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�����I����Ĵ��JLJM��������TT̀NT��ccccccccccccccccccccccccccccccccccc����������� � � ccccccccccccccccccccccccccccccccc� � �Z����	�� ��
���G��
����
���� � � � � � 	����������G��

���
��� ���������G���������������G���



����
����� � � � ��������G������G���O�� �������������� ��������������� �� � ��������������������������������UdefgW�



JUNE 14, 2024 PAYROLL 

GENERAL FUND    
NET PAYROLL                      354,596.50  

AMERICAN FAMILY LIFE  I PREMIUMS                        1,552.83  

RETIREMENT PLANS AMERITAS R EMPE RET                      62,290.46  

BUFFALO CO TREASURER I PREMIUMS                    162,672.69  

EMPOWER ANNUITY INS R DEFERRED COMP                        1,075.00  

FIRST CONCORD E FLEX FUNDS                        6,814.22  

FIRST NATIONAL BANK T FEDERAL TAXES                 119,171.94  

KEARNEY UNITED WAY E DONATIONS                              61.00  

MADISON NATIONAL I PREMIUMS                        1,151.72  

MADISON NATIONAL I LT DISABILITY                            283.17  

ERIN M MCCARTNEY E GARNISHMENT                            402.00  

METLIFE  E DENTAL                         3,824.82  

NATIONWIDE RETIREMENT  R DEFERRED COMP                        1,449.50  

NE CHILD SUPPORT E CHILD SUPPORT                            945.00  

STATE OF NE T STATE TAXES                      19,885.06  

VISION SERVICE PLAN E EMPE VSP EYE                         1,230.94  

ROAD FUND    
NET PAYROLL                        65,916.72  

AMERICAN FAMILY LIFE  I PREMIUMS                            733.69  

RETIREMENT PLANS AMERITAS R EMPE RET                      10,294.07  

BUFFALO CO TREASURER I PREMIUMS                        4,426.97  

FIRST CONCORD E FLEX FUNDS                            891.24  

FIRST NATIONAL BANK T FEDERAL TAXES                      19,088.57  

LANCASTER COUNTY COURT E GARNISHMENT                            201.85  

MADISON NATIONAL I PREMIUMS                            167.51  

MADISON NATIONAL I LT DISABILITY                            115.12  

METLIFE  E DENTAL                             982.80  

NATIONWIDE RETIREMENT R DEFERRED COMP                            272.50  

STATE OF NE T STATE TAXES                        2,873.23  

VISION SERVICE PLAN E EMPE VSP EYE                             314.14  

WEED FUND    

NET PAYROLL                          5,474.69  

RETIREMENT PLANS AMERITAS R EMPE RET                            870.45  

BUFFALO CO TREASURER I PREMIUMS                            320.65  

FIRST CONCORD E FLEX FUNDS                            104.16  

FIRST NATIONAL BANK T FEDERAL TAXES                        1,714.88  

MADISON NATIONAL I LT DISABILITY                                 3.81  

METLIFE E DENTAL                               56.94  

STATE OF NE T STATE TAXES                            263.88  

VISION SERVICE PLAN E EMPE VSP EYE                                  4.81  

 









































ESU 10 – Buffalo County 
Agreement for Maintenance and Hosting Website 

July 1, 2024 – June 30, 2025 
 

Page 1 of 2 Revised June 14, 2024 

 
 

This agreement is entered into by and between Educational Service Unit 10, 76 Plaza Blvd., P.O. Box 850, Kearney, Nebraska 68848 
and Buffalo County, Board of Commissioners, Box 1270, Kearney, NE 68847. 
 
Whereas ESU 10 and Buffalo County desire to enter into an agreement for the purpose of providing mutually agreed upon service and 
support for issues and items related to websites and hosted services.  It is the purpose of this agreement to evidence the contract and 
understanding of the parties. 
 
Therefore, in consideration of the mutual agreements hereinafter set forth, the parties agree as follows: 
 

1. The term of this service will begin July 1, 2024, and end June 30, 2025, as described herein. 

2. ESU 10 agrees to: 

• Provide access to and necessary training for the hosted websites and web applications 
• Address any known high-risk security issues in the websites or applications 
• Maintain backups of the data in accordance with industry best practices 
• Inform the Buffalo County point of contact (POC) promptly upon the web site being down 
• Inform the Buffalo County point of contact (POC) two days prior to a planned down time for the web site  
• Provide support for users of the websites via phone and email or in person as needed 

All other software maintenance and development projects for websites and web applications will be determined through estimation 
and budgeting process and will be mutually agreed upon before service is delivered. 

