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CHA,.,~ER I 

Itml.OOOOTION 

Mclnt,1eh (;county~ $!tuated in east,...een~raJ. Oklahom, has 

'Within its boMdaries part of Eufaula Lake. The lake tdl.l il.1-

und.a:te 5$,000 acres. .of land :td.th1n the county,. 

This is a study of agi-imil.tu:rs.1 land sales .in Mein'tosh 

County attd the ·effee.ts on land ~rices arising £ram ~e purchase 

, of eminent domain :land f<Yr· the lake, 'Which Wll$ bttild under tile 

. aUS-J.liees of t.he 11. s. Corps of' .Engineers, and eom.ple~ed .in 

March,. 1964. ThG main purposes for which t.be lake- ·was built 

were: ta) fl.cod ci:ont.rol in the A~ liver Basin; (b) 

g-e~tio.n of hydroelectric ,powr; (e) recreation; and (d,) 

part o.r the proposed plan to extend f~ River 11.avigaUon 

tteS't to Oklahom City,. 

Mc.Ihtosh <Iounty•,s population is pNdominat.ely ~ral. ~ 

·rural. popula:tion ·1s 78.9 percent. of the, total cot1n~7 poplllatlon 

of 12,371. Th:is ie ever ·twice the percentage of t"tU"al tam. 

populat.ion in OklahClY'l, which is 37 .. l pe:reent. 

Mcinr;-osh County population has ·oeen d.$clining:t:o~ several 

yaars.. Between 1950 and 1960 this drop amounted to )0.6 per

cent, ,compared. to a state Pin o.f 4.3 percent .for the same, 



Several things baveh:t.d an influ.enoo 0-11 the rapid !oorea.se 

1n 'b.he i.nv~ettaent reqµ,ired per farm. ia tihe county t larger 

,rued fanns • higher priced e{t'Uip,Jent ·*'· 1am improvement, and 

't'h$ ~ru:ise of emiaoo:t domain land !or th.e const~uc.tlon Qcf 

Mclntosl1 County emploYllt&nt. is depe.nden.t;.. to a .great de .. 

gree., UP.Qn a¢culture and livestock farms. ,tdvancea in 

agrtcult.tw4l techruJ.l0:o7 have brought, t~w.u~gea ti1at- r~sult .111 

a ~u ~tio:n or the labor roft-e being- ~ged in direct 

agricultural pursuit.a: .. , Toe- parotui.t of' part-time f:arma;r.s in 

Mcint-0:$11 fJcunt.y increased fl'Om JS p~reen.t i:tt 191:,,9 to 51 par,,.. 

ecmt -in 19;9., eo~reial £~ e.ec..ount for 5~ peX"Cen.t o.t the

ta.ma in the· county* 

The priee of' laad aod other·~ pNpeny have been 

ai~ected by the ,eonstraetio• r,£ ·ttm Eufaula Lalce. s.lte, value. 

or ram real ttState (1and .. fUld build1Jig5) haa inerea$$d 281 



., ~,:J~. .:'"-., . ., 
liiJ.!.lW.:.Ug .i:. u.B1. 

There 
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Tae ia~f1$; 1n land values .ill 1ielnt0$h County may, in 

ad.ditien~ be laid 'to 480ther .fact.or--,.,tne tald:ng of land under 

~nt d~in fo'2' use 6.$ a water re~n-oir,. Sia'.:e tbtt all10&1i 

o,t la:nd 1ti the eou.ttty cannot be •~• the: iue~d p:re~ 

for land u x-ela~ to the amcat. o_t land tcakten out of .agi

eult\U'al use by t,be lnk.*1. 

The PtU!'PC~ of thJ..s stcud)" is che .followhg: 

l. The rela~~P o.r lam prtees pa.id £or eminen"t 
d~in land and illf'lu nee 011 the value or lat.14 
bought for '!'&plt\c~ .to.r -ag..ieult.Ut"a1 ~oeea. 

