Mares, Beth

From: Julie J. Stenger <stengejj@co.lincoln.ne.us>

Sent: Thursday, April 27,2017 1:39 PM

To: Mares, Beth

Ce: Albro, Pat

Subject: Lincoln County 2017 Show Cause Hearing Exhibits submitted
Attachments: 2017 show cause hearing 1-26.pdf; 2017 show cause hearing 1a-5a.pdf
Beth,

Attached are exhibits | would like to submit for the 2017 Lincoln County Show Cause Hearing
on Monday, May 1,2017. Thanks. There will be more coming later. Please let me know that
you get these. Thank-you!

Julie Stenger

Lincoln County Assessor
301 North Jeffers, Rm. 110A
North Platte, Ne. 69101
308-535-3573

Fax: 308-535-3578
stengejj@co.lincoln.ne.us
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Niederklein, Derrick \ RNNLC \‘?,D Y\S
From: Sorensen, Ruth

Sent: Tuesday, April 18, 2017 1:16 PM

To: Niederklein, Derrick

Subject: FW: Lincoln

From: Julle J, Stenger [mailto:stengejj@co.lincoln.ne.us]
Sent: Tuesday, April 18, 2017 11:25 AM

To: Sorensen, Ruth <ruth.sorensen@nebraska.gav>
Subject: RE: Lincoln

Ruth,

I've done some looking at these Market Areas and just want to have you bring to the attention
of the TERC Commission: tﬁ
3

Market Area 2 has 1531 total AG parcels. 523,476.97 acres are GRASS. How can'i{, sales over a 3 year period
show an accurate market value that warrants any adjustments? Especially as large as they are suggesting? |
already did a 13% increase.,

The same is true for Market Area 3. It has 1662 total AG parcels. 313,167.16 GRASS acres, \> \\ SCL) e
|- have already done-a15% Increase on-the top LCG soils & a 18% Increase on the lower-class- ‘ LR

_soils, These acre figures come right off my 2017 abstract submitted 3-20-2017, Does the TERC {\l(; (|
Commission realize how big of a County | have and how few sales to justify warranting the additional S\ h;}‘;ﬁ‘
large adjustments they are considering?? | am VERY equalized with my bordering counties!! A DX Y

Julie Stenger

Lincaln County Assessor o/ -}/} .
301 North Jeffers, Rm. 110A /
North Platte, Ne, 69101

308-535-3573

Fax: 308-535-3578

stengejj@co lincoln.ne.us

From: Sorensen, Ruth [mailto;ruth.sorensen@nebraska.pov]

Sent: Tuesday, April 18, 2017 11:10 AM

To: Julie J, Stenger <stengejj@co.lincoln.ne.us>

Cc: Albro, Pat <pat.albro@nebraska.gov>; Niederklein, Derrick <derrick-niederklein@nebraska.gov>; Dix, Larry

Subject: FW: Lincoln

Hello again Juliel



There has been another request from Commissioner Hotz, Attached are the what-Ifs that were provided to him,

Again, please let me know if you have any guestons|

Ruth A. Sorensen
PROPERTY TAX ADMINISTRATOR
PROPERTY ASSESSMENT DIVISION

Nebraska Department of Revenue

PO Box 98919

301 Centennial Mall South

Lincoln, Nebraska 68509

PHONE 402-471-5962 / Fax 402-471-5993
Iuth_sorensen@nebraska.qov

revenue.nebraska.gov/PAD

From: Sorensen, Ruth

Sent: Tuesday, April 18, 2017 11:07 AM

To: Hotz, Rob <robh.holz@nebraska.gov>

Cc: Salmon, Nancy <nancy.salmon@nebraska.gov>; Keetle, Steve <Steve.Keetle@nebraska.gov>; Sopinski, Timothy
<Timothy.Sopinski@nebraska.pov>

Subject: RE: Lincoln

Commissioner Hotz —

Pursuant to your request, attached are the two what-ifs for Lincoln County.

Please let me know If you have any questions,

Ruth A. Sorensen
PROPERTY TAX ADMINISTRATOR
PROPERTY ASSESSMENT DIVISION

Nebraska Department of Revenue

PO Box 98919

301 Centennial Mall South

Lincoln, Nebraska 68509

PHONE 402-471-5962 / rax 402-471-5893
rulh, sorensen@nebraska. gov

revenue,nebraska.gov/PAD

From: Hotz, Rob

Sent: Tuesday, April 18, 2017 10:24 AM

To: Sorensen, Ruth <ruth.sorensen@nebraska.gov>

Cc: Salmon, Nancy <nancy.salmon@nebraska.gov>; Keetle, Steve <Steve Keetle@nebraska.pov>; Sopinski, Timothy
<Tlmothy,Sopinski@nebraska.gov>

Subject: Lincoln




Ms. Sorensen,
Please provide two separate substats:

1. Agricultural 80% MLU Market Area 2, 18 sales
2. Agricultural 80% MLU Market Area 3, 11 sales

Thank you.

