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April 7, 2026

Commissioner Keetle :

The 2026 Reports and Opinions of the Property Tax Administrator have been compiled for Red
Willow County pursuant to Neb. Rev. Stat. § 77-5027. This Report and Opinion will inform the
Tax Equalization and Review Commission of the level of value and quality of assessment for real
property in Red Willow County.

The information contained within the County Reports of the Appendices was provided by the
county assessor pursuant to Neb. Rev. Stat. § 77-1514.

For the Tax Commissioner

Sincerely,

\,Jamﬂ_‘_jcﬂ:(—

Sarah Scott
Property Tax Administrator
402-471-5962

cc: Lori Stevens, Red Willow County Assessor
Property Assessment Division PO Box 98919
Sarah Scott, Administrator Lincoln, Nebraska 68509-8919

revenue.nebraska.gov/PAD

Fax 402-471-5993
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Introduction

Pursuant to Neb. Rev. Stat. § 77-5027 the Property Tax Administrator (PTA) shall annually prepare
and deliver to each county assessor and to the Tax Equalization and Review Commission
(Commission) the Reports and Opinions (R&O). The R&O contains statistical and narrative
reports informing the Commission of the certified opinion of the PTA regarding the level of value

and the quality of assessment of the classes and subclasses of real property in each county. In
addition, the PTA may make nonbinding recommendations for class or subclass adjustments to be
considered by the Commission.

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

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

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

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

73 Red Willow Page 4


https://nebraskalegislature.gov/laws/statutes.php?statute=77-5027
http://nebraskalegislature.gov/laws/statutes.php?statute=77-1327
http://nebraskalegislature.gov/laws/statutes.php?statute=77-1327

Statistical Analvsis:

Before relying upon any calculated statistical measures to evaluate the assessment performance of
the county assessor, the Division teammates must evaluate whether the statistical sample is both
representative of the population and statistically reliable.

A statistically sufficient reliable sample of sales is one in which the features of the sample contain
information necessary to compute an estimate of the population. To determine whether the sample
of sales is sufficient in size to evaluate the class of real property, measures of reliability are
considered, such as the coefficient of dispersion (COD) or the width of the confidence interval.
Generally, the broader the qualitative measures, the more sales will be needed to have reliability in
the ratio study.

A representative sample is a group of sales from a larger population of parcels, such that statistical
indicators calculated from the sample can be expected to reflect the characteristics of the sold and
unsold population being studied. The accuracy of statistics as estimators of the population depends
on the degree to which the sample represents the population.

Since multiple factors affect whether a sample is statistically sufficient, reliable, and representative,
single test thresholds cannot be used to make determinations regarding sample reliability or
representativeness.

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

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

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

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

The quality of assessment relies in part on statistical indicators as well. If the weighted mean ratio,
because of its dollar-weighting feature, is significantly different from the mean ratio, it may bean
indication of disproportionate assessments. Assessments are disproportionate when properties
within a class are assessed at noticeably different levels of market value. The coefficient produced
by this calculation is referred to as the PRD and measures the assessment level of lower-priced
properties relative to the assessment level of higher-priced properties. The PRD range stated in
TAAO standards is 98% to 103%. A perfect match in assessment level between the low-dollar
properties and high-dollar properties indicates a PRD of 100%. The reason for the extended range
on the high end is the recognition by IAAO of the inherent bias in assessment. The IAAO Standard
on Ratio Studies notes that the PRD is sensitive to sales with higher prices even if the ratio on
higher priced sales do not appear unusual relative to other sales, and that small samples, samples
with high dispersion, or extreme ratios may not provide an accurate indication of assessment
regressivity or progressivity, appraisal biases that occur when high-value properties are appraised
higher or lower than low-value properties in relation to market values.

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

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

General Property Class Jurisdiction Size/Profile/Market Activity (0D Range
Residential improved {single family Very large jurisdictions/densely populated/newer properties/ active markets 5.0t 1000
dwellings, condominiurms, manuf Large to mid-sized jurisdictions/older & newer properties/less active markets 5010150
hausing, 2-4 family units) Rural or small jurisdictions/alder properties/depressed market areas 5010200
- Very Large jurisdictions/densely populated newer properties/active markets 5.0t015.0
::?Eﬂ':i::::i:gﬁ”m O Large to mid-sized jurisdictions/older & newer properties/less active markets 5010200
Rural or small jurisdictions/older properties/depressed market areas 50t 250
Very Large jurisdictions/rapid development/active markets 5010150
Residential vacant land Large to mid-sized jurisdictions/slower development/less active markets 5.0t 200
Rural or small jurisdictions/little development/depressed markets 5010250
Very large jurisdictions/rapid development/active markets 5.0t 200
Other (non-agricultural) vacant land Large to mid-sized jurisdictions/slower development/less active markets 5010250
Rural or small jurisdictions/little development/depressed markets 5.0t 300

A COD under 5% indicates that the properties in the sample are either unusually homogenous, or
possibly indicative of a non-representative sample due to the selective reappraisal of sold parcels.
The IAAO utilizes varying upper bounds for the COD range to recognize that sample size, property
type, variation of property ages and market conditions directly impact the COD. This chart and the
analyses of factors impacting the COD are considered to determine whether the calculated COD
is within an acceptable range. The reliability of the COD can also be directly affected by extreme
ratios.
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The confidence interval is another measure used to evaluate the reliability of the statistical
indicators. The PTA primarily relies upon the median confidence interval, although the mean and
weighted mean confidence intervals are calculated as well. While there are no formal standards
regarding the acceptable width of such measure, the range established is often useful in
determining the range in which the true level of value is expected to exist. Pursuant to Neb. Rev.
Stat. §77-5023, the acceptable range is 69% to 75% of actual value for agricultural land, except
for taxes levied to pay school bonds passed after January 12, 2022 for which the acceptable range
is 44% to 50% of actual value. For all other classes of real property, the acceptable range is 92%
to 100% of actual value.

