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Chapter I

INTRODUCTION

It is often sald ¢hat a part of the price paid for farm land is
based on Lhe location of the tract in question. Location can be defined ._
as the relationship of the land to type of road upon which it is located,
relationship to distance to roads of various types and to distances to
markets, schools, and churches.

For a number of reasons the location of his land is of importance
to the farmer. Transporting farm products to market and supplies to the
farm are unaveoidable expenses that tend to be higher on poor surfaced
roads than on gcod roads. Also the personal satisfaction and cenvenience
of living on a good road is of decided importance to a farm fanily.l

Several agricultural researchers have recognized this influence of
roads and distances to markets on the value of land and using a variance
of approaches they have tried to get a reliable answer to the question: ;
"How do people who are in the land market, value land with respect to
its location?"

The answer should be of importance to real estate people, county tax
assessors, land credit appraisers, bankers, highway departments and in
general to all people who are intez;ested in the purchase or sale of land.
Nearly all of the work on this problem has been done during the past 28

years and it has been fostered mainly by kgricult.uml experiment stations

1 H. R. Moore, "Buildings and Improvements Influence on Farm Real
Estate Prices", Ohio ulture Ixtension Farm and licwe hesearch bulletin
Nos 256 (January, Js Pe 20




in the northeast part of the United States.

In general, the data used for bhese studics were based on farmer-
ovner opinion. In some cases, however, farm appraisal dabta, farm transe
fers and census data played a role in debermining the effect of loaaﬁion
onn land priccs.,

Y

In 1922, E. C. Haas analyzed the price paid foy 160 farms in Blue

TE

Earth County, ¥innesota, by value of buwildings per acre, type of land,
crop yiclds, distance from markel, size of nearby village and type of
road upon which farms were located. He determined by simple tabulation
that state macadam roads should be assigned an average valuatién pEr acre
of $29.01 in excoss of dirt roads. Other things being equal, the farm
11,5 miles from bown was worth $#35.92 less per acre than the farm a nile
fron market.2
*The resulis of a 1928 study made in southeastern Pennsylvania show
the relation of the type of road and distance to town toe the farwm value
per acre. Deviation from average value pery acre with other factors egual
§as a plus of §2L.50 for hard surface roads; a plus £8.00 for broken
stone and gravéi roazd, while for dirt roads the deviatlon from average
valie was a minus (6,90 per acre. Inn the case of distance from town,

= e

there was a decrease of {5.47 in the valuve per azcre for each increase of

oneG mile.3

2 L. Gy ficas,. Sale Price as a dasis for Farmland Appraisal, ppe 10

224

3 Hordecai Ezekial, Factors si1fecting Farmers! rarnings in S. B.
Pennsylvania, pp. 53-3%.




C. L. Jordan made a study of factors affecting the selling price of
land in Illinois over the years 1913-1927. He sought to isolate the ine
fluence of the following factors on a number of farms: type of land, crop
yield, value of improvements per acre, distance from market, and type of
road on which land was located. Farms on paved roads showed an average
selling price of §18 an acre more than those on dirt roads.l‘

1 Cornell study made by J. L. Tennant in 1929 was based on the replies
of' a nugstionnaire sent to farm bureau committee men in New York State.
One hundred and ninety-seven farmers living on hard surface roads esti-
mated the decrease which in their opinion would take place in the value
of their farm if they were located one mile and three miles from & hard
surfaced roade In the first case, the estimated median decrease in value
was $17.082 per acre and in the second case $33.75 per acre. Estimates
were also cbtained from farmers who lived on gravel roads and who conside
ered the increase. in value of their land if it were located on a hard
surface road worth $12.50.5

Another approach was used by A. B. Lewis in his Economic Study of

Land Utilization in Tompkins County, New York. He calculated that the

value of farm real estate on hard surface road was 19 percent higher than
on dirt roads.
A Missouri study made in 1935 by C. H. Hammar, based on date from

farm appraisal reports, shows the effect of distance from tewn and city

L Ce. L. Jordsn, Factors Affecting Land Prices in Illinois, 1913~
1927, Masters Thesis, 1929.

5 Je L. Tennant, The Relationships Between Roads and Agriculture
in New York, ppe 35=36.
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on land value. According to a graph presented in thls study the walue of
land located 15 miles from Eansas City was $100.00 per acre, at 25 miles
£5L.0C and at L0 riles the value was about £L7.00 per acre.

e M. Curiiss of Cornell University fownd that the added valuaiion.

of the land of a hard surfaced road over dirt and gravel rcad was L0
percent and 20 percent respectively. The actuel dollar increase was be-

tween 16 and 25 dollars per acroe.

caused wy the type of farwing carried on in Ul

~J

Tomen e Te-t o~ o <3 « AR 4 oyl ey
makes a nigh freguency ol use of roads [HoCessary .

A Vermon® shudy published in 1935 included an analysis of the effeat

of topography, quality of soll, distance wo a gtate highway, and to a

rail shipping peint on price of land. The data on

s

which the study was

-

based were obtained mainly frowm deed records. Tarm real estate

o

apparently were willing to pay a premiws for location near a staie hiph=
way wuen the lands were level or rolling., A decreasc of about $16.00

occurred for bobh these topographic classiflications moving from farms

aag

ght miles frow a state highway.

less than & wils o those more than eig
Charles L. Stowart in ths summary of bils review of previous studies

s 2

dealing with the eflect of location on land valuss actuslly comes to the

>

5 Al B. Lewls, Economic Study of Land Utilization in Tomokins
County, New York, p. L2.

7 C. He Hammar, Pactors Affecting Fs

g Farm Land Values in Mssouri,
pee L3-L7.

< 4

& W. l. Curtiss, "