Robert W, Hotz, Commissioner

Nebraska Tax Equalization & Review Commission
P.O. Box 95108

301 Centennial Mall South

Lincoln, Nebraska 68509-5108

Office: (402) 471-7724

Fax: (402) 471-7720

Cell: (402) 802-7551

Email: rob.hotz@nebraska.gov



Lincoln County 2017 Average Acre Value Comparison

County | M | 161 | 16 | 261 | 26 | 361 | 36 | 461 | 4G | ucamass
Lincoln 1_| 1,200 | 1,200 | 1,200 | 1,200 | 1,200 | 1.025 | 1,025 | 994 1,039
Keith 3 | 555 | 555 | 625 | 525 | 495 | 495 | 480 | 480 497
Dawson 1 | nla_| 1665 | 1,430 | 1,205 | 1,240 | 1,140 | 1,110 | 1,100 | 1,142
Lincoln 2 | 762 | 762 | 762 | 762 | 762 | 672 | 672 | 672 672
Keith 1 | nla | 540 | na | 505 | 460 | 460 | 450 | 450 450
McPherson 1 n/a n/a 450 450 n/a 450 450 450 450
Logan 1 | 525 | 625 | 625 | 525 | 525 | 52 | 527 | 525 525
Custer 4 | na | 1,070 | 1,065 | 1,065 | 1,060 | 1,080 | 987 | 854 901
Lincoln 3 | 806 | 806 | 806 | 806 | 806 | 730 | 730 | 703 714
Hayes 1 | 490 | 490 | 490 | 490 | 490 | 490 | 490 | 490 490
Chase 1| 1,666 | 867 | 1013 | 744 | 794 | 812 | 671 | 653 692
Perkins 1 | nla | 650 | 650 | 650 | 650 | 650 | 650 | 650 650
Keith 3 | 555 | 555 | 525 | 525 | 495 | 495 | 480 | 480 497
Lincoln 4 | 690 | 690 | 690 | 690 | 690 | 625 | 625 | 625 631
Dawson 2 | na | 1085 | 980 | 845 | 845 | nia | 615 | 615 679
Frontier 1 | 650 | 650 | 650 | 650 | 650 | 650 | 650 | 650 650

Source: 2017 Abstract of Assessment, Form 45, Schedule IX and Grass Detail from Schedule XIlI.
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Lincoln County 2017 Average Acre Value Comparison

County | Mt | 1a1 | 1A | 2m | 24 | 3a1 | 3A | am | e | TUORE
Lincoln 1| 4820| 4870| 4872| 4864 | 4146| 4075| 4,095 3995 4,532
Keith 3| 4355 4355| 4025| 4025| 3.840| 3,840| 3,840 | 3,840 4,168
Dawson 1T na | 5365| 4975| 4,497 | 4055| 3.774| 3,546 | 3,300 4,953
Lincoln 2| 2.500| 2500]| 2473| 2,500 | 2,500 | 2,466 | 2,491 | 2.490 2,490
Keith T wa | 2101 nla | 2.100| 2,100| 2,100| 2,100 | 2,100 2,100
McPherson 1| na n/a 2100 | 2100| na | 2100| 2,900 2,100 2,100
Logan 11 3740 | 3.740 | 3600 | 3.460| 2.955| 2.955| 2,600 | 2,485 3,094
Custer 4| nia | 4866| 4457 | 3.762| 3,481| 3,365| 3,154 | 2,957 3,007
Lincoin 3| wa | 3814| 3860 3.860| 3,856| 3,731| 3,844 3801 3,831
Hayes 1| 3240 | 3240| 2.905| 2.905| 2,745| 2,745| 2,550 | 2,550 2,958
Chase 1| 2445 | 4445 | 4445| 4,445| 4,190 | 4,190 | 4,190 | 4.190 4,312
Perkins 11 na | 3960| 3953 3,828 3,868 | 3,707 | 3.752| 3,746 3,872
Keith 3| 4356 | 4355| 4,025| 4025| 3,840 3,840| 3,840 | 3,840 4,168
Lincoln 4| 2835| 2816| 2579| 2.835| 2,759 | 2.835| 2,573 2,682 2,752
Dawson 2| na | 3620| 3500| 2915| 2,037| na | 1510| 1,480 3,300
Frontier 11 3300 3298| 3225| 3237 | 38200| 3200 3148 | 3.084 3,268
County :::; D1 i | 201 a0 | ap1 | 30 | 4p1 [ ap | VESHTED
Lincoln T | 1.800 | 1800 | 1.800 | 1,800 | 1,800 | 1.800 | 1,800 | 1,797 1,800
Keith 3 | 1540 | 1,540 | 1,430 | 1,430 | 1,325 | 1,325 | 1,295 | 1,295 1,472
Dawson 1 na | 2.450 | 2.205 | 2,010 | 1.995 | 1.799 | 1,555 | 1,540 1,096
Lincoln 2 | 1300 | 1,300 | 1.300 | 1.300 | 1,300 | 1,300 | 1,300 | 1,300 1,300
Keith ] na | 625 na | 625 | 600 | 600 | 600 | 600 608
McPherson 1 n/a n/a n/a 725 n/a 725 725 725 725
Logan 1 | 1625 | 1625 | 1,560 | 1,560 | 1,440 | 1,440 | 1,210 | 1,210 1,441
Custer 4 na | 2,095 | 1,910 | 1,610 | 1,495 | 1,445 | 1,355 | 1,275 1,665
Lincoln 3 | 1350 | 1.350 | 1350 | 1,350 | 1,350 | 1,350 | 1,350 | 1,350 1,350
Hayes 1 | 1.380 | 1,380 | 1.240 | 1,240 | 1,195 | 1,195 | 1.130 | 1.130 1,316
Chase 1 | 1520 | 1,520 | 1,520 | 1,520 | 1,400 | 1.400 | 1,320 | 1,320 1,481
Perkins 1 na | 1475 | 14756 | 1.375 | 1.375 | 1,375 | 1.295 | 1,295 1,424
Keith 3 | 1540 | 1540 | 1.430 | 1.430 | 1.325 | 1,325 | 1,295 | 1,295 1,472
Lincoln 4| 1300 | 1300 | 1.300 | 1,300 | 1,300 | 1,300 | 1.300 | 1,300 1,300
Dawson 2 na | 1675 | 1550 | 1,345 | 1,220 | na | 960 | 890 1,295
Frontier 1 | 1.700 | 1,700 | 1,650 | 1,650 | 1,600 | 1,600 | 1,550 | 1,550 1,670
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County | o | 161 | 16 | 201 | 26 | 361 | 36 | ae1 | 4c | WEICHTED
Lincoln 1_| 1.200 | 1,200 | 1,200 | 1,200 | 1,200 | 1,025 | 1,025 | 994 | 1,039
Keith 3 | 655 | b5 | 625 | 525 | 495 | 495 | 480 | 480 497
Dawson 1 | na | 1665 | 1430 | 1,295 | 1,240 | 1,140 | 1.110 | 1,100 | 1,142
Lincoln 2 | 595 | 595 | 595 | 505 | 595 | 525 | 525 | 524 | 526
Keith 1 | na | 540 | na | 505 | 460 | 460 | 450 | 450 450
McPherson 1 n/a n/a 450 450 n/a 450 450 450 450
Logan 1 | 625 | 525 | 525 | 625 | 525 | 526 | 527 | 525 525
Custer 4| na | 1070 | 1,065 | 1,065 | 1,060 | 1,060 | 987 | 854 901
Lincoln 3 | 720 | 720 | 720 | 720 | 720 | 635 | 635 | 628 638
Hayes 1 | 490 | 490 | 490 | 490 | 490 | 490 | 490 | 490 50
Chase 1| 1,666 | 867 | 1,013 | 744 | 794 | 812 | 671 | 653 692
Perkins T | na | 650 | 650 | 650 | 650 | 650 | 650 | 650 650
Keith 3 | 555 | 565 | 525 | 625 | 495 | 495 | 480 | 480 a97
Lincoin 4| 690 | 690 | 690 | 690 | 680 | 625 | 625 | 625 631
Dawson 2 | na | 1085 | 980 | 845 | 845 | na | 615 | 615 679
Frontier T | 650 | 650 | 650 | 650 | 650 | 650 | 650 | 650 650