\nalvsis of A Practices:
A review of the assessment practices that ultimately affect the valuation of real property in each
county is completed. This review is done to ensure the reliability of the statistical analysis and to
ensure generally accepted mass appraisal techniques are used to establish uniform and
proportionate valuations. The review of assessment practices is based on information providedby
the county assessors in Assessment Surveys and Assessed Value Updates (AVU), along with
observed assessment practices in the county.

To ensure county assessors are submitting all Real Estate Transfer Statements, required for the
development of the state sales file pursuant to Neb. Rev. Stat. §77-1327, a random sample from
the county registers of deeds’ records is audited to confirm that the required sales have been
submitted and reflect accurate information. The timeliness of the submission is also reviewed to
ensure the sales file allows analysis of up-to-date information. The sales verification and

qualification procedures used by the county assessors are reviewed to ensure that sales are properly
considered arm’s-length transactions unless determined to be otherwise through the verification
process. Proper sales verification practices ensure the statistical analysis is based on an unbiased
sample of sales.

Comparison of valuation changes on sold and unsold properties is conducted to ensure that there
is no bias in the assessment of sold parcels and that the sales file adequately represents the
population of parcels in the county.

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

Valuation methodologies developed by the county assessor are reviewed for both appraisal logic
and to ensure compliance with generally accepted mass appraisal techniques. Methods and sales
used to develop lot values, agricultural outbuildings, and agricultural site values are also reviewed
to ensure the land component of the valuation process is based on the local market and economic
area.
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Compliance with statutory reporting requirements is also a component of the assessment practices
review. Late, incomplete, or excessive errors in statutory reports can be problematic for property
owners, county officials, the Division, the Commission, and others. The late, incomplete, or
excessive errors in statutory reporting highlights potential issues in other areas of the assessment
process. Public trust in the assessment process demands transparency, and assessment practices
are reviewed to ensure taxpayers are served with such transparency.

Comprehensive review of assessment practices in each county is conducted throughout the year.
When practical, if potential issues are identified, they are presented to the county assessor for
clarification and correction, if necessary. The county assessor can then work to implement
corrective measures prior to establishing assessed values. The PTA’s conclusion that assessment
quality either meets or does not meet generally accepted mass appraisal techniques is based on the
totality of the assessment practices in the county.

*Further information may be found in Exhibit 94
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County Overview

With a total area of 717 square miles, Red Willow
County has 10,409 residents, a 3% decrease from
the 2020 U.S. Census.! The report indicates that
73% of county housing is owner occupied and 82%
of residents occupy the same house as in the prior
year.! The average home value in the county is
$150,284.2

S

i

County Value Breakdown
OTHER
29 WASTELAND AGLAMD-
| 0% OTHER
0%

COMMERCIAL
12%

IRRIGATED GRASSLAND
12% 11%
2025 Certificate of Taxes Levied
NE Dept. of Revenue, Research Division 2025

CITY POPULATION CHANGE
2015 2025 Change
BARTLEY 283 270 -4.6%
DANBURY 101 80 -20.8%
INDIANOLA 584 524 -10.3%
LEBANON 80 46 -42.5%
MCCOOK 7,698 7,446 -3.3%

The majority of the commercial
properties in Red Willow
County are located in and
around McCook, the county
seat. According to the latest
information available from the
U.S. Census Bureau, there are
400 employer establishments
with a total employment figure
of 3,848. This represents a 1%
increase in total employment
from 2022-2023.!

Agricultural land makes up
about 43% of the county’s
valuation base. A mix of grass
and dry land makes up the
majority of the agricultural
land in the county, with cattle,
and corn production being the
primary agricultural activities.
Red Willow County is
included in the Middle
Republican Natural Resources
District (NRD).

' QuickFacts Red Willow County, Nebraska. (n.d.). U.S. Census Bureau Quick Facts: United States. Retrieved
March 3, 2026, from https://www.census.gov/quickfacts/fact/table/redwillowcountynebraska

2 Average residential value. (2025). 2025 Average Residential Value, Neb. Rev. Stat. § 77-3506.02. Retrieved

March 3, 2026, from

https://revenue.nebraska.gov/sites/default/files/doc/pad/homestead/2025%20Average%20Res%20Value.pdf
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2026 Residential Correlation for Red Willow County

Assessment Practices & Actions

The Department of Revenue, Property Assessment Division (Division) annually conducts a
comprehensive review of assessment practices in each county. The review examines the integrity
of the sales data provided to the Division for its ratio studies, as well as the more subjective aspects
of the assessment process. The portions of the review that most significantly influence
determinations of assessment quality are described herein, along with the assessment actions taken
by the county assessor in the current assessment year.

The sales verification and qualification process was reviewed, which indicated that the Red Willow
County Assessor qualifies sales at a rate near the statewide average rate. A review of the sales
roster shows no bias in qualifications and that all available arm’s-length transactions have been
made available for measurement. A sales questionnaire is sent to both the buyer and seller on all
transactions where money is exchanged.

Red Willow County has been stratified into five residential valuation groups. The largest town and
county seat is Valuation Group 1, the villages of Indianola and Bartley make up Valuation Groups
2 and 3, the small villages of Lebanon and Danbury are Valuation Group 4, and the remaining
Valuation Group 6 is rural residential and suburban parcels. The six-year inspection and review
cycle is up-to-date and there is a systematic review cycle that is followed.

The Red Willow County Assessor does have a written valuation methodology on file.