3. Buffalo County agrees to: 

• Identify a primary point of contact (POC) and to communicate all service requests through the POC to ESU 10 
• Request changes and updates through a formal project scope of work  

Customized Programming   $85 per Hour 
 

• Pay ESU 10 for this annual service and support 
Buffalo County Website and Application $1600 

 

This agreement shall be binding upon the parties hereto and their successors.  The persons executing this agreement on behalf of the 
respective parties specifically acknowledge and represent that they have valid authority to bind the party for whose benefit this 
agreement is being executed.   

ESU 10 and Buffalo County reserve the right to terminate any and all agreements with a ninety-day (90) notice. 

 

  

  



ESU 10 – Buffalo County 
Agreement for Maintenance and Hosting Website 

July 1, 2024 – June 30, 2025 
 

Page 2 of 2 Revised June 14, 2024 

 
 

 
Primary POC 
 

Paul Farrell <pfarrell@buffalocounty.ne.gov>_________________  308-236-1236  
Name & E-mail Address   Phone Number 
 
 
Secondary POC 
 
 

Lynn Martin <lmartin@buffalocounty.ne.gov>  ____  (308) 236-1224  
Name & E-mail Address   Phone Number 
 
 
 

Approved By: 
 
Educational Service Unit 10 Buffalo County Board of Commissioners 

Melissa Wheelock, Administrator (board member, title, signature, date) 
 





























2024 THREE YEAR ASSESSMENT PLAN 
BUFFALO COUNTY ASSESSMENT YEARS 2025, 2026, & 2027 

 

 

 

Prepared by: 

 Roy Meusch, Buffalo County Assessor 

Phone: 308-236-1205 

Email: rmeusch@buffalocounty.ne.gov 
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SOURCE:  BUFFALO COUNTY ABSTRACT OF ASSESSMENT FOR REAL PROPERTY, FORM 45 AND/OR 
YEARLY R & O BY PROPERTY ASSESSMENT DIVISION, NE DEPT OF REVENUE 
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General Office Information for 2024 

We take advantage of all videos and classes that are available. We also have continued 
training within the office including a Monday morning meeting each week. 
 
Property Records and sales searches are available on Beacon and Nebraska Assessor’s 
Online, which taxpayers can access.  
 
 
 

Available Time Allotments for Field Staff 

 

 
6 Year Review Forecast & 3 Year Assessment Plan For 2024, 

2025, 2026 w/ projected Years 2027-2030 
      

APPRAISAL TYPE 2025 2026 2027 2028 2029 
CEMETARIES/ 46 31 31 31 31 31 
RESIDENTIAL      

ELM CREEK    374  
GIBBON     603 

RAVENNA 621     
SHELTON      
VILLAGES   598   

KEARNEY 21-26 1499 1709 1564 1642 1429 
441 128 494 117 95 208 
442  317    

MOBILE HOMES 388  89 416 158 
LAKE/ OUTLOTS   78   

TOWNSHIPS      
Total 871 parcels 2024 996 700 1310 1351 1543 

      
COMMERCIAL - INDUSTRIAL      

GOVL & PERMISSIVE      EXEMPTIONS 467 255 342 401 379 
TOTALS 4130 3506 3962 4310 4351 

      



STAFF 
 
Field Reviewers 
 
For 2024 we have 4 Full Time Equivalent Field reviewers available to accomplish review 
requirements which include protest reviews, pick-up, permit, preliminary value, and sales 
review work. They go on appointments and help property owners with all queries and 
explanations. The field staff are currently all using ‘Surface Pros’ to do their field work. 
This greatly enhances the amount of work that can be done and cuts down on the amount 
of time spent in the office. The Surface Pros also take pictures and automatically update 
the property records. They allow reviewer the opportunity to show property owners the 
information in their property record while on site.  All field reviewers are prepared to assist 
with other areas of responsibility when necessary.  They can wait on the counter and help 
with questions and forms. 
 