Source: 2017 Abstract of Assessment, Form 45, Schedule IX and Grass Detail from Schedule Xl
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Lincoln County 2017 Average Acre Value Comparison

County :’:’; 1A | 1A | 2a1 | 2a | 3a1 | 3 | aat | aa | WEIGHTED
Cincoin 1| 4829 | 4870 | 4872 4864 | 4146| 4075| 4.095| 3.995 4,532
Keith 3| 4355| 4.355| 4025| 4025| 3.840| 3.840| 3.840| 3.840 4,168
Dawson T nfa | 5365| 4.975| 4497 | 4055| 3774| 3546 3.300 4,953
Lincomn 2| 2500 | 2.500 | 2473| 2500 | 2500| 2466 | 2.491| 2.490 2,490
Keith T na | 2101 na | 2100] 3.466| 2100 2.100 | 2100 2,100
McPherson 1] na | na | 2100] 2400] nia | 2.400] 2.100| 2100 2,100
Logan 7| 3740 3.740| 3.600| 3.460 | 2.955| 2.955| 2600 2485 3,094
Custer 4| wa | 4866| 4457| 3762| 3.481| 3.365| 3.154| 2.957 3,997
Cincom 3| na | 3814| 3.860| 3.860| 3.856| 3.731| 3.844| 3.801 3,831
Hayes 1| 3240 | 3.940| 2.905| 2.905| 2.745| 2.745| 2.550| 2.550 2,958
Chase 1| 4,445 | 4,445 | 4.445 | 4.445| 4.190| 4190 4190 4.190 4,312
Perkins 1| nia | 3960| 3.953| 3.828| 3.868| 3.707| 3.752| 3746 3,872
Keith 3| 4.355| 4.355| 4.005| 4025| 3.840| 3840 3.840| 3.840 4,168
Lincoln 4| 2835 2816| 2579| 2.835| 2.759| 2835| 2.573| 2682 2,752
Dawson 2| nfa | 3620| 3500| 2915| 2.037| na | 1510| 1480 3,309
Frontier 7| 3300 3298| 3.225| 3237 3.200| 3200| 3148| 3.084 3,268
County | ™t | 4pg | D | 201 | 20 | a1 | a0 | 4p1 | 4p | WEISHTED
Lincoln 1 | 1,800 | 1.800 | 1.800 | 1.800 | 1.800 | 1.800 | 1800 | 1.797 | 1.800
Keith 3 | 1,540 | 1,540 | 1,430 | 1.430 | 1325 | 1.325 | 1295 | 1205 | 1472
Dawson 1 na | 2450 | 2.205 | 2.010 | 1.995 | 1.799 | 1555 | 1540 |  1.996
Cincomn 2 | 1.300 | 1,300 | 1,300 | 1,300 | 1,300 | 1,300 | 1,300 | 1300 | 1,300
Keith 1 na | 625 | wa | 625 | 600 | 600 | 600 | 600 608
McPherson 1 n/a n/a n/a 725 n/a 725 725 725 725
Logan T | 1,625 | 1,625 | 1.560 | 1.560 | 1.440 | 1.440 | 1210 | 1210 | 1441
Custer 2 na | 2,095 | 1,990 | 1,610 | 1.495 | 1.445 | 1.355 | 1275 |  1.665
Lincoln 3 1,350 1,350 1,350 1,350 1,350 1,350 1,350 1,350 1,350
Hayes 1 | 1,380 | 1,380 | 1.240 | 1,240 | 1.195 | 1.195 | 1130 | 1130 | 1.316
Chase 7| 1,520 | 1,520 | 1,520 | 1,520 | 1.400 | 1.400 | 1.320 | 1.320 | 1.481
Perkins 1 na | 1,475 | 1,475 | 1,375 | 1.375 | 1.375 | 1.295 | 1295 | 1424
Keith 3 1,540 1,540 1,430 1,430 1,325 1,325 1,295 1,295 1,472
Lincoln 4 | 1,300 | 1.300 | 1300 | 1,300 | 1.300 | 1300 | 1.300 | 1300 | 1.300
Dawson 2 n/a 1,675 1,550 1,345 1,220 n/a 960 890 1,295
Frontier 1 1,700 1,700 1,650 1,650 1,600 1,600 1,550 1,650 1,670
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Impact of Proposed Adjustment Across County Lines- School District Tax Dollars