2026 Residential Assessment Details for Red Willow County
Valuation AS.SESSOF . . Costing | Lot Value Last. Description of Assessment Actions
Grou Locations within |Depreciation Year |Study Year Inspection for Current Year
P Valuation Group Table Year Y Year(s)
NBHD 1505,1605, and 2705 increased
1 |McCook 20252026" | 2023 |2022.2023| 2025+ |CoStngfactors. NBHD 1605 and 2703
Depreciation Tables updated.
2 Indiancla 20257 2023 2024 2023 Increased costing factor.
3 Bartley 2025" 2023~ 2023 2023
4 Lebanon & Danbury 2024 2023 2023 2023 Increased costing factor.
6 Rural and Suburban 2023 2023~ 2023 |2020-2025%
Additional comments: Pick-up work completed.
* = assessment action for current year

Description of Analysis

The statistical sample contains 294 qualified residential sales. All three measures of central
tendency are within the acceptable range. Both COD and PRD are also within the acceptable
parameters. When valuation groups are analyzed individually, the median is in the acceptable
range for all valuation groups except Valuation Group 4 and 5 with few sales. Valuation Group 3
and 4 are smaller towns which both have higher PRD’s, however, both have small samples. A
substat for these two valuation groups are in the appendices of this report.
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2026 Residential Correlation for Red Willow County

The statistical sample and the 2026 County Abstract of Assessment, Form 45 Compared with the
2025 Certificate of Taxes Levied Report (CTL) indicate that the population changed in a similar
manner to the sales. Changes to both the population and the sample reflect the assessment actions
of changes to value for all valuation groups.

Equalization and Quality of Assessment

A review of the statistics and assessment practices demonstrate the assessment practices in Red
Willow are uniform across the residential class. Although not all valuation groups have enough
sales for statistical measurement, because all property is reviewed and appraised the same, the
quality of assessment of all residential property complies with generally accepted mass appraisal
techniques.

VALUATION GROUP
RANGE COUNT MEDIAN MEAN WGT MEAN COD PRD
1 247 94.40 95.12 94 66 11.21 100.49
2 10 93.76 96.08 93.96 1229 10226
3 8 93.10 94 .49 T6.76 30.12 12310
4 3 104.57 128.45 106.40 28.58 120.72
5 1 82.73 8273 8273 00.00 100.00
& 25 91.59 91.47 8857 17.05 103.27
ALL 294 94 .41 95.12 9352 1247 101.71
Level of Value

Based on analysis of all available information, the level of value for the residential property in Red
Willow County is 94%.
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2026 Commercial Correlation for Red Willow County

Assessment Practices & Actions

The Department of Revenue, Property Assessment Division (Division) annually conducts a
comprehensive review of assessment practices in each county. The review examines the integrity
of the sales data provided to the Division for its ratio studies, as well as the more subjective aspects
of the assessment process. The portions of the review that most significantly influence
determinations of assessment quality are described herein, along with the assessment actions taken
by the county assessor in the current assessment year.

The sales verification and qualification process was reviewed, and it indicated that the Red Willow
County Assessor qualifies sales at a rate near the statewide average rate. A review of the sales
roster shows a sufficient reason for non-qualified sales and shows no apparent bias in the
qualification process.

There are two commercial valuation groups in Red Willow County. The county seat and largest
town, McCook, is Valuation Group 1, and the rest of the county is Valuation Group 2. There is a
systematic review process that is followed and the six-year inspection and review cycle is in

compliance.
2026 Commercial Assessment Details for Red Willow County
Valuation As._sesso.r . Depreciation| Costing | Lot Value Last. Description of Assessment Actions
Locations within Inspection
Group I Table Year Year |Study Year for Current Year

Valuation Group Year(s)

T |McCook 2022 2021 2022 12021-2022 | 5ec Codes 352, 353 & 406 increased

2 Rest of the county 2022 2021 2022 2021-2022| oce Codes 352, 353 & 406 increased

Additional comments: Pick-up work completed.

Occ code 352 Multi-residential (apartments) 20% increase
Occ code 353 Retall properties 20% increase

Occ code 406 Storage Warehouse 25% increase

* = assessment action for current year

Description of Analysis

The statistical sample contains 38 qualified sales with both the median and mean measures of
central tendency being within the acceptable range. The COD is in the recommended range, while
the PRD is high. Valuation Group 1 also has a high PRD, but is not regressive, there are two
outliers that impact the PRD as well as the mean. The Valuation Group 2 median is low with three
sales, but with a COD of 30%, it is considered not reliable.

Analysis of the 2026 County Abstract of Assessment for Real Property, Form 45 Compared with
the 2025 Certificate of Taxes Levied Report (CTL) generally reflects similar changes. The sales
file change is calculated to be 4-5 percentage points higher than the abstract, however, a single
sale with over a half million dollar increase accounts for most of the sales file change.
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2026 Commercial Correlation for Red Willow County

Equalization and Quality of Assessment

A review of the assessment practices indicates that the assessments are uniform and proportionate
across the commercial class in Red Willow County. The quality of assessment meets generally
accepted mass appraisal techniques.

VALUATION GROUP
RANGE COUNT MEDIAN MEAN WGT.MEAN CcOD PRD
1 a5 G4 77 96 53 9117 19.16 105.88
2 3 56.85 63.81 50.08 29.96 127.42
ALL e 9393 9394 89.31 20.39 105.18
Level of Value

Based on analysis of all available information, the level of value for the commercial property in
Red Willow County is 94%.
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2026 Agricultural Correlation for Red Willow County

Assessment Practices & Actions

The Department of Revenue, Property Assessment Division (Division) annually conducts a
comprehensive review of assessment practices in each county. The review examines the integrity
of the sales data provided to the Division for its ratio studies, as well as the more subjective aspects
of the assessment process. The portions of the review that most significantly influence
determinations of assessment quality are described herein, along with the assessment actions taken
by the county assessor in the current assessment year.