Activities Performed During Preliminary Values, Neighborhood Review, 
Sales Review, Protest Review and Pickup Work 

  These reviews include: 
• Re-measuring house, sheds and outbuildings as necessary. 
• Evaluating Quality / Condition and noting if remodeling has taken place. 
• Noting kitchen and bathrooms Q / C and pictures taken. 
• Evaluating the siding including calculation of percentage of brick veneer 
• Obtaining the number of plumbing fixtures 
• Obtaining the amount of basement finish 
• Establishing an attached and/or detached garage and its size, condition and 

interior finish 
• Re-measuring and recording all miscellaneous improvements – porches, 

decks, covered or uncovered entries, garage finish, walkout basement, 
garden level basement, egress windows and measuring concrete patios if 
changed 

• Taking pictures front / back of main building and outbuildings 
• Updating the parcel record with any changes observed and noted. 
• Checking drawings to 1” = 20’ Scale  
• Entering pictures, notes, and adjustments in the CAMA system. 

 

Office Staff for 2024 
 
There are 3.0 office staff employees. They assist at the counter, answer phone calls, 
answer questions, wait on the public and do day-to-day duties. All of them can assist with 
Homestead and Personal Property. Two people assist with sales entry, Permissive 
Exemption properties and special projects. Two of the clerical staff do most of the reports 
and information for the state. 
 



The deputy does special inquiries, sending sales verifications, entering sales and 
trouble shooting.  She also handles Computer information, MIPS updates and checks 
input for accuracy. If needed, the deputy aids with review work and assists in every 
aspect of anything that needs to be done in the office. 
 

Assessor’s Staff, Office Duties and Responsibilities 
1. Record Maintenance, Mapping Updates & Ownership Changes 
2. Assessor Administrative Reports Annually prepare & file required by 

statute/regulation 
Abstracts (Real and Personal Property) 
Assessor Survey 
Sale information to PAD roster & annual Assessed Value Update with 
Certification of Value to Political Subdivisions 
School District Taxable Value Report 
Homestead Exemption Tax Loss Report (in conjunction with Treasurer) 
Certificate of Taxes Levied Report 
Report of current values for properties owned by Board of Educational Lands & 
Funds 
Report of all Exempt Property and Taxable Government Owned Property 
Annual Plan of Assessment Report 

 
3.  Personal Property 

Administer annual filing of Buffalo County schedules, prepare subsequent notices for 
incomplete filings or failure to file and penalties applied, as required. 
 

4. Permissive Exemptions 
Administer annual filings of applications for a new (Form 451) or continued 
exempt use (Form 451a), review and make recommendations to B.O.E. 
 

5.  Taxable Government Owned Property 
Annual review of government owned property not used for public purpose, send 
notices of intent to tax, etc. 
 

6.  Homestead Exemptions 
Administer Buffalo County annual filings of applications, approval/denial process, 
taxpayer notifications, and taxpayer assistance.  
 

7. Centrally Assessed 
Review of valuations as certified by PAD for railroads and public service entities, 
establish assessment records and tax billing for tax list. 
 

8. Tax Increment Financing 
Management of record/valuation information for properties in community 
development projects for proper reporting on administrative reports and allocation of 
ad valorem tax. 
 



9. Tax Districts and Tax Rates 
Management of school district and other tax entity boundary changes  
Necessary for correct assessment and tax information; input/review of levy rates used 
for tax billing process. 
 

10. Tax Lists/Tax List corrections 
Prepare and certify tax lists to county treasurer for real property, personal property, 
and centrally assessed property, & prepare correction documents for B.O.E. approval 
and for county treasurer. 
 

11. County Board of Equalization 
Prepare information for the B.O.E., attend hearings, if applicable for the county, defend 
values (LOV) and sales file, and/or implement orders of the T.E.R.C. 
 

12.   Tax Equalization and Review Commission Appeals 
Prepare Information for the B.O.E. to defend their BASIS for decision, defend assessor 
determined Level of Value (LOV) and sales file, and/or  
“Show Cause” to the T.E.R.C. for LOV or methodology as the need specifies. 
 

13.   T.E.R.C. Statewide Equalization 
Attend hearings, if applicable to county, defend values, and/or implement orders of the 
T.E.R.C. Notify PAD of execution orders and when implemented. 
 

14.   Education 
Attend meetings, workshops and educational classes to obtain required hours of 
continuing education to maintain the Assessor Certification. 
All Staff attends training provided by the State that is pertinent to their specific duties.  
 

15.   Assessor’s Property Assessment & Taxation Calendar 
Complete Assessor’s Office calendar tasks in a timely manner. 

 
 

BUDGET 
 
The Budget has not been set at the time of this writing. 
 
 
 

 
 
 
 
 
 
 
 
 



 
Conclusion 

 
There are 26,000+ parcels in Buffalo County with modest increases in the number of 
parcels in the last 5 years.  Those properties scheduled for review in 2024 and 
protested properties will be reviewed this summer as well as neighborhoods which have 
signs of inequality within them. 
 