Logan - abounds MA2

Additlonal Tax
Addltional Tax per acre burden on a
Across County Lines w/| Section of Land

Camp County Lincoln Recommended Adj |Difference In Tax$/per
A d Value |5 d Value - | Assessed Value (28%) | acres with set Values

Levy

2016

Market Area 2 Proposed Adjustment
$525 5525 $672
General School 57-0501
ESU #16 Tax per Acre

$3.87 $3.87 \ $693.70

Additlonal Tax
Additional Tax per acre burden on a
Across County Lines w/| Section of Land

Comp County
Assessed Value

Lincoln Recommended Ad) |Difference in Tax$/per
Assessed Value - | Assessed Value (12%) | acres with set Values

2016 Levy

il

Market Area 3 Proposed Adjustment
S650 5638 4714
General School 56-0565
School Bond
ESU #16 Tax par Acre

$272.01

Additional Tax
burden on a
Sectlon of Land

Comp County Lincoln Recommended Ad] |Difference In Tax$/per [ Additianal Tax per acre
Assessed Value | Assessed Value - | Assessed Value (12%) | acres with set Values [acqiss County Lines w/

2016 Levy

Market Area 3 Proposed Adjustment
5650 5638 5714
General School 32-0046
ESU H15 Tax per Acre

$5.98
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Cnty
56
60
16
16
56
56
56
16
16
16
16

16
16
51
16

51
56
56
56
60
16

56
16
16

56
86
51
46
46
86
56

Sand Hills Grass Regional Analysis: October 2013 to March 2017

T

10/1/2013 9/30/2014
10/1/2014 9/30/2015
10/1/2015 9/30/2016
10/1/2016 9/30/2017

Book
2013
16
98
98
2013
2013
2013
98
98
98
98

98
98
2014
98

2014
2014
2014
2014
16
98

2014
98
98
BB

2015
25

2014
14
14
25

2014

Pageno

6056
344
43
99
7237
7275
7278
103
125
101
119
896+
129
130
51
145
908
174
1490
693
1437
367
252
913
2486
336
338
174
167
403
1544
713
728
438
5904

Saledate

10/11/2013
10/18/2013
11/19/2013
12/7/2013
12/19/2013
12/20/2013
12/20/2013
12/27/2013
12/27/2013
12/27/2013
1/6/2014
1/8/2014
1/10/2014
1/10/2014
1/15/2014
1/24/2014
2/10/2014
2/11/2014
2/14/2014
2/14/2014
4/1/2014
4/10/2014
4/17/2014
4/24/2014
5/27/2014
5/30/2014
6/2/2014
6/30/2014
8/1/2014
8/2/2014
9/22/2014
9/26/2014
9/26/2014
9/26/2014
10/4/2014

#sales |[MedianSP |[% Chg |AvgSP % Chg

Year 1 34 607 639

Year 2 47 874 44% 841 32%

Year 3 48 844 -3% 849 1%

Year 4 17 651 -23% 735| -13%

Geo AdjSp  tot acres % grass SP $/acre

2579 240000 395.29 100% 607
2281 932500 1363.5 99% 684
147 436278 727.13 100% 600
151 115024 192 100% 599
2757 148880 148.88 100% 1000
2751 272000 639.36 100% 425
2751 544000 1281.9 100% 424
151 800428 1280 97% 625
151 1798144 2842.06 100% 633
151 758024 1303.1 100% 582
361 2400000 3745.1 100% 641
1991 2500000 4442.29 100% 563
353 2670000 3041 92% 878
155 830000 974.5 93% 852
2559 153500 240.25 96% 639
31 1%2000 316 100% 608
2477 264000 475.93 100% 555
2565 320000 587.1 100% 545
2757 458465 908.91 93% 504
2765 404053 845 100% 478
2763 228000 480 100% 475
2475 47943 106.54 100% 450
261 209300 299 100% 700
1991 1500000 2565.34 100% 585
2757 195800 179.1 100% 1093
775 1241800 1767.3 95% 703
157 112770 161.1 92% 700
1453 194040 240 100% 809
3047 168863 314.32 100% 537
1727 400000 640 100% 625
2571 443837 813.78 100% 545
1715 417761 1114.03 100% 375
1441 1971405 2311.45 100% 853
1443 103700 122 100% 850
2877 346500 322.07 100% 1076
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Cnty

w w ww

16
56
56
86
16
16
16
60

56
60

16
16

16

51
51
16

16
86
16

16
16

46
46
86
16

16
56

Book

71
71
98

2014

2014
25
98
98
98
17

‘cC
71
cc
cc

2015
17
71
98
98
cc
99
71
71

2015

2015
99
71
cc
99
25
99
cc
cc
99
99

15
15
25
99
71
99
2015

Pageno . Saledate

925+
929+
2

7
556
5959
6028
469
613
620
621
97

36

10
437
67
69
699
701
16
32
103
107
487
488
421
125
24
59
504
76
39
36
109
114
947+
28
18
525
221
255
168
4561

