 to 103.87 642,818 593,214

1,000,000 + 22 99.45 97.72 98.32 06.16 99.39 80.13 114.87 94.40 to 101.41 2,247,426 2,209,728

_____ALL_____ 84 97.78 96.79 97.51 09.00 99.26 45.00 161.76 95.48 to 100.00 827,957 807,332
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Number of Sales :

Total Sales Price :

Total Adj. Sales Price :

Total Assessed Value :

Avg. Adj. Sales Price :

Avg. Assessed Value :

MEDIAN :

WGT. MEAN :

MEAN :

COD :

PRD :

COV :

STD :

Avg. Abs. Dev :

MAX Sales Ratio :

MIN Sales Ratio :

95% Median C.I. :

95% Wgt. Mean C.I. :

95% Mean C.I. :

84

70,280,412

69,548,412

67,815,925

827,957

807,332

09.00

99.26

14.51

14.04

08.80

161.76

45.00

95.48 to 100.00

94.46 to 100.55

93.79 to 99.79

Printed:3/28/2014  11:15:46AM

Qualified

PAD 2014 R&O Statistics (Using 2014 Values)Sarpy77

Date Range: 10/1/2010 To 9/30/2013      Posted on: 1/1/2014

 98

 98

 97

COMMERCIAL

Page 3 of 3

Avg. Adj.

RANGE Assd. ValSale Price95%_Median_C.I.MAXMINPRDCODWGT.MEANMEANMEDIANCOUNT

Avg.OCCUPANCY CODE

304 1 118.52 118.52 118.52 00.00 100.00 118.52 118.52 N/A 506,250 600,000

306 1 80.65 80.65 80.65 00.00 100.00 80.65 80.65 N/A 620,000 500,000

344 7 100.00 97.70 99.04 09.01 98.65 63.41 114.89 63.41 to 114.89 485,357 480,714

349 2 100.29 100.29 100.56 00.29 99.73 100.00 100.58 N/A 3,328,750 3,347,500

350 2 97.77 97.77 100.00 05.58 97.77 92.31 103.23 N/A 110,000 110,000

352 15 93.94 94.51 99.11 07.13 95.36 72.27 109.43 90.00 to 100.00 571,800 566,692

353 8 100.81 102.99 103.21 04.46 99.79 96.97 114.00 96.97 to 114.00 393,263 405,875

406 10 96.95 96.67 91.89 08.09 105.20 79.31 120.69 86.34 to 104.68 509,935 468,591

407 2 105.75 105.75 102.95 08.62 102.72 96.63 114.87 N/A 6,121,900 6,302,391

410 1 94.40 94.40 94.40 00.00 100.00 94.40 94.40 N/A 2,500,000 2,360,000

412 3 100.00 96.11 89.34 09.35 107.58 80.13 108.19 N/A 837,667 748,333

419 2 95.06 95.06 94.92 00.81 100.15 94.29 95.83 N/A 295,000 280,000

426 2 130.37 130.37 124.70 24.08 104.55 98.98 161.76 N/A 415,000 517,500

442 1 98.67 98.67 98.67 00.00 100.00 98.67 98.67 N/A 750,000 740,000

444 2 100.00 100.00 100.00 00.00 100.00 100.00 100.00 N/A 100,000 100,000

446 1 96.26 96.26 96.26 00.00 100.00 96.26 96.26 N/A 1,589,461 1,530,000

453 5 91.43 84.84 79.03 13.64 107.35 45.00 105.26 N/A 496,000 392,000

455 1 103.87 103.87 103.87 00.00 100.00 103.87 103.87 N/A 568,000 590,000

470 2 86.88 86.88 86.45 05.89 100.50 81.76 92.00 N/A 1,365,000 1,180,000

494 4 97.74 97.96 96.78 05.90 101.22 88.89 107.46 N/A 1,571,925 1,521,300

528 10 94.55 91.79 96.14 12.52 95.48 63.49 116.00 69.34 to 104.00 427,775 411,265

531 1 95.08 95.08 95.08 00.00 100.00 95.08 95.08 N/A 305,000 290,000

594 1 96.24 96.24 96.24 00.00 100.00 96.24 96.24 N/A 3,460,000 3,330,000

_____ALL_____ 84 97.78 96.79 97.51 09.00 99.26 45.00 161.76 95.48 to 100.00 827,957 807,332
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Number of Sales :

Total Sales Price :

Total Adj. Sales Price :

Total Assessed Value :

Avg. Adj. Sales Price :

Avg. Assessed Value :