Rural residential properties in the same township and range areas will be reviewed as 
well as acreages around Kearney.  Multiple neighborhoods in Kearney are being 
reviewed. Land values for residential neighborhoods, acreages and rural home-sites will 
be reviewed. Residential depreciation and effective age will be closely monitored in 
Kearney, small towns, acreages and rural home sites.   
 
We are realigning the review process in Kearney so the six areas of town are reviewed 
one each in the six-year process rather than in bits and pieces. This would make the sales 
reviews and studies much more understandable.  We are combining some neighborhoods 
in Kearney as there are neighborhoods with very few parcels.  This will result in some 
neighborhoods being review a little sooner than the 6 years, in order to make the numbers 
more even throughout the 6 years. 
 
Special Value and Agricultural properties, as well as acreages, are reviewed and updated 
in the new review configuration.  
 
We are visiting with many folks, especially those that file protests every year. We also are 
working on making sure the costing information on all records is as complete and correct 
as possible.   
 
Commercial properties and sales continue to be reviewed. Many commercial 
neighborhoods have been realigned, values will be examined along with occupancy 
codes versus price/ sq. ft.  We have requested and are receiving income data from 
multiple commercial owners and will continue to work on moving to income and expense 
information for 2025 for the majority of commercial properties.  
 
We will do preliminary values again in 2025 which will allow property owners to come in 
and visit with us before the actual 2025 values are set. This was a successful use of time 
in past years. 
 

Respectfully submitted,     July 15, 2024 
 
 
Roy Meusch         
Buffalo County Assessor 
 

 



Statutory Requirements 
Pursuant to Neb. Revised Statute, 77-1311.02, 

The county assessor shall, on or before June 15 each year, prepare a plan of assessment which shall describe 
the assessment actions the county assessor plans to make for the next assessment year and two years 
thereafter.  The plan shall indicate the classes or subclasses of real property that the county assessor plans 
to examine during the years contained in the plan of assessment.  The plan shall describe all the assessment 
actions necessary to achieve the levels of value and quality of assessment practices required by law and the 
resources necessary to complete those actions.  The plan shall be presented to the county board of 
equalization on or before July 31 each year.  The county assessor may amend the plan, if necessary, after 
the budget is approved by the county board.  A copy of the plan and any amendments thereto shall be mailed 
to the Department of Revenue on or before October 31 each year. 

 
Pursuant to Neb. Revised Statute, 77-1311.03   
 On or before March 19 of each year, each county assessor shall conduct a systematic inspection and review 

by class or subclass of a portion of the taxable real property parcels in the county for the purpose of achieving 
uniform and proportionate valuations and assuring that the real property record data accurately reflects the 
property.  The county assessor shall adjust the value of all taxable real property parcels by class or subclass 
in the county so that the value of all real property is uniform and proportionate.  The county assessor shall 
determine the portion to be inspected and reviewed each year to assure that all parcels of real property in the 
county have been inspected and reviewed no less frequently than every six years. 
 

Pursuant to Neb. Revised Statute, 77-112 
All property in the State of Nebraska is subject to property tax unless expressly exempt by Nebraska 
Constitution, Article VIII, or permitted by the constitution and enabling legislation adopted by the legislature. 
The uniform standard for the assessed value of real property for tax purposes is actual value, which is defined 
by law as “the market value of real property in the ordinary course of trade. 

 
Acceptable Range of Values   
 
Pursuant to Neb. Revised Statute 77-5023 

(2)  An acceptable range is the percentage of variation from a standard for valuation as measured by an 
established indicator of central tendency of assessment.  Acceptable ranges are: (a) For agricultural land 
and horticultural land as defined in section 77-1359, sixty-nine to seventy-five percent of actual value: (b) for 
lands receiving special valuation, sixty-nine to seventy-five percent of special valuation as defined in section 
77-1343; and (c) for all other real property, ninety-two to one hundred percent of actual value. 
(3)  Any increase or decrease shall cause the level of value determined by the commission to be at the 
midpoint of the applicable acceptable range. 

 

Acceptable ranges are:  

(a) For agricultural land and horticultural land   69% to 75% of actual value. 

(b) For lands receiving special valuation   69% to 75% of actual value. 

(c) For all other real property,  92% to 100% of actual value. e.g., Residential and Commercial/Industrial 
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