10/7/2014
10/15/2014
10/31/2014

11/3/2014

11/6/2014

12/2/2014

12/5/2014
12/11/2014
12/15/2014
12/18/2014
12/22/2014
12/23/2014
12/30/2014

1/15/2015

1/21/2015

1/30/2015

1/30/2015

2/4/2015

2/17/2015

2/17/2015

2/17/2015

2/27/2015

3/20/2015

3/27/2015

4/1/2015
4/1/2015
4/1/2015
4/7/2015

4/10/2015

4/20/2015

4/28/2015

4/29/2015

5/1/2015
5/5/2015
5/8/2015
5/28/2015
6/1/2015
6/2/2015

6/26/2015

7/13/2015

7/29/2015

8/21/2015

9/1/2015
9/8/2015
9/10/2015

Geo

2275
1991
1033
1187
31
2579
2588
1891
43
1329
1327
2473
1597
1035
1455
1877
2751
2289
1179
1177
1177
1733
895
1035
907
2565
2565
533
637
1593
377
1451
605
1735
1591
1319
519
2273
1437
1437
1447
635
503
1177
2885

Adj Sp

400000
2180431
457301
322000
480000
6414825
750000
1746320
88000
305000
878500
208000
2352000
8734118
2703600
1600000
240000
2816000
677682
288810
288270
732188
262818
3715000
1233350
2691398
299203
316000
209250
1470177
3200000
520000
810000
178000
4130400
500000
968870
355200
40150
450000
52500
1078400
391000
676000
500000

20

tot acres

528.84
3958.25
625.88
525.86
638
6126.19
758.32
2104.16
158
636
1841.9
636
1920
10692.67
2245
1595.36
238.5
2523
742,98
317.4
320.3
1314.03
553.3
3280.8
1449.86
2832.51
314.95
640
3721
1589.38
3564.59
510.66
1200
150.5
3432
999.3
1384.1
635.65
36.5
312.93
75
1348.1
396.4
1038
480

% grass

100%
100%
87%
85%
100%
99%
100%
100%
100%
100%
100%
97%
99%
91%
98%
100%
100%
98%
100%
100%
100%
99%
92%
89%
100%
100%
100%
100%
97%
99%
100%
100%
99%
100%
100%
99%
93%
100%
100%
100%
100%
97%
100%
99%
100%

SP $/acre

756
551
731
612
752
1047
989
830
557
480
477
327
1225
817
1204
1003
1006
1116
912
910
300
557
475
1132
851
950
950
494
562
925
898
1018
675
1183
1203
500
700
559
1100
1438
700
800
986
651
1042



Cnty Book Pageno Saledate Geo AdjSp  totacres % grass SP $/acre

5 cC 62 10/26/2015 1883 1568160 1410 99% 1112
16 99 315 12/1/2015 535 6400000 7535.73 98% 849
56 2015 5936 12/2/2015 2753 368000 320 84% 1150
46 15 97 12/2/2015 1439 3286334 3293.6 100% 998
46 15 110 12/2/2015 1439 215600 133 100% 1621
46 15 116 1/4/2016 1617 1665000 2080 96% 800
16 99 388 1/4/2016 1059 6588000 7318 100% 900
16 99 385 1/4/2016 1059 2900691 3221.99 100% 900
16 99 382 1/4/2016 1163 2946357 3193.73 100% 923
5 cC 76 1/14/2016 1461 1795560 2354.08 98% 763
9 71 408 2/9/2016 1041 4756000 4609.44 94% 1032
16 99 437 2/10/2016 1323 1100000 1240.8 98% 887
16 99 439 2/10/2016 1323 1105000 1160 100% 953
9 71 419 2/23/2016 907 5807772 8044.48 96% 722

° 71 422 2/23/2016 1035 2040700 2658.64 98% 768

71 445 3/2/2016 503 25000 40.12 100% 723

9 71 437 3/3/2016 905 1345000 1852.95 99% 726
16 99 494 3/24/2016 793 372000 652.46 83% 570
86 25 578 3/30/2016 1891 512000 640 100% 800
86 25 577 3/30/2016 1891 1024000 1276 100% 803
86 25 579 3/30/2016 1891 512000 640 100% 300
16 99 509 3/31/2016 143 1350000 1542.79 90% 875
57 20 75 4/4/2016 2015 528342 640.65 100% 825
86 25 580 4/4/2016 1885 923658 1120 100% 825
9 71 467 4/15/2016 905 1839000 2414.79 92% 762
9 71 469 4/15/2016 1039 336000 486.33 99% 691
5 cC 86 4/28/2016 1737 250000 293 94% 853
46 15 140 4/28/2016 1615 848829 1305.89 100% 650
9 71 482 4/29/2016 1037 2000000 2396.98 94% 834
56 2016 1980 4/29/2016 3047 212000 186.05 100% 1139
21 16 2543 5/2/2016 2019 1926743 2568 100% 750
21 16 2558 5/2/2016 2019 1864455 2022.41 100% 922
16 100 27 5/4/2016 147 374000 440 100% 850
16 100 40 5/12/2016 147 1157500 1347.79 100% 859
57 20 93-94 5/20/2016 2015 537400 624.08 100% 861
9 71 589 5/24/2016 1309 422500 649.59 93% 650
51 2016 676 5/27/2016 2559 248000 310.96 100% 798
60 17 240 6/7/2016 2475 156636 164.88 100% 950
56 2016 2827 6/10/2016 2583 593000 620.29 100% 956
46 15 154 6/17/2016 1617 1100000 1836 100% 599
9 71 534 6/21/2016 907 164500 193.7 100% 849
16 100 142 7/18/2016 147 557855 652.3 100% 855
16 100 148 7/21/2016 145 596178 710.55 100% 839
16 100 164 7/27/2016 153 190850 190.85 100% 1000
3 7 1000 8/16/2016 2277 370533 633.85 100% 585