The sales verification and qualification process was reviewed and indicated that the Red Willow
County Assessor qualifies sales at a rate near the statewide average rate. A review of the sales
roster shows an adequate reason for disqualification and supports that all arm’s-length transactions
were made available for measurement.

There is one market area utilized for analysis in the agricultural class. Sales are monitored to ensure
this remains sufficient. Agricultural homes and outbuildings are reviewed at the same time as the
rural and suburban residential parcel and a systematic review schedule is followed to ensure that
the six-year inspection and review cycle remains in compliance with statutory requirement. Land
use is reviewed with aerial imagery.

2026 Agricultural Assessment Details for Red Willow County
Depreciation| Costing | Lot Value InsL:cs::ion Description of Assessment Actions
Tables Year Year |Study Year p for Current Year
Year(s)
Agricultural - .
AG OB outbuikdings 2023 2023 2023 2020-2025
ABDW |Agricultural dwellings 2023 2023 2023 2020-20257
Additional comments: Pick-up work completed.
* = assessment action for current year
Land Use . .
Market Description of Unique Characteristics Reviewed Description of Assessment Actions
Area for Current Year
Year
Irrigated land 10% increase
] CREP =75% of irrigated values
1 |Entire county 2020-2022 | CRP = 80% of dryland values
Additional comments: Pick-up work completed.
* = assessment action for current year
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2026 Agricultural Correlation for Red Willow County

Description of Analysis

The statistical sample includes 41 qualified sales with all three measures of central tendency within
the acceptable range. Both COD and PRD are also within acceptable parameters. When stratified
by 80% Majority Land Use (MLU) dryland has a sufficient number of sales to measure and is in
acceptable range. Irrigated land and grassland with few sales are also in acceptable range. Review
of agricultural land values in Red Willow County is best served by comparison to neighboring
counties values which demonstrates the values for each class of agricultural land are equalized.

The changes made to agricultural land as shown in the 2026 County Abstract of Assessment for
Real Property, Form 45 Compared with the 2025 Certificate of Taxes Levied Report (CTL)
supports the stated assessment actions.

Equalization and Quality of Assessment

Agricultural homes are inspected and valued the same as rural residential parcels in Red Willow
County. Agricultural improvements are equalized at the statutory level. Agricultural land values
are equalized, uniformly representing market value. The quality of assessments of agricultural land
in Red Willow County complies with generally accepted mass appraisal techniques.

80%MLU By Market Area

RANGE COUNT MEDIAN MEAN WGT.MEAN CoD PRD
Irrigated

County 3 65961 7419 7010 18.50 10583

1 3 65961 7419 7010 18.50 10583
Dry__

County 14 73.23 7233 74,61 14.87 96.94

1 14 73.23 7233 74,61 14.87 96.94
Grass

County 4 74.31 7018 60.11 33.08 116.75

1 4 7431 70.18 60.11 3309 116.75
ALL 41 69.61 7143 6963 2122 102 55

Level of Value

Based on analysis of all available information, the level of value for the agricultural land in Red
Willow County is 70%.
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2026 Opinions of the Property Tax Administrator
for Red Willow 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 (R.R.S. 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.

Class Level of Value Quality of Assessment Non-binding recommendation
Residential Real 94 Meets generally accepted mass appraisal No recommendation.
Property techniques.
Commercial Real 94 Meets generally accepted mass appraisal No recommendation.
Property techniques.
Agricultural Land 70 Meets generally accepted mass appraisal No recommendation.
techniques.

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

information to determine a level of value.

Dated this 7th day of April, 2026. Mﬂ f

Sarah Scott

PROPERTY TAX

ADMINISTRATCR

Property Tax Administrator
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APPENDICES
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2026 Commission Summary

for Red Willow County
Residential Real Property - Current
Number of Sales 294 Median 94 .41
Total Sales Price $53,600,309 Mean 95.12
Total Adj. Sales Price $53,600,309 Wgt. Mean 93.52
Total Assessed Value $50,124,930 Average Assessed Value of the Base $125,952
Avg. Adj. Sales Price $182,314 Avg. Assessed Value $170,493
Confidence Interval - Current
95% Median C.I 92.43 t0 95.24
95% Wgt. Mean C.I 91.65 t0 95.38
95% Mean C.I 93.05t097.19

% 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

Residential Real Property - History

38.44
5.69
7.70

Year Number of Sales LOV Median
2025 294 95 94.91
2024 382 96 95.66
2023 462 96 96.43
2022 446 94 94.07
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2026 Commission Summary
for Red Willow County

Commercial Real Property - Current

Total Sales Price $13,881,024 Mean 93.94

Total Assessed Value $12,397,515 Average Assessed Value of the Base $268,361

Confidence Interval - Current

95% Wgt. Mean C.1 83.51t0 95.12

% of Value of the Class of all Real Property Value in the County 11.65

% of Value Sold in the Study Period 6.29

Commercial Real Property - History

2024 59 95 95.46

2022 42 93 93.03
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Red Willow Residential Preliminary Stats Comparison To R&O Stats