2., The i~ne,e o!" ~1- of' JAnd oo per a~re price. 

3, Tht1 intlu~e aE imp~ ~a aud lQ.cat.ion ~ per 
aero pr1¢tl.. · 
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nuance 0£ the taking 0£ land under. eln.iuent domain. £<:tr ~ 

large· lak:e1 and the influence or other .taetcre Ui'>O:n agri

cultural land pti,cess,.. In order ,to -0btatn the intormation 

1reede<l :for this· atudy ~ the :tollQllin~ pro.eE?.dure '"w"a.S used<t 

l.. Fams 10uref\.aood 11~ sQ'.leeted ~. all areas· of the - • ·,s,., . • . • -. - . . - - . 

eounty and ell onemt type f~$. Emiuent 4onain 

sal~'CJ wer-e sel9.eted trom all a~s 0£ the lake 

z"" ,~ su;rvey 1:$0 used ,e,,o t}'.lther the -needed inf~tim, 

cni each rm.le"' :T'l1e intormaticn ;ga~hend fer £an». 

sales and eminent domain lnnd sa.leSc ",;ere as £ollQ.WSt 

10 
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{2) chi Highland. soils whieh are light in 
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developed 
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ctirlties 

shore1ine to be sold for recreational. devel pment and cabin 
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CHA.FTER IV 

PUESENTATION AUD it!i.hLYSIS OF DATA 

Data presented in ·this cl1apte1· were obtained by eom ... 

piling information on 50 emi."'!ent don1ain sales and $0 open 

market far..01 sa1es since 1960 in r:1cintcsh County (see FiL,i<Ure I) .. 

and all general type f'a:nns.. 'Jfhe selling p~ice was determined 

f:rom the value of Inte,rnal Revenue Stara.ns on each deed .. . . . - . ~ -

Table I presents tha relat,ionship 0£ the price of land 

sc-ld in the lake area cor.ipared ·to upland purchased outside 

of' the lake.. 'Table II presents the price relatio,nship of 

Good, Fair and Poor quality land. Table III presents. the land 

pu_rchase 9rice out.side the lake area by year .from 1960 to 1963-. 

Table IV r:1resents the relaticnship 0£ land prices in open 

mrket sales at varying distances :frcm a hard sux·.faced road .. 

Table V r,resents the relationship of' the 11ri.ce of open 1~1arket 

to rctvi types., Table VI presents t.;he relationship of· the 

Table VII ,r,resents tlu:; land and building prices per acre ac ... 

lk, --, 



The data in Table I reveal that the ave.raze per acre 

pt·ice of land purchased in the open market and outside the 

lake a.rea "!ms $36 .. 36 ·while t,he average pri.ce per acre ror 

exninent domain land, 4a53 .. 15.. Maturally,, the eminent domain 

land tthich lay :primariJ.y in the ~.rtream valleys ,,.~as in rr1ost 

cases t~he better land, bu.t Table II ahow:s that good land 

purchased o·n the open market sold for only I$99 per acre~ 

:the indications are fairly st·rcne that eminent. .domain pui·-

chases ran some :{;50 per acre more than similar land in the 

open market. 

Accordint1; to the 1959 U. s. Census of Agriculture, the 

average value ~,er a.ere of land was ~l65 ,.44.. The average price 

during the 1960 to 1963 period o.f ~IB6 .. ,36 indicates an average 

increase in land values of 32 percent.. In Oklahana as a 

uhole, t;h:is increase was about, 2:, percent,. This certainly 

indicates tt..a.t somethinD" had an influence on. the nricec.£ .. "t;,_ _, 

ngricttltural land in the county and this proha.bly ;,-as the 

it majority of sellers or 
this l~nd .tried tea relocate .,.;ithin the county. · 'rhis arlded 