A



Cnty

86

3

3

3
16
16
16
16
60
60
57
56
56
56
56
56
16
46
60
60

Book
25
8
8
8
100
100
100
100
17
17
20
2017
2017
2017
2017
2017
100
15
17
17

Pageno

615
1+
6+
9
300
314
320
318
281
280
154
377
370
389
373
406
439
254
302
326

Saledate
8/26/2016
9/22/2016
9/27/2016
11/7/2016
11/9/2016

11/16/2016
11/18/2016
11/18/2016
12/1/2016
12/1/2016
1/5/2017
1/24/2017
1/24/2017
1/24/2017
1/24/2017
1/24/2017
1/27/2017
1/27/2017
1/27/2017
3/21/2017

Geo
1893
2479
2195

35
879
1063
1065
2473
2281
2171
2573
2767
2767
2767
2765
1071
1895
2179
2177

Adj Sp
1081470
347105
600000
2130025
124000
5923077
5076923
68000
608000
912000
1650000
828256
1921750
416000
5605750
896012
882993
320000
96000
423000

Bl

tot acres
1081.47
631.1
954.98
3438.71
158
9178
7920.4
80
640
960
2390.58
1271.63
3063.88
640
8941.78
1427.78
1276.7
320
160
466.88

% grass
100%
100%
100%

100
97%
100%
100%
100%
96%
100%
100%
97%
99%
100%
100%
100%
100%
100%
100%
100%

SP S/acre
1000
550
628
605
785
645
641
850
950
950
690

651 -

627
650
627
628
692
1000
600
906
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COUNTY OF FRANKLIN, APPELLANT, V.
Tax EQUALIZATION AND REVIEW
COMMISSION, APPELLEE.,
 N.w2d

Filed March 24, 2017.  No. S-16-554,

1. Constitutional Law: Administrative Law: Taxation. Neb. Const. art.
1V, § 28, provides that the Tax Equalization and Review Commission is
empowered to review and equalize assessments of property for taxation
within the state.

2. Taxation: Property: Valuation. Neb. Rev. Stat. § 77-5022 (Cum. Supp.
2016) provides that the Tax Equalization and Review Commission shall
annually equalize the assessed value or special value of all real property

as submitted by the county assessors on the abstracts of assessments and
equahze the values of real property that is valued by the state.

3. J . The Tax Equalization and Review Commission is
lequ1red to increase or decrease the value of a class or subclass of real
property in any county or taxing authority or of real property valued by
the state so that all classes or subclasses of real property in all counties
fall within an acceptable range.

4, Taxation: Judgments: Appeal and Error. Appellate courts review
decisions rendered by the Tax Equalization and Review Commission for
errors appearing on the record.

5. Judgments: Appeal and Error. When reviewing a judgment for errors
appearing on the record, an appellate court’s inquiry is whether the deci-
sion conforms to the law, is supported by competent evidence, and is
neither arbitrary, capricious, nor unreasonable.

Appeal from the Tax Equalization and Review Commission.
Affirmed.

Henry C. Schenker, Franklin County Attorney, for appellant.
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Douglas J. Peterson, Attorney General, and L. Jay Bartel
for appellee.

Hravican, C.J., WRiGHT, MILLER-LERMAN, CASSEL, STacCY,
KELcH, and Funke, JJ.

Heavican, C.J.
[. INTRODUCTION
The Tax Equalization and Review Commission (TERC)
adjusted upward by 8 percent the value of the “Land Use
Grass” subclass of the agricultural and horticultural land
class in Franklin County, Nebraska. Franklin County appeals.
We affirm.

II. BACKGROUND

1. AppLicABLE LAw

[1,2] Some background law is helpful to understand the
facts presented by this appeal. Neb. Const. art. 1V, § 28,
provides that TERC is empowered “to review and equalize
assessments of property for taxation within the state.” Neb.
Rev, Stat. § 77-5022 (Cum. Supp. 2016) provides that TERC
“shall annually equalize the assessed value or special value of
all real property as submitted by the county assessors on the
abstracts of assessments and equalize the values of real prop-
erty that is valued by the state.”

[3] In doing so, TERC is required “to increase or decrease
the value of a class or subclass of real property in any county
or taxing authority or of real property valued by the state so
that all classes or subclasses of real property in all counties
fall within an acceptable range.”' The acceptable range for
“agricultural land and horticultural land [is] sixty-nine to
seventy-five percent of actual value.”? The median has been

' Neb. Rev. Stat. § 77-5023(1) (Reissue 2009).
2§ 77-5023(2)(a).