MEDIAN :

WGT. MEAN :

MEAN :

COD :

PRD :

COV :

STD :

Avg. Abs. Dev :

MAX Sales Ratio :

MIN Sales Ratio :

95% Median C.I. :

95% Wgt. Mean C.I. :

95% Mean C.I. :

2

660,750

660,750

2

330,375

1

00.00

00.00

00.00

00.00

00.00

00.00

00.00

N/A

N/A

.00 to .00

Printed:3/28/2014  11:15:46AM

Qualified

PAD 2014 R&O Statistics (Using 2014 Values)Sarpy77

Date Range: 10/1/2010 To 9/30/2013      Posted on: 1/1/2014

 0

 0

 0

AGRICULTURAL LAND

Page 1 of 1

Avg. Adj.

RANGE Assd. ValSale Price95%_Median_C.I.MAXMINPRDCODWGT.MEANMEANMEDIANCOUNT

Avg.DATE OF SALE *

_____Qrtrs_____

01-OCT-10 To 31-DEC-10 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

01-JAN-11 To 31-MAR-11 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

01-APR-11 To 30-JUN-11 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

01-JUL-11 To 30-SEP-11 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

01-OCT-11 To 31-DEC-11 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

01-JAN-12 To 31-MAR-12 1 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 280,000 1

01-APR-12 To 30-JUN-12 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

01-JUL-12 To 30-SEP-12 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

01-OCT-12 To 31-DEC-12 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

01-JAN-13 To 31-MAR-13 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

01-APR-13 To 30-JUN-13 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

01-JUL-13 To 30-SEP-13 1 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 380,750 1

_____Study Yrs_____

01-OCT-10 To 30-SEP-11 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

01-OCT-11 To 30-SEP-12 1 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 280,000 1

01-OCT-12 To 30-SEP-13 1 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 380,750 1

_____Calendar Yrs_____

01-JAN-11 To 31-DEC-11 0 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 0 0

01-JAN-12 To 31-DEC-12 1 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 280,000 1

_____ALL_____ 2 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 330,375 1

Avg. Adj.

RANGE Assd. ValSale Price95%_Median_C.I.MAXMINPRDCODWGT.MEANMEANMEDIANCOUNT

Avg.AREA (MARKET)

FRM 2 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 330,375 1

_____ALL_____ 2 00.00 00.00 00.00 00.00 00.00 00.00 00.00 N/A 330,375 1
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2014 Analysis of Sarpy Agricultural Land

13% adjustment to irrigated, dry, grass

Ratio Study

Median 71.67% AAD 20.22% #N/A to 52.63%

# sales 230 Mean 75.39% COD 28.22% 71.62% to 79.15%

Wt Mean 70.04% PRD 107.64% 66.91% to 73.16%

Median 71.67% AAD 20.22% 59.29% to 59.29%

# sales 230 Mean 75.39% COD 28.22% 71.62% to 79.15%

Wt Mean 70.04% PRD 107.64% 66.91% to 73.16%

Grass

# Sales Median # Sales Median # Sales Median

1 67.09% 93 69.49% 4 39.33%

1 67.09% 93 69.49% 4 39.33%

Grass

# Sales

Median # Sales Median # Sales Median

5 64.01% 157 72.23% 10 51.71%

5 64.01% 157 72.23% 10 51.71%

Dry 

County

Area 1

80% MLU Irrigated

Area 1

What-If Statistic

County

80% Majority Land Use

County 

95% Mean C.I.:

95% Wt Mean C.I.:

Area 1

Dry 95% MLU Irrigated

Confidence Intervals

95% Median C.I.:

95% Mean C.I.:

Final Statistics

95% Wt Mean C.I.:

95% Median C.I.:
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SarpyCounty 77  2014 County Abstract of Assessment for Real Property, Form 45

01. Res UnImp Land

02. Res Improve Land

 636  11,852,289  2,316  47,440,687  1,167  23,630,652  4,119  82,923,628

 27,284  646,735,505  14,596  490,178,637  7,460  296,150,085  49,340  1,433,064,227

 27,827  3,154,317,092  14,643  2,463,333,218  7,511  1,252,561,235  49,981  6,870,211,545