Tim averaze size of sales in the eminent. domain land 

varied .f:ro.m, :i:!O acres to 740 acres and the average size of 

sales of land purchased outside the lake varied f~m $0 
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acres t:o 21359 aeree so it is diOUbtM if' si$e \faS aa im

portant raot-Or 1u·price:.-

;o 

TABLE I 

VALUE OF IA.HD SOLO D LAKE 
COMPAnED TO tJPUJn) PURCHASED Otl'lSIDE OF LAD 

1960-1963 • MOIBTOSH COUNTY 

; 

Value. ot Land Purchased. In Lake ....... ,-)· .. ,. 

n .7·· rta 71' V7 

Total Price 
{D.ollan} 

·.'"'''*'l'A~~ 4:y~;;,;~o ... 

Per Aire 
. (Dollars) 

a -• .t· ± ar · .-i 1· !41, ·~ j_-mtf.il!it. ,; 

,!llillf!ili .. -· l _: . i'! 

Jrverage 
Per Acre 
{Dollars) 

eu¢h a,s bot.tcoland .a'l<mg the. local streams, Cherokee Pra.irie 

.am. Ouacl1ita . Highland S()!ls.,. i'hese soils a.re Class I., Il:1 

aJDi !II in ·eapablli.ty. The 1fau'nland salea were on 1;he shallnw 

Cher.okee Prairie and shallow 'GO, i:ieep eoils· 1ocate-4 in the 
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of the county, with l :y struct\ll"e. These 

oi Class Ill:, IV, d VI in eapabilj,ty. Th I poor r 

chit Highland and c.bita Bighla 

· ich are £om in the scrub oa 'tl.Jil.1::>eJ~ area. 

Th y are usua y gentl t tee slo s and are in th C 1.asse 

of III, I VI 
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tlie pTi:ee cf: J...;"ln1"' a,~t d~iin purckaaea started in 19~9 ... 

l~s, i'~el"S be1,;p:n. to ttlocat,e in 1:9601 the .average par acre-

~·,J'ft<i.- 1r,~ "'f'l lt.~ '!'I" ..... ...,,._ -~"5--*~' ~ ... ,.ii; +-A -;,,;1·-~,t- . •·"- cft<df~~- ~-""" WH,.,9- ~ { .f -*·...,- , .. ~ .Ul.,...~,;;,; 4..Q4.-- -1'¥' ~Yi VU! ii> '!oi' M- 9 f VUll;: ""1i,1l'''!ii>"':-~'lii' fi.-4" 

_ -aen p-'r:ico 1~.e t.o t:f);;.,16 in 1961, altl'.t&ugh "the ama.U mabel"' 

,of mtlea in 1961 may leave &t.metb.i..~ to be ;d£4sirad ,·4th~ 

spettt. t-o the: ave!'age,., _ :aut. :tlle __ f"ac-t that thi1a:. price did J!'ise 

s.c rapidl-y and then dee~ :!n.1962 arld 1963 seems to iadieat& 

that sane strong intluence was preamtt!llr ,By 1962 and. 1963, the 

~P p,rte.e !Jer acre had stabilised attd. remai~ fajrq e.en

~t at !.j$6 and !~8:. ·fll-e- anrae;1.1 peJ> a.ere price f."llr all 50 

~- and tl:r.~i 12,537 a~s- ~based from l.'it:4l to 1963 in. ~

open ~ke-t 1-ra$ ;;86 .. 36 .. 

~r 
Sal,(.~ 

.,,..,.,..,_"' ,tt.i) 
~-V-~· i/'U 

t.thSU) PRICE m GOOD' FAm ;iN}) POOR LAW 
-1960-1963 - _ Memoau ctDtTY 

Acree· -A,,.age 
S!~ 

T:ot'al 
!-'l'iee· 
(Dol.lJu'a) -_ 

Pe:c· Gent. 
01' 
Av.e:rap 

-••• 11. ~J'J: :ne •!:dbl . .tsJiWl.W'-~~-• -• ____ .., .. .,-•-• ,...,. _p_·_e ·-• -• -ww-1;1111· 

-"3,.#J,L i'V'l:Pli 
~;.i;:.,l'):t~ 

..,;f;l''-2 "1.i'lf"II 
. 1::.:-:;;1, f . .Ji.V'.,;,,I! 

<i nd.~ ~4 
'4-¥~JfVV 
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e 

-
lO l, 3 139. 77 .. ll 

1961 7 li 99, 95-76 

962 11 3/} 5 87:91 

1963 22 5,899 510,3 6 .. 50 

so 12,531 l,O 2, 6 36 

BtE IV 

CM BY D STANCE FR ACED ROAD 
1960-196) ... ' COUNTY 

i:t .. eres Total Ave 
Blacktop o! Price Per ere 0£ 

avemen.t saI (Dolln (~} Yer& 
( . es) 

0 - .. 9 2 .1.94 561,000 ~-57 106 

l. - 2.9 15 .3~963 321,000 80.99 94 

3 ... ... 9 6.l,600 11 • 84 

5 - ,.520 139,lOO 91.51 ·1 

tal l.2,5.37 ios2,210 6 .. 36 l 
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LMm PRIOES U 1WAD !D>ES 
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Ul M ii tyr[ ' ' ii 

4.,53l~ 

1,400 

6$StJ: 

l.2,5)7' 

-

~~ 
Pr-tee 

(Doll;;m:.t 
' l!i · rt ··@ fiil,)" . .di!-

.387.soo: 

1.21.wo 

56?,lOO 

1i002,700 

~ * 

A~ 
Pe" Aere 
fDollaffl) 

·:,;·. _ il"i.l!i • .. ' 

85.46 

67.,60 

8(1.10 

Et6. .. 36 

JUII '· 

P~t. 
()f 

Av~e 
r- - i - 1 !ff 

99 

l.02 

lQl 

100 

st.udi.es to i.nfblenee land values te the dis~ to .a prtnci-

1 'tOW'A. 'l.!a.ble VI indtca~ea the ktfl~ on rice 0£ land 

.a;t; flrJ'lng distances f.rom. a prinej_pal t,Qlm., Th,e dis~e 

ftlattonships in ;this .study e~~ more clo.sel.y to that 

shOSim ill. ot . et~. 1he aveng$ price per acre in distant": . 

o - 2 .. 9 ·es me $ll0.37; la.ad. tm"ee t;o ft .. mil&& away sold 

.fo:r $9.!) .. 8cl acre; am. that t'iu mil· s qd over waa $79,,.72., 

It obserwed that land lQ" wit!w:L ~ taile · 

or a priaeipal ~Olffl. sold fo11 28 pe~ffllt ~ than the aftr

age ct· W la».d s<dd. ·The ap~ average per acre of lAnd 

rlLthm three mUa·· ia $JS abel'e ~ ~ue· of land ~ ~ 

Ciw miles afflly and about ~30 e.bo . lan4. mo" tbau .five ~ 

22 



--- ...... ....... ._.,._........_ 

!{ er cres tal vera e 
r Pric Per Acre 

e (Dollars) (D l s} 
... _ 

• 

• 2.9 9 l , 95 165, 110 .. 37 12 

,,.o - 4. 15 2 ,310 221,5 95 .&1 ll2 

5.0 - 26 tl,732 696 7 .72 93 

tal 50 12i537 l,082 700 .)6 1 

t\.BLE VII 

1939 1949 , ~ 1959 
Uars Dollars l ~9-194 Doll.a 

t' Increase 
- 4~-1 59 

. Fru: !, , <! 25 l) .045 

Ac 2~ 8 5 .42 

Source: U. $ f ·culture, 
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~le ID 1~~ thfJ ~~ of land and bull~ in 

Mela~, c~,,_ 1939 bl) 19'9~ ·fb.e av~mp ~ per .~ 

~ $1;.a9 in l.9''9; 1lhe avenge val.ue plill"' ~n was soo .. 60 m 
19Z.9; and th& awrap wlue p,er acre was· $6,5,.44 in 1~9, ae

~ tb 0-~1.ed Sttltes C-en:.1u:a .. , It ~als the land .SJd. 

huil41ngs a~ l)el" 1;~e value ~~ 9l pe~ ~ 

19)9· t,o-194r9t and 1t. ~~sed ll~ pe~ . .fl."Q'll lfil+' u-o 19S9. 

!111) illc:~ as~ f~ ~ t'a& ll.,5 pe~ f~ 1939 to 194-91> 

and 65 ~t ~ 1949 "t-0 1959. ~ ~ -~ per fa= 

_. .$,*':t&l4' in 1949 -~ $16,.396 ~ t.he S;~p wiue pe;r- tam 

b 195,9,. T.M ~~ val.M per :fa. inc~d 281 ~~ 

b'm 1949 to 19;9. The ~seragG per re .m ~reaee :r" Ol~ 

~ 139 pm,:~ bOll 1949 to l9S9-

!h& ~ea in p:ricet.1 £.!'(D 1949 to 1959 m Be~C'$h: 

-O'°unt" vu _.. minl.7 to the p~mse ·of' ~ ~tn land 

ill the lake ~., ~ 1:Aet~ ib:tlu.$,AC!q • pri.e.-e lie"~ 

-~ 0:t tam ~s and ~ -d: laml by ahaen..t.eeland 

~. It •- , ~ this pEJriod tnaii the per -~ -amt ~ 

.tam mlJ:e inc%'~ mon :b Jle:Ia""tosh C()Qt.y than 111 the state 

aa a tfhol.e .. 

~ -a~ntl7 wa.s due 'to faoton in tlie p~ 

pa.n:t~. 
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C&\Pi'ER V 

StJ'!.i,IA1l.t *'\ffl) COliCLUSIONS 

The ~ose 0£ this :a~ ,-taa ta tt-eop_t t-o detOJ'mine 

the tollm4Qg:c (iJ the 13:tfluenee . o1: ellti~ dc:t!ain sale of 

land for a ·•J~ lakl (Eu.faulal on the price 0:E ~ultural . 

land in the count,y; (2) the influence ot imp~oftd a1'd :road 

types o• lam price; and tn the innusi,e ot di~e to 

a principal o;·m on land price.: 

The B1UTey t.~ cond'u.cted .fl."'(:Q the sules- of $0 faras 

aold under . · _ nt doma1n., 1: itk tbe au,e of' the saies vary .. 

ing f'-rari .$0 aeres to ?40 ac~" and th~~ of' SO p~ 

· type .r~ ou.tsid· of tbe lake .~,. the s~~ o:f th~ sales 

~ ~ 80 ac$$ to 2,359 acres ... Ot ~ 100 !arut ealAs 

used 1ft ~~ suavey,. .f~ no Sll.1all:er tha.n SO aer-e · t~ con,. 

sid red -· · a land. sat•~ '?ld.s .a so tJlat;, each eale would 

repre.se~ a oole .oe a;:rae:Ul~ latld proba.bl: for ~iaul~un.l 

purposes. TberG · a a~ or 9,109 Qcres ~sented in the 

~.-... "'t ~in 1341es wi'th an av~~ <J£ 194 acr&s per sale. 

Thero \teS a totai oZ 12,531 aena l7epresent-ed. in tho la-r-A 

pw:-e Jl!!ed outsid.e th.e· !aka area. nth tm averiag~ or 251. aeres 



r aal.-a. ~ of! the ~t domain sales weru s.eleeted 

-~ ~"1~ !11-o r;,r ~1,.,,. "t:.,.,lrl,,. ---"' +"-J"A ,,,,_A n;-.;,,._~ ........ ..,...i -.,..+,,.,,.f..1'J;, 
,.J;.,.14;~ ~ -.... - v,,. ~ 4.1iiil'~'"' --'11,UU ..._~i:.,,, ..w;.i.nu, l"'-'""'-C~ Y~-""1;.i>;, 

the lake ~a wt.ls sel..ec~ed from all. ar~ or the cotm.tt_y .. . 

'fbe .Ge.lectiQllS vte1----e made to pt as noor as possible a cross

tJwti® ox- all are.as ~ th:e county .. 

!he land aal~s l'r.a1a. oil taken. ~ the yeal"'S 1960 to 

1963 and tha selling pTicea 1mn e~ted £1"GU. the Itttcr!~li.U.. 

ReV\ecmte ~ on the re:eorded deed• .. 

.It ®;n be concludad. froa ®ta ~ tbla ~~'.Udy ~t the 

pu--rt;bmJ~ cf eminent- ~in ltm.d f-('f,r'-- a large ~::e (Euf~,.ula:) 

doea im'l~--e t,hc· pr:1~ .o..f ~ul~ land lo-ea~ n-ea.r 

- eh a l.ak1t. _!he .f'oll~ti.ng eonelueio• were dett:minel.i 

(l.J tlith tl~e · pure~ of tbe ~ dOllICW1 ~. :.;ta;rt.ir 

in l.959. th-e pnee.· pe-.r acr-e ha& ·1nereased lJ2 · pere~ ... 

(2) lii11;h the ~se of the ~ d~m land, ow.ners 

had lS- ~ - in l."'lldch t..o rei:aveat .or l>AT e~-id~ 

heir llldllg. th,q 1aid the ~Ung price. A& a r 

aw.t, prtces \feltt up all over he ~y .. _ 

l)} E _.,-. _. on :good ~t._y lar.id atlld ;tor ll.5 percent ct th--e 

elling price 0£ the avernge per- acre o;t .all sales 

outsi.t.:kt the ~ ~ .. ~ f..ams en poor :quali.t-:y 
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Deport,: 'l'lm ntFLllENOE OF FJimmHT Ilc:kt . SALES QF wm FOR 
A MAJOR UBE (EUFAULA} OB LAND PRICES D J . mosB 
COtltlff 

,lQjor Field:- Rural Adul't .Jdu¢ati 11 

Biographical: 

P~onal llata: Born at · lls:t.on_. Oltlah , :March 9, 1916, 
the s n. of .h nk and Stella Ohrist.y. 

Education! Gmdua:ted f~ Wellston High Schoo:! in 1935; 
Jmd ~ee:1-.ed. the Bache.l:or of' Science Degree from 
Oklahoma Agricultural and lleehanical College in 
Animal Hm1bandlT in Febrw.try t· 1940 .. 

Profaseicna1 ~ence: Pl.a.fed pl"Q't'essioml baseball, 
lhftcll.illa.on:i !ansa.$i ·l~ern. Assoeia:t,ion., A~...l.,, 1940 
to Septadber l ., 1940; Sep<tember~ l .940 tc April• l9U, 
Cledt~. sta~ Aarieul'tcal. AdJua~ A tsy, 
Still t.er; ~,. 1. 1941 to A:ugtt&t l> 194), County 
Adnd1ust.rat1ve ott~. Agricultt.Wal. AdjU.stment 
Adminiat:.rat.i:on, "alters,, Cott,on eoune71 entered the 
Um.tad States ·.rmr,1. August 4, 194) and wa..a hoaorably 
diseharged April. 2, 1946;. pril 12 ., 1946 to June 30, 
1946, Civiliati ehi~t' c~ei~, Separation Cealer, 
Wa Department P~&l Center, :Vo.rt Blisa• 'Texas,; 
~t- l. 1946 to Decemb r- )l, 1946. Asai~ Ccun.t1 

ent, ~tclntco County, Oklabemta; and J~. 1947 
to ~aenti Comt.y Agentc. Mc:latosll Count,,, ~-