2%
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adopted by TERC as the preferred established indicator of cen-
tral tendency.’ Median is defined by regulation as “the value
of the middle item in an uneven number of items arranged or
arrayed according to size, the arithmetic average of the two
central items in an even number of items similarly arranged;
[or] a positional average that is not affected by the size of
extreme values.” Thus, TERC prefers that valuation data
“cluster” around the median value.’
If TERC finds that
the level of value of a class or subclass of real prop-
erty fails to satisfy the requirements of section 77-5023,
[TERC] shall issue a notice to the counties which it
deems either undervalued or overvalued and shall set a
date for hearing at least five days following the mailing
of the notice unless notice is waived.®
Subsequent to such a hearing, TERC shall raise or lower the
valuation of any class or subclass or real property in a county
when it is necessary to achieve equalization.” TERC’s order
following such a hearing should be entered based on infor-
mation provided to it at the hearing and should specify the
percentage of increase or decrease and the class or subclass of
real property affected.®
Each county’s assessor and the state’s Property Tax
Administrator (PTA) also have certain duties relating to the
valuation process. Neb. Rev. Stat. § 77-1514 (Cum. Supp.
2016) provides that the county assessor must prepare abstracts
of the property assessment rolls of locally assessed property,

3 442 Necb. Admin, Code, ch. 9, § 004 (2011).

4 1d., § 002.13.

S 1d., § 002.10.

6 Neb. Rev. Stat. § 77-5026 (Reissue 2009).

7 Neb. Rev. Stat. § 77-5027(1) (Cum. Supp. 2016).
8 Neb. Rev. Stat. § 77-5028 (Reissue 2009).

25
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which should show the taxable value of property in the county
as determined by the county assessor. These abstracts must be
filed with the PTA.

As for the PTA, § 77-5027(2) provides that on or before
19 days after each county assessor files its abstracts under
§ 77-1514, the PTA must prepare and deliver to TERC and
to each county assessor its own annual reports and opinions.
Those reports and opinions

shall contain statistical and narrative reports informing
[TERC] of the level of value and the quality of assess-
ment of the classes and subclasses of real property
within the county and a certification of the opinion of
the [PTA] regarding the level of value and quality of
assessment of the classes and subclasses of real property
in the county.’
In addition, the PTA may make nonbinding recommendations
for consideration by TERC.!® In compiling this information
and formulating its opinion, the PTA may employ various
methods as provided by law and may use sales of comparable
real property in market areas similar to the county or area in
question or from another county as indicators of the level of
value and the quality of the assessment in a county.'

2. VALUATION ACTIONS

Franklin County assessor Linda Dallman timely filed her
abstract of assessment. After receiving that abstract, the
PTA filed certain reports with TERC regarding Franklin
County’s assessment. In those reports, the PTA made a non-
binding recommendation that Franklin County’s assessment
as to agricultural land for both farmland and pastureland
be increased by 8 percent. In response to this nonbinding

? § 77-5027(3).
10§ 77-5027(4).
1§ 77-5027(5).
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recommendation, TERC called for a hearing on Franklin
County’s valuation.

3. TERC HearING

The primary issue raised in the hearing was Franklin
County’s valuation for grassland. Because Franklin County
had relatively few sales of grassland, the use of comparable
sales from other counties was necessary to determine the valu-
ation of that subclass. Dallman and the PTA differed on what
comparable sales should be used, which in turn affected the
valuation of grassland.

In its valuation, the PTA used 19 sales—9 sales from
within Franklin County and another 10 in comparable sales
from other counties. This resulted in an overall median of
67 percent, outside the range of 69 to 75 percent set forth by
§ 77-5023(2)(a). In Dallman’s valuation, she used 14 sales—
the same 9 sales from within Franklin County and 5 compa-
rable sales. Three of the comparable sales were used by the
PTA; two were not. Dallman testified that she rejected many
of the sales used by the PTA because they were more than
12 miles from Franklin County’s borders and she felt that,
as such, the sales were not comparable. Dallman’s valuation
resulted in an overall grassland median of 74.91 percent, just
inside the range set forth by § 77-5023(2)(a).

Ruth Sorensen, the PTA for the State of Nebraska, testified
that Dallman’s decision to not use sales beyond 12 miles of
Franklin County was inconsistent with the PTA’s current pol-
icy, which allows the use of any comparable sale from another
county so long as “the proximity to the county and the com-
parability to the county” is examined. Sorensen acknowledged
that this policy, while adopted in January 2016, was not pub-
lished until April 11, 2016. According to the record, the prior
policy generally provided that sales up to 6 miles away could
be utilized. But even that prior policy noted that in an instance
where there were still not enough comparable sales, “[t]he

1
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preferred method of correcting the deficiency is to supplement
the sample with comparable sales from surrounding counties,”
without a limitation on distance.

Sorensen also testified that she felt the sales outside of 12
miles from Franklin County were comparable to the grass-
land in Franklin County. Sorensen noted that the assessors
of Webster and Harlan Counties, Nebraska, agreed, as both
used those sales in grassland valuations for their respec-
tive counties.

4. TERC’s ORDER

Following the show cause hearing, TERC entered its writ-
ten findings and order adjusting value. As to all areas except
one, TERC found that statistical studies of the level of value
and the quality of assessment were reliable and representa-
tive of the level of value and quality of assessment for the
category in question. But as to the “land use grass” sub-
class of the agricultural and horticultural land class of real
property not receiving special valuation, excluding timber
subclass and improvements, TERC found that an adjustment
was necessary.

For this subclass, TERC’s order noted that the level of value
was 66.61 percent of actual or fair market value, as shown by
the reports and opinions of the PTA. The order stated that this
level was not within the acceptable range of 69 to 75 percent,
and must be adjusted upward by 8 percent to a 75-percent
level of value. Franklin County appeals.

I1I. ASSIGNMENTS OF ERROR
Franklin County assigns, renumbered, that TERC (1) erred
by relying on statistics prepared by the PTA, including sales
that should not have been considered comparable sales; (2)
violated Neb. Const. art. VIII by failing to uniformly and pro-
portionally equalize Franklin County valuations; (3) erred by
adjusting the grassland value of property in Franklin County

28
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upward by 8 percent; and (4) erred by denying its motion
to reconsider.