Median Mean Weighted Mean
VAL Count R&O  Preliminary Percent R&O Preliminary  Percent R&O Preliminary  Percent
GRP Statistics ~ Statistics  Change Statistics Statistics  Change Statistics  Statistics  Change
F'S
1 247 94.40 91.46 3.21% 95.12 91.69 3.74% 94.66 91.51 3.45%
2 10 93.76 91.72 2.23% 96.08 91.35 5.17% 93.96 89.26 5.27%
3 8 93.10 75.07 24.02% 94.49 81.39 16.09% 76.76 66.30 15.78%
4 3 104.57 100.00 4.57% 128.45 122.92 4.50% 106.40 101.44 4.89%
5 1 82.73 61.72 34.04% 82.73 61.72 34.04% 82.73 61.72 34.04%
6 25 91.59 86.97 531% 91.46 86.22 6.08% 88.57 83.91 5.55%
Total | 294 94.41 91.34 3.36% 95.12 91.15 4.36% 93.52 89.94 3.98%
COD PRD MIN MAX
VAL Count R&O Prelim Percent R&O  Prelim Percent R&O Prelim Percent Change R&O  Prelim  Percent
GRP Stats Stats Change  Stats  Stats Change  Stats  Stats Stats Stats  Change
1 247 1121 1331 -15.79% 10048 10020 0.28% 60.53 47.85 26.48% 18299 199.20 -8.14%
2 10 1229 1595 -2296% 102.25 10235 -0.09% 65.62 65.05 0.89% 140.15 139.58  0.40%
3 8 3012 4276 -2957% 12310 12277 0.27% 5528 39.58 39.65% 17755 16749 6.01%
4 3 2858 29.02 -153% 120.72 121.18 -0.38% 95.56 90.85 5.18% 18522 17792  4.10%
5 1 0.00 0.00 0.00%  100.00 100.00 -0.00% 82.73 61.72 34.04% 8273 6172  34.04%
6 25 17.05 1985 -1411% 103.27 10275 0.51% 46.64 44.60 4.57% 15449 146.72 530%
Total | 294 1246 14.81 -15.83% 101.71 101.35 0.36% 46.64 39.58 17.84% 185.22 199.20 -7.02%
COD 2026 ADJ and COD 2025 by Year IsOutlier, SALEAMT and BASERATIO
@ COD 2026 AD) @COD 2025 Down slope Regressive, Upward Progressive
IsOutlier @In Range @Outlier
< 200
o ® °
S 15
= o
3 2 e e
2 & 100 °., &
S 3
a 10
3
0
2023 2024 2025 4 5
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73 Red Willow

PAD 2026 R&O Statistics (Using 2026 Values)

Page 1 of 2

RESIDENTIAL Qualified
Date Range: 10/1/2023 To 9/30/2025  Posted on: 1/31/2026
Number of Sales : 294 MEDIAN : 94 COV : 19.00 95% Median C.I.: 92.43 to 95.24
Total Sales Price : 53,600,309 WGT. MEAN : 94 STD: 18.07 95% Wgt. Mean C.I.: 91.65 to 95.38
Total Adj. Sales Price : 53,600,309 MEAN : 95 Avg. Abs. Dev : 11.77 95% Mean C.I.: 93.051097.19
Total Assessed Value : 50,124,930
Avg. Adj. Sales Price : 182,314 COD: 1247 MAX Sales Ratio : 185.22
Avg. Assessed Value : 170,493 PRD: 101.71 MIN Sales Ratio : 46.64 Printed:3/18/2026 1:41:18PM
DATE OF SALE * Avg. Adi. Avg.
RANGE COUNT MEDIAN MEAN WGT.MEAN COD PRD MIN MAX 95%_Median_C.I. Sale Price Assd. Val
_ Qrtrs___
01-0CT-23 To 31-DEC-23 28 101.10 101.78 99.02 09.62 102.79 70.23 177.55 95.05 to 103.98 183,589 181,788
01-JAN-24 To 31-MAR-24 34 95.70 97.17 96.31 06.17 100.89 80.09 133.47 92.74 t0 99.20 178,461 171,883
01-APR-24 To 30-JUN-24 41 94.69 92.66 92.87 10.49 99.77 55.28 149.64 90.71 to 97.35 191,852 178,169
01-JUL-24 To 30-SEP-24 34 90.96 93.25 90.94 15.41 102.54 46.64 140.15 85.36 to 95.77 174,379 158,576
01-0CT-24 To 31-DEC-24 33 95.50 99.68 95.01 18.38 104.92 52.57 185.22 90.26 to 101.76 166,735 158,412
01-JAN-25 To 31-MAR-25 26 91.28 90.90 90.71 09.96 100.21 58.21 120.49 86.92 to 95.84 177,850 161,326
01-APR-25 To 30-JUN-25 46 94.02 95.39 95.37 11.46 100.02 65.88 182.99 90.52 to 98.26 190,521 181,703
01-JUL-25 To 30-SEP-25 52 88.97 92.33 89.77 14.47 102.85 59.91 154.49 86.26 to 94.60 186,673 167,576
Study Yrs
01-0CT-23 To 30-SEP-24 137 95.05 95.79 94.51 10.89 101.35 46.64 177.55 93.85 to 97.33 182,504 172,486
01-0CT-24 To 30-SEP-25 157 92.47 94.53 92.65 13.85 102.03 52.57 185.22 90.38 to 94.83 182,148 168,754
__ CalendarYrs___
01-JAN-24 To 31-DEC-24 142 94.92 95.51 93.71 12.54 101.92 46.64 185.22 92.43 to 95.88 178,625 167,381
_ ALL 294 94.41 95.12 93.52 12.47 101.71 46.64 185.22 92.43 t0 95.24 182,314 170,493
VALUATION GROUP Avg. Adj. Avg.
RANGE COUNT MEDIAN MEAN WGT.MEAN COD PRD MIN MAX 95%_Median_C.I. Sale Price Assd. Val
1 247 94.40 95.12 94.66 11.21 100.49 60.53 182.99 92.43 to 95.37 176,656 167,230
2 10 93.76 96.08 93.96 12.29 102.26 65.62 140.15 85.36 to 106.64 173,800 163,301
3 8 93.10 94.49 76.76 30.12 123.10 55.28 177.55 55.28 to 177.55 108,625 83,381
4 3 104.57 128.45 106.40 28.58 120.72 95.56 185.22 N/A 19,578 20,831
5 1 82.73 82.73 82.73 00.00 100.00 82.73 82.73 N/A 160,000 132,371
6 25 91.59 91.47 88.57 17.05 103.27 46.64 154.49 86.251t0 97.72 285,620 252,966
_ ALL 294 94.41 95.12 93.52 12.47 101.71 46.64 185.22 92.43 t0 95.24 182,314 170,493
PROPERTY TYPE * Avg. Adj. Avg.
RANGE COUNT MEDIAN MEAN WGT.MEAN COD PRD MIN MAX 95%_Median_C.I. Sale Price Assd. Val
01 294 94.41 95.12 93.52 12.47 101.71 46.64 185.22 92.43 to 95.24 182,314 170,493
06
07
ALL_ 294 94.41 95.12 93.52 12.47 101.71 46.64 185.22 92.43 to 95.24 182,314 170,493
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73 Red Willow