 54,100  8,386,199,400  229,970,674

 112,207,179 520 10,874,446 56 36,565,223 145 64,767,510 319

 1,145  318,598,113  123  51,102,893  84  39,590,881  1,352  409,291,887

 1,503,321,397 1,377 104,466,788 90 250,291,111 127 1,148,563,498 1,160

 1,897  2,024,820,463  49,273,022

03. Res Improvements

04. Res Total

05. Com UnImp Land

06. Com Improve Land

07. Com Improvements

08. Com Total

 59,528  11,712,364,164  295,004,402
 Total Real Property

Growth  Value : Records : 
Sum Lines 17, 25, & 30 Sum Lines 17, 25, & 41

09. Ind UnImp Land

10. Ind Improve Land

11. Ind Improvements

12. Ind Total

13. Rec UnImp Land

14. Rec Improve Land

15. Rec Improvements

16. Rec Total

17. Taxable Total

 101  11,539,871  99  8,881,720  58  10,972,997  258  31,394,588

 310  62,808,361  165  49,948,084  180  59,128,569  655  171,885,014

 311  213,850,769  165  149,651,775  182  171,473,807  658  534,976,351

 916  738,255,953  10,587,657

 0  0  20  1,307,718  114  6,133,595  134  7,441,313

 0  0  1  246,550  33  1,711,313  34  1,957,863

 0  0  1  53,701  325  7,140,775  326  7,194,476

 460  16,593,652  0

 57,373  11,165,869,468  289,831,353

 Urban  SubUrban Rural Total Growth
Records Value Records Value Records Value Records Value

Schedule I : Non-Agricultural Records

% of Res Total

% of Com Total

% of  Ind Total

% of  Rec Total

% of  Taxable Total

% of Res & Rec Total

Res & Rec Total

% of  Com & Ind Total

 Com & Ind Total

 52.61  45.47  31.35  35.78  16.04  18.75  90.88  71.60

 16.56  17.77  96.38  95.33

 1,891  1,820,128,122  536  546,440,806  386  396,507,488  2,813  2,763,076,416

 54,560  8,402,793,052 28,463  3,812,904,886  9,117  1,587,327,655 16,980  3,002,560,511

 45.38 52.17  71.74 91.65 35.73 31.12  18.89 16.71

 0.00 0.00  0.14 0.77 9.69 4.57  90.31 95.43

 65.87 67.22  23.59 4.73 19.78 19.05  14.35 13.72

 26.20  32.72  1.54  6.30 28.24 28.82 39.04 44.98

 75.66 77.97  17.29 3.19 16.69 14.34  7.65 7.70

 31.78 30.53 50.45 52.91

 8,678  1,572,341,972 16,959  3,000,952,542 28,463  3,812,904,886

 146  154,932,115 272  337,959,227 1,479  1,531,929,121

 240  241,575,373 264  208,481,579 412  288,199,001

 439  14,985,683 21  1,607,969 0  0

 30,354  5,633,033,008  17,516  3,549,001,317  9,503  1,983,835,143

 16.70

 3.59

 0.00

 77.95

 98.25

 20.29

 77.95

 59,860,679

 229,970,674
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SarpyCounty 77  2014 County Abstract of Assessment for Real Property, Form 45

18. Residential

Records

TotalRural

 SubUrban Urban

Schedule II : Tax Increment Financing (TIF)

Value Base Value Excess Value ExcessValue BaseRecords

 10  0 68,467  0 1,845,129  0

19. Commercial

20. Industrial

21. Other

22. Total Sch II

 19  8,807,063  79,261,883

 0  0  0

 0  0  0  0  0  0

 0  0  0

 0  0  0

Value ExcessValue BaseRecordsValue ExcessValue BaseRecords

21. Other

20. Industrial

19. Commercial

18. Residential  0  0  0  10  68,467  1,845,129

 0  0  0  19  8,807,063  79,261,883

 0  0  0  0  0  0

 0  0  0  0  0  0

 29  8,875,530  81,107,012

23. Producing

Growth
ValueRecords

Total
ValueRecords

Rural
ValueRecords

 SubUrban
ValueRecords

 Urban
Schedule III : Mineral Interest Records

 0  0  0  0  0  0  0  0  0

 0  0  0  0  0  0  0  0  0

 0  0  0  0  0  0  0  0  0

 Mineral Interest

24. Non-Producing

25. Total

Schedule IV : Exempt Records : Non-Agricultural

Schedule V : Agricultural Records

Records Records Records Records
TotalRural SubUrban Urban

26. Exempt  1,035  729  490  2,254

30. Ag Total

29. Ag Improvements

28. Ag-Improved Land

ValueRecords
Total

ValueRecords
Rural

Records Value
 SubUrban

ValueRecords

27. Ag-Vacant Land

 Urban

 1  10,153  694  70,620,709  546  109,535,756  1,241  180,166,618

 0  0  363  82,507,219  542  113,730,042  905  196,237,261

 0  0  364  62,603,680  550  107,487,137  914  170,090,817

 2,155  546,494,696
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SarpyCounty 77  2014 County Abstract of Assessment for Real Property, Form 45