IV. STANDARD OF REVIEW
[4,5] Appellate courts review decisions rendered by TERC
for errors appearing on the record.'” When reviewing a judg-
ment for errors appearing on the record, an appellate court’s
inquiry 1s whether the decision conforms to the law, is sup-
ported by competent evidence, and is neither arbitrary, capri-
cious, nor unreasonable.'

V. ANALYSIS

1. Use oF PTA StATISTICS
Franklin County first assigns as error TERC’s reliance on
the statistics prepared by the PTA.

(a) Reliance on PTA Values Rather
Than County Values
Franklin County first argues that TERC relied solely on
the values provided by the PTA and not the values certified
by Franklin County and that the Franklin County values and
underlying sales files were not made available to TERC.
Franklin County is misconstruing the applicable statutes.
As Franklin County argues, TERC is required by § 77-5022
to “annually equalize the assessed value or special value of
all real property as submitted by the county assessors on the
abstracts of assessments.” But contrary to Franklin County’s
contention, TERC is not required to use only the abstract pro-
vided by the county to equalize that value.
The PTA is statutorily required, under § 77-5027, to pro-
vide to TERC the very information it provided to TERC in

12 Neb. Rev. Stat. § 77-5019(5) (Cum. Supp. 2016). See JOH La Vista Conf.
Ctr. v. Sarpy Cry. Bd. of Equal., 285 Neb, 120, 825 N.W.2d 447 (2013).

13 JOH La Vista Conf. Ctr. v. Sarpy Cty. Bd. of Equal., supra note 12.

29
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this case. That section also authorizes the PTA to make non-
binding recommendations regarding valuation to TERC. And
TERC is to use all information provided at its hearing to make
its determination.

Information was provided to TERC by both the PTA and
Franklin County. The record shows that TERC considered all
the information and concluded that an upward increase of 8
percent on grassland was warranted. TERC did not err in con-
sidering the PTA’s figures.

(b) Presumption of Correctness

Franklin County also argues that its figures were entitled
to a presumption of correctness under 350 Neb. Admin. Code,
ch. 12, § 003.04 (2009). Franklin County is correct insofar as
this regulation requires that its figures, as entered into the state
sales record by an assessor, are presumed to be correct.

But it is not the figures entered by Franklin County that
were challenged. Those figures were used by both Franklin
County and the PTA in determining the appropriate valuation.
It is the comparable sales outside of Franklin County that are
at issue. That regulation is simply not relevant in this case.

(c) Comparable Sales Standard

Finally, Franklin County argues that TERC should not have
accepted the PTA’s comparable sales from counties further than
12 miles from Franklin County because of the recent change in
policy. This contention is also without merit.

The PTA acknowledges that a different policy generally
providing for use of comparable sales no more than 6 miles
from a county’s border was previously in place. The PTA fur-
ther acknowledges that a new policy—that the PTA could use
any comparable sale so long as “the proximity to the county
and the comparability to the county”—was effective begin-
ning in January 2016, but was not published on its website
until April 11, 2016, just prior to the show cause hearing in
this case.



- 201 -
NEBRASKA SUPREME COURT ADVANCE SHEETS
296 NEBRASKA REPORTS
COUNTY OF FRANKLIN v, TAX EQUAL. & REV. COMM,
Cite as 296 Neb. 193

But this standard is not a rule or statute, and is not explicitly
applicable to county assessors. Rather, it is a policy directed at
the PTA. This is consistent with the statutory obligation on the
part of the PTA to determine the level of value and quality of
assessment in all counties.'*

Moreover, Franklin County suggests that the prior policy
was a fixed 6-mile rule. In fact, the prior standard was flex-
ible in allowing the use of sales outside of 6 miles. This is
evidenced by Dallman’s testimony that she utilized sales up to
12 miles from Franklin County’s border. This argument, and
in turn Franklin County’s first assignment of error, is with-
out merit.

2. LACK OF PROPORTIONALITY

In its second assignment of error, Franklin County contends
that TERC violated Neb. Const. art. VIII by failing to uni-
formly and proportionally value grasslands in the state. This
assertion is not supported by evidence in the record. Franklin
County refers us to several figures suggesting a difference in
grassland valuation between the counties, but offers no expla-
nation beyond a list of those numbers. As TERC notes, there
are any number of reasons explaining why a particular valua-
tion is what it is, and without context to a value, a list of num-
bers indicates nothing.

There is no merit to Franklin County’s second assignment
of error.

3. REMAINING ASSIGNMENTS OF ERROR
Franklin County also assigns that TERC erred in the upward
adjustment of its level of value. We review decisions ren-
dered by TERC for errors appearing on the record,'” and con-
sider whether the decision conforms to the law, is supported

" See § 77-5027.

15§ 77-5019(5). See JOH La Vista Conf. Ctr. v. Sarpy Cty. Bd. of Equal.,
supra note 12.

3
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by competent evidence, and is neither arbitrary, capricious,
nor unreasonable.'®

We have concluded that TERC did not err in utilizing the
PTA’s statistics. TERC’s decision conformed to the law. There
was evidence in the record supporting TERC’s adjustment,
and its decision was not arbitrary, capricious, or unreason-
able. As such, we cannot find error in TERC’s upward adjust-
ment. Nor did TERC err in denying Franklin County’s motion
to reconsider.

VI. CONCLUSION
TERC’s order adjusting the Franklin County grassland value
upward by 8 percent is affirmed.
AFFIRMED.

'® See JOH La Vista Conf. Ctr. v. Sarpy Cty. Bd. of Equal., supra note 12.
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