PAD 2026 R&O Statistics (Using 2026 Values)

Page 2 of 2

RESIDENTIAL Qualified
Date Range: 10/1/2023 To 9/30/2025  Posted on: 1/31/2026
Number of Sales : 294 MEDIAN : 94 COv : 19.00 95% Median C.I.: 92.43 to 95.24
Total Sales Price : 53,600,309 WGT. MEAN : 94 STD : 18.07 95% Wgt. Mean C.I.: 91.65 to 95.38
Total Adj. Sales Price : 53,600,309 MEAN : 95 Avg. Abs. Dev : 11.77 95% Mean C.I.: 93.05to 97.19
Total Assessed Value : 50,124,930
Avg. Adj. Sales Price : 182,314 COD: 1247 MAX Sales Ratio : 185.22
Avg. Assessed Value : 170,493 PRD: 101.71 MIN Sales Ratio : 46.64 Printed:3/18/2026 1:41:18PM
SALE PRICE * Avg. Adj. Avg.
RANGE COUNT MEDIAN MEAN WGT.MEAN COD PRD MIN MAX 95%_Median_C.I. Sale Price Assd. Val
_ low$Ranges_
Less Than 5,000
Less Than 15,000 2 144.90 144.90 138.78 27.83 104.41 104.57 185.22 N/A 7,367 10,224
Less Than 30,000 5 104.57 130.77 124.65 33.71 104.91 86.25 185.22 N/A 13,447 16,762
__Ranges Excl. Low $__
Greater Than 4,999 294 94.41 95.12 93.52 12.47 101.71 46.64 185.22 92.43 t0 95.24 182,314 170,493
Greater Than 14,999 292 94.39 94.78 93.50 12.18 101.37 46.64 182.99 92.26 to 95.20 183,512 171,591
Greater Than 29,999 289 94.38 94.50 93.48 11.96 101.09 46.64 182.99 92.26 to 95.20 185,236 173,153
__Incremental Ranges___
0 TO 4,999
5,000 TO 14,999 2 144.90 144.90 138.78 27.83 104.41 104.57 185.22 N/A 7,367 10,224
15,000 TO 29,999 100.27 121.36 120.69 30.35 100.56 86.25 177.55 N/A 17,500 21,120
30,000 TO 59,999 100.46 110.00 113.31 14.77 97.08 91.76 143.01 91.76 to 143.01 42,888 48,595
60,000 TO 99,999 40 91.27 95.66 95.06 16.89 100.63 59.91 182.99 88.14 to 97.49 79,519 75,591
100,000 TO 149,999 71 93.85 95.64 95.12 11.60 100.55 60.53 156.43 90.41 to 96.21 123,434 117,405
150,000 TO 249,999 106 94.24 94.40 94.63 11.14 99.76 55.28 149.64 91.26 to 96.46 190,337 180,113
250,000 TO 499,999 62 94.60 91.23 91.62 10.30 99.57 46.64 121.05 91.41 to 95.62 313,090 286,857
500,000 TO 999,999 3 91.59 87.10 86.10 09.26 101.16 72.14 97.57 N/A 567,000 488,160
1,000,000 +
ALL 294 94.41 95.12 93.52 12.47 101.71 46.64 185.22 92.43 t0 95.24 182,314 170,493
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73 - Red WI|ow COUNTY PAD 2026 R&O Statistics 2026 Val ues Wiat |F Stat Page: 1
RESI DENTI AL | MPROVED Type : Qualified
Nurmber of Sales : 8 Medi an : 93 cov 42.04 95% Medi an C. |. 55.28 to 177.55
Total Sales Price : 869, 000 Wt. Mean : 77 STD : 39.72 95% Wyt . Mean C. 1. 54.26 to 99. 26
Total Adj. Sales Price : 869, 000 Mean : 94 Avg. Abs. Dev : 28.04 95% Mean C. |. 61.28 to 127.70
Total Assessed Val ue : 667, 049
Avg. Adj. Sales Price : 108, 625 COD : 30.12 MAX Sales Ratio : 177.55
Avg. Assessed Val ue : 83, 381 PRD : 123.10 M N Sales Ratio : 55. 28
DATE OF SALE *
RANGE COUNT MEDI AN MEAN WGT. MEAN coe PRD M N MAX 95% Median C. |. Avg. Adj . Sal ePrice Avg. AssdVal ue
Qtrs__
10/ 01/ 2023 To 12/ 31/ 2023 1 177.55 177.55 177.55 100. 00 177.55 177.55 N A 17, 500 31,071
01/ 01/ 2024 To 03/ 31/ 2024 1 106. 72 106. 72 106. 72 100. 00 106. 72 106. 72 N A 68, 000 72,569
04/ 01/ 2024 To 06/ 30/ 2024 1 55. 28 55. 28 55. 28 100. 00 55. 28 55. 28 N A 183, 000 101, 154
07/ 01/ 2024 To 09/ 30/ 2024
10/ 01/ 2024 To 12/ 31/2024 2 85. 99 85. 99 81. 62 25.20 105. 35 64. 32 107. 66 N A 58, 250 47,542
01/ 01/ 2025 To 03/31/2025 2 78.21 78.21 73.74 25. 57 106. 06 58. 21 98. 20 N A 206, 000 151, 904
04/ 01/ 2025 To 06/ 30/ 2025
07/ 01/ 2025 To 09/30/2025 1 88. 00 88. 00 88. 00 100. 00 88. 00 88. 00 N A 72,000 63, 363
__ Study Yrs
10/ 01/ 2023 To 09/ 30/ 2024 106. 72 113. 18 76. 27 38.19 148. 39 55. 28 177.55 N A 89, 500 68, 265
10/ 01/ 2024 To 09/ 30/ 2025 5 88. 00 83. 28 76.98 18.94 108. 18 58.21 107. 66 N A 120, 100 92, 451
__ Calendar Yrs____
01/ 01/ 2024 To 12/ 31/ 2024 4 85.52 83.50 73.14 27.71 114. 16 55. 28 107. 66 N A 91, 875 67, 202
ALL
10/ 01/ 2023 To 09/ 30/ 2025 8 93.10 94. 49 76.76 30. 12 123. 10 55. 28 177.55 55.28 to 177.55 108, 625 83, 381
VALUATI ON GROUP
RANGE COUNT MEDI AN MEAN WGT. MEAN (60 D) PRD M N MAX 95% Median C. |. Avg. Adj . Sal ePrice Avg. AssdVal ue
3 8 93. 10 94. 49 76.76 30. 12 123. 10 55. 28 177.55 55.28 to 177.55 108, 625 83, 381
ALL
10/ 01/ 2023 To 09/ 30/ 2025 8 93.10 94. 49 76.76 30. 12 123.10 55. 28 177. 55 55.28 to 177.55 108, 625 83, 381
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73 - Red WI I ow COUNTY