31. HomeSite UnImp Land

Records

TotalRural

 SubUrban Urban
Schedule VI : Agricultural Records :Non-Agricultural Detail

Acres Value ValueAcresRecords

32. HomeSite Improv Land

33. HomeSite Improvements

34. HomeSite Total

ValueAcresRecordsValueAcres

34. HomeSite Total

33. HomeSite Improvements

32. HomeSite Improv Land

31. HomeSite UnImp Land

35. FarmSite UnImp Land

36. FarmSite Improv Land

37. FarmSite Improvements

38. FarmSite Total

37. FarmSite Improvements

36. FarmSite Improv Land

35. FarmSite UnImp Land

39. Road & Ditches

38. FarmSite Total

39. Road & Ditches

Records

40. Other- Non Ag Use

40. Other- Non Ag Use

41. Total Section VI

 0  0.00  0  2  0.73  42,997

 0  0.00  0

 0  0.00  0  293

 0  0.00  0  47

 0  0.00  0  328

 0  0.00  0  256

 0  0.00  0  0

 0  0.00  0  0  4.60  552

 0 1.54

 7,028,156 0.00

 7,027,702 751.56

 57.73  590,640

 55,575,524 278.93

 16,132,438 281.60 285

 8  303,900 8.00  10  8.73  346,897

 463  456.32  26,485,005  748  737.92  42,617,443

 473  454.32  93,714,020  766  733.25  149,289,544

 776  746.65  192,253,884

 619.62 82  2,171,627  129  677.35  2,762,267

 477  1,196.45  9,831,034  805  1,948.01  16,858,736

 392  0.00  13,773,117  648  0.00  20,801,273

 777  2,625.36  40,422,276

 0  2.35  0  0  3.89  0

 0  0.00  0  0  4.60  552

 1,553  3,380.50  232,676,712

Growth

 0

 5,173,049

 5,173,049
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SarpyCounty 77  2014 County Abstract of Assessment for Real Property, Form 45

42. Game & Parks

ValueAcresRecords

 SubUrban

ValueAcresRecords

 Urban

 0  0.00  0  0  0.00  0

42. Game & Parks

ValueAcresRecords
Total

ValueAcresRecords
Rural

Schedule VII : Agricultural Records :Ag Land Detail - Game & Parks

 1  0.00  38,200  1  0.00  38,200

Schedule VIII : Agricultural Records : Special Value

43. Special Value

ValueAcresRecords
 SubUrban

ValueAcresRecords
 Urban

43. Special Value 

ValueAcresRecords
Total

ValueAcresRecords
Rural

44. Recapture Value N/A

44. Market Value

 1  2.50  10,153  1,040  34,599.01  129,228,525

 1,084  53,230.09  184,432,128  2,125  87,831.60  313,670,806

 1  2.50  92,500  1,040  34,599.01  361,728,198

* LB 968 (2006) for tax year 2009 and forward there will be no Recapture value. 

0 0 0 0 0 0
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 1Market AreaSchedule IX : Agricultural Records : Ag Land Market Area Detail

2014 County Abstract of Assessment for Real Property, Form 45Sarpy77County

45. 1A1

ValueAcres

46. 1A

47. 2A1

48. 2A

49. 3A1

50. 3A

51. 4A1

52. 4A

53. Total

54. 1D1

55. 1D

56. 2D1

57. 2D

58. 3D1

59. 3D

60. 4D1

61. 4D

62. Total

63. 1G1

64. 1G

65. 2G1

66. 2G

67. 3G1

68. 3G

69. 4G1

70. 4G

71. Total

Waste

Other

Exempt

Irrigated

Dry

Grass

Market Area Total  313,817,984 87,894.22

 0 6.98

 3,616,350 6,363.78

 353,000 2,906.26

 10,712,421 7,076.39

 856,825 815.93

 2,275,884 1,896.57

 126,041 84.59

 3,670,029 2,322.80

 452,221 269.18

 143,921 78.22

 2,676,108 1,358.42

 511,392 250.68

 270,556,847 65,342.53

 2,249,077 871.73

 6,978.98  20,867,200

 1,568,883 425.17

 110,006,263 28,206.73

 23,721,011 5,729.71

 5,937,920 1,316.61

 92,539,143 19,080.13

 13,667,350 2,733.47

 28,579,366 6,205.26

 274,512 98.04

 487,199 150.37

 1,075,840 268.96

 3,480,232 822.75

 13,389,615 2,975.47

 2,696,562 551.67

 2,854,661 541.99

 4,320,745 796.01

% of Acres* % of Value*

 12.83%

 8.73%

 29.20%

 4.18%

 3.54%

 19.20%

 47.95%

 8.89%

 8.77%

 2.01%

 3.80%

 1.11%

 13.26%

 4.33%

 0.65%

 43.17%

 32.82%

 1.20%

 1.58%

 2.42%

 10.68%

 1.33%

 11.53%

 26.80%

 100.00%

 100.00%

 100.00%

Grass Total

Dry Total

Irrigated Total  6,205.26

 65,342.53

 7,076.39

 28,579,366

 270,556,847

 10,712,421

 7.06%

 74.34%

 8.05%

 3.31%

 0.01%

 7.24%

 100.00%

Average Assessed Value*

 9.99%

 15.12%

 46.85%

 9.44%

 12.18%

 3.76%

 1.70%

 0.96%

 100.00%

 5.05%

 34.20%

 24.98%

 4.77%

 2.19%

 8.77%

 1.34%

 4.22%

 40.66%

 0.58%

 34.26%

 1.18%

 7.71%

 0.83%

 21.25%

 8.00%

 100.00%

 100.00%

 5,428.00

 5,267.00

 4,850.03

 5,000.00

 2,040.02

 1,970.02

 4,500.00

 4,888.00

 4,510.01

 4,140.00

 1,679.99

 1,839.95

 4,230.00

 4,000.00

 3,900.00

 3,690.01

 1,580.00

 1,490.02

 3,240.00

 2,800.00

 2,990.01

 2,580.02

 1,050.12

 1,200.00

 4,605.67

 4,140.59

 1,513.83

 0.00%  0.00

 1.15%  568.27

 100.00%  3,570.41

 4,140.59 86.21%

 1,513.83 3.41%

 4,605.67 9.11%

 121.46 0.11%72. 

73. 

74. 

75. 
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County 2014 County Abstract of Assessment for Real Property, Form 45Sarpy77

Schedule X : Agricultural Records :Ag Land Total

76. Irrigated

Total
ValueAcresAcres Value

Rural
Acres Value ValueAcres

 SubUrban Urban

77. Dry Land

78. Grass

79. Waste

80. Other

81. Exempt

82. Total

 0.00  0  1,163.04  5,336,056  5,042.22  23,243,310  6,205.26  28,579,366

 2.50  10,153  28,623.31  118,991,542  36,716.72  151,555,152  65,342.53  270,556,847

 0.00  0  2,724.95  4,247,773  4,351.44  6,464,648  7,076.39  10,712,421

 0.00  0  985.83  122,555  1,920.43  230,445  2,906.26  353,000

 0.00  0  1,158.13  635,673  5,205.65  2,980,677  6,363.78  3,616,350

 0.00  0

 2.50  10,153  34,655.26  129,333,599

 1.74  0  5.24  0  6.98  0

 53,236.46  184,474,232  87,894.22  313,817,984

Irrigated

Dry Land

Grass

Waste

Other

Exempt

Total  313,817,984 87,894.22

 0 6.98

 3,616,350 6,363.78

 353,000 2,906.26

 10,712,421 7,076.39

 270,556,847 65,342.53

 28,579,366 6,205.26

% of Acres*Acres Value % of Value* Average Assessed Value*

 4,140.59 74.34%  86.21%

 0.00 0.01%  0.00%

 1,513.83 8.05%  3.41%

 4,605.67 7.06%  9.11%

 568.27 7.24%  1.15%

 3,570.41 100.00%  100.00%

 121.46 3.31%  0.11%
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2014 County Abstract of Assessment for Real Property, Form 45 Compared with the 2013 Certificate 

of Taxes Levied (CTL)
77 Sarpy

2013 CTL 

County Total

2014 Form 45 

County Total

Value Difference Percent 

Change

2014 Growth Percent Change 

excl. Growth

 8,062,751,178

 15,346,522

01. Residential  

02. Recreational

03. Ag-Homesite Land, Ag-Res Dwelling  

04. Total Residential (sum lines 1-3)  

05. Commercial 

06. Industrial  

07. Ag-Farmsite Land, Outbuildings  

08. Minerals  

09. Total Commercial (sum lines 5-8)  

10. Total Non-Agland Real Property  

11. Irrigated  

12. Dryland

13. Grassland

14. Wasteland

15. Other Agland

16. Total Agricultural Land

17. Total Value of all Real Property

(Locally Assessed)

(2014 form 45 - 2013 CTL) (New Construction Value)

 140,691,543

 8,218,789,243

 1,936,572,239

 723,198,682

 81,873,581

 0

 2,741,644,502

 10,960,433,745

 24,325,303

 236,744,227

 12,925,791

 281,436

 1,440

 274,278,197

 11,234,711,942

 8,386,199,400

 16,593,652

 192,253,884

 8,595,046,936

 2,024,820,463

 738,255,953

 40,422,276

 0

 2,803,498,692

 11,398,546,180

 28,579,366

 270,556,847

 10,712,421

 353,000

 3,616,350

 313,817,984

 11,712,364,164

 323,448,222

 1,247,130

 51,562,341

 376,257,693

 88,248,224

 15,057,271

-41,451,305

 0

 61,854,190

 438,112,435

 4,254,063

 33,812,620

-2,213,370

 71,564

 3,614,910

 39,539,787

 477,652,222

 4.01%

 8.13%

 36.65%

 4.58%

 4.56%

 2.08%

-50.63%

 2.26%

 4.00%

 17.49%

 14.28%

-17.12%

 25.43%

 251,035.42%

 14.42%

 4.25%

 229,970,674

 0

 235,143,723

 49,273,022

 10,587,657

 0

 0

 59,860,679

 295,004,402

 295,004,402

 8.13%

 1.16%

 32.97%

 1.72%

 2.01%

 0.62%

-50.63%

 0.07%

 1.31%

 1.63%

 5,173,049
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2014 Assessment Survey for Sarpy County

A. Staffing and Funding Information

Deputy(ies) on staff:1.

One

Appraiser(s) on staff:2.

Seven full-time; one part-time

Other full-time employees:3.

Seven adminstrative; two data collectors

Other part-time employees:4.

N/A

Number of shared employees:5.

N/A

Assessor’s requested budget for current fiscal year:6.

$1,341,767.00

Adopted budget, or granted budget if different from above:7.

$1,278,249.00

Amount of the total assessor’s budget set aside for appraisal work:8.

N/A

If appraisal/reappraisal budget is a separate levied fund, what is that amount:9.

N/A

Part of the assessor’s budget that is dedicated to the computer system:10.

Equipment: $9,370.00; Software: $41,562.00

Amount of the assessor’s budget set aside for education/workshops:11.

$7,200.00

Other miscellaneous funds:12.

N/A

Amount of last year’s assessor’s budget not used:13.

All was used
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B. Computer, Automation Information and GIS

1. Administrative software:

Terra-Scan/DevNet

2. CAMA software:

Terra-Scan/DevNet

3. Are cadastral maps currently being used?

Digital maps are provided through the GIS system

4. If so, who maintains the Cadastral Maps?

Assessor, in coordination with the GIS mapping staff

5. Does the county have GIS software?

Yes

6. Is GIS available to the public?  If so, what is the web address?

www.sarpy.com

7. Who maintains the GIS software and maps?

Information Systems Department of Sarpy County

8. Personal Property software:

Terra-Scan/DevNet

C. Zoning Information

1. Does the county have zoning?

Yes

2. If so, is the zoning countywide?

Yes

3. What municipalities in the county are zoned?

Papillion, La Vista, Bellevue, Gretna, Springfield, Sarpy County

4. When was zoning implemented?

Unknown
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D. Contracted Services

1. Appraisal Services:

No outside appraisal contracts

2. GIS Services:

In-house

3. Other services:

Printing of valuation change notices and informational post cards

E. Appraisal /Listing Services

1. Does the county employ outside help for appraisal or listing services?

No

2. If so, is the appraisal or listing service performed under contract?

N/A

3. What appraisal certifications or qualifications does the County require?

N/A

4. Have the existing contracts been approved by the PTA?

N/A

5. Does the appraisal or listing service providers establish assessed values for the county?

N/A
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2014 Certification for Sarpy County

This is to certify that the 2014 Reports and Opinions of the Property Tax Administrator 

have been sent to the following: 

One copy by electronic transmission to the Tax Equalization and Review Commission.

One copy by electronic transmission to the Sarpy County Assessor.

Dated this 7th day of April, 2014.
 

Ruth A. Sorensen
Property Tax Administrator
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