PAD 2026 R&O Statistics 2026 Val ues

What | F Stat

Page: 2

RESI DENTI AL | MPROVED Type : Qualified
Nurmber of Sales : 8 Medi an : 93 cov 42.04 95% Medi an C. |. 55.28 to 177.55
Total Sales Price : 869, 000 Wt. Mean : 77 STD : 39.72 95% Wyt . Mean C. 1. 54.26 to 99. 26
Total Adj. Sales Price : 869, 000 Mean : 94 Avg. Abs. Dev : 28.04 95% Mean C. |. 61.28 to 127.70
Total Assessed Val ue : 667, 049
Avg. Adj. Sales Price : 108, 625 COD : 30.12 MAX Sales Ratio : 177.55
Avg. Assessed Val ue : 83, 381 PRD : 123.10 M N Sales Ratio : 55. 28
PROPERTY TYPE *
RANGE COUNT MEDI AN MEAN WGT. MEAN coe PRD MAX 95% Median C. |. Avg. Adj . Sal ePrice Avg. AssdVal ue
01 8 93.10 94. 49 76.76 30. 12 123.10 55. 28 177. 55 55.28 to 177.55 108, 625 83, 381
06
07
ALL
10/ 01/ 2023 To 09/ 30/ 2025 8 93.10 94. 49 76.76 30. 12 123.10 55. 28 177.55 55.28 to 177.55 108, 625 83, 381
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73 Red Willow Page 25

73 - Red WI|ow COUNTY PAD 2026 R&O Statistics 2026 Val ues What |F Stat Page: 3
RESI DENTI AL | MPROVED Type : Qualified
Nunber of Sales : 8 Medi an : 93 cov 42.04 95% Medi an C. |. 55.28 to 177.55
Total Sales Price : 869, 000 Wt. Mean : 77 STD : 39.72 95% Wyt . Mean C. 1. 54.26 to 99. 26
Total Adj. Sales Price : 869, 000 Mean : 94 Avg. Abs. Dev : 28.04 95% Mean C. |. 61.28 to 127.70
Total Assessed Val ue : 667, 049
Avg. Adj. Sales Price : 108, 625 COD : 30.12 MAX Sales Ratio : 177.55
Avg. Assessed Val ue : 83, 381 PRD : 123.10 M N Sales Ratio : 55. 28
SALE PRI CE *
RANGE COUNT MEDI AN MEAN WGT. MEAN coe PRD M N MAX 95% Median C. |. Avg. Adj . Sal ePrice Avg. AssdVal ue
Less Than 5, 000
Less Than 15, 000
Less Than 30, 000 1 177.55 177.55 177.55 100. 00 177.55 177.55 N A 17, 500 31,071
__Ranges Excl. Low $__
Greater Than 4,999 93.10 94. 49 76.76 30. 12 123.10 55. 28 177.55 55.28 to 177.55 108, 625 83, 381
G eater Than 15,000 93.10 94. 49 76.76 30. 12 123.10 55. 28 177.55 55.28 to 177.55 108, 625 83, 381
G eater Than 30, 000 88. 00 82. 63 74. 69 21. 88 110. 63 55. 28 107. 66 55.28 to 107.66 121, 643 90, 854
__Increnmental Ranges__
0 TO 4,999
5,000 TO 14, 999
15,000 TO 29,999 1 177.55 177.55 177.55 100. 00 177.55 177.55 N A 17, 500 31,071
30,000 TO 59, 999 1 107. 66 107. 66 107. 66 100. 00 107. 66 107. 66 N A 46, 500 50, 063
60,000 TO 99, 999 3 88. 00 86. 35 86. 17 16. 06 100. 21 64. 32 106. 72 N A 70, 000 60, 318
100,000 TO 149, 999
150,000 TO 249, 999 2 76.74 76.74 75. 30 27.96 101.91 55. 28 98. 20 N A 171, 500 129, 140
250,000 TO 499, 999 1 58. 21 58. 21 58. 21 100. 00 58. 21 58. 21 N A 252, 000 146, 683
500,000 TO 999, 999
1, 000, 000 +
ALL
10/ 01/ 2023 To 09/ 30/ 2025 8 93.10 94. 49 76.76 30. 12 123.10 55. 28 177. 55 55.28 to 177.55 108, 625 83, 381



73 - Red WII ow COUNTY Printed: 03/24/2026
RESI DENTI AL | MPROVED - ADJUSTED

SUMVARY OF ADJUSTED PARAMETERS FOR CALCULATI ON FROM USER FI LE

Strata Headi ng Strata Change Val ue Change Type Per cent Change

VALUATI ON GROUP 3 Tot al I ncrease 0%
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73 - Red WI|ow COUNTY PAD 2026 R&O Statistics 2026 Val ues Wiat |F Stat Page: 1
RESI DENTI AL | MPROVED Type : Qualified
Nurmber of Sales : 3 Medi an : 105 cov : 38. 44 95% Medi an C. |. N A
Total Sales Price : 58, 734 Wit . Mean : 106 STD : 49. 37 95% Wyt . Mean C.|I. N A
Total Adj. Sales Price : 58, 734 Mean : 128 Avg. Abs. Dev : 29. 89 95% Mean C. 1. 5.80 to 251.10
Total Assessed Val ue : 62, 494
Avg. Adj. Sales Price : 19, 578 COD : 28. 58 MAX Sal es Ratio : 185. 22
Avg. Assessed Val ue : 20, 831 PRD : 120.72 M N Sales Ratio : 95. 56
DATE OF SALE *
RANGE COUNT MEDI AN MEAN WGT. MEAN coe PRD M N MAX 95% Median C. |. Avg. Adj . Sal ePrice Avg. AssdVal ue
Qtrs__
10/ 01/ 2023 To 12/31/2023
01/ 01/ 2024 To 03/31/2024
04/ 01/ 2024 To 06/ 30/ 2024 1 104. 57 104. 57 104. 57 100. 00 104. 57 104. 57 N A 8,484 8,872
07/ 01/ 2024 To 09/30/2024
10/ 01/ 2024 To 12/31/2024 1 185. 22 185. 22 185. 22 100. 00 185. 22 185. 22 N A 6, 250 11, 576
01/01/2025 To 03/31/2025
04/ 01/ 2025 To 06/ 30/2025 1 95. 56 95. 56 95. 56 100. 00 95. 56 95. 56 N A 44,000 42,046
07/ 01/ 2025 To 09/30/2025
__ Study Yrs
10/ 01/ 2023 To 09/ 30/ 2024 1 104. 57 104. 57 104. 57 100. 00 104.57 104.57 N A 8, 484 8,872
10/ 01/ 2024 To 09/ 30/ 2025 2 140. 39 140. 39 106. 71 31.93 131. 56 95. 56 185. 22 N A 25,125 26, 811
__ Calendar Yrs____
01/ 01/ 2024 To 12/ 31/ 2024 2 144. 90 144. 90 138.78 27.83 104. 41 104. 57 185. 22 N A 7,367 10, 224
ALL
10/ 01/ 2023 To 09/ 30/ 2025 3 104. 57 128. 45 106. 40 28.58 120. 72 95. 56 185. 22 N A 19, 578 20, 831
VALUATI ON GROUP
RANGE COUNT MEDI AN MEAN WGT. MEAN (60 D) PRD M N MAX 95% Median C. |. Avg. Adj . Sal ePrice Avg. AssdVal ue
4 3 104. 57 128. 45 106. 40 28.58 120.72 95. 56 185. 22 N A 19, 578 20, 831
ALL
10/ 01/ 2023 To 09/ 30/ 2025 3 104. 57 128. 45 106. 40 28.58 120. 72 95. 56 185. 22 N A 19, 578 20, 831

73 Red Willow Page 27



73 - Red WI I ow COUNTY
RESI DENTI AL | MPROVED

PAD 2026 R&O Statistics 2026 Val ues

Type : Qualified

What | F Stat

Page: 2

Nurmber of Sales : 3 Medi an : 105 cov 38. 44 95% Medi an C. |. N A
Total Sales Price : 58, 734 Wit . Mean : 106 STD : 49. 37 95% Wyt . Mean C.|I. N A
Total Adj. Sales Price : 58, 734 Mean : 128 Avg. Abs. Dev : 29. 89 95% Mean C. |. 5.80 to 251.10
Total Assessed Val ue : 62, 494
Avg. Adj. Sales Price : 19, 578 COD : 28. 58 MAX Sal es Ratio : 185. 22
Avg. Assessed Val ue : 20, 831 PRD : 120.72 M N Sales Ratio : 95. 56
PROPERTY TYPE *
RANGE COUNT MEDI AN MEAN WGT. MEAN coe PRD MAX 95% Median C. |. Avg. Adj . Sal ePrice Avg. AssdVal ue
01 3 104. 57 128. 45 28.58 120. 72 95. 56 185. 22 N A 19, 578 20, 831
06
07
ALL
10/ 01/ 2023 To 09/ 30/ 2025 3 104. 57 128. 45 28.58 120.72 95. 56 185. 22 N A 19, 578 20, 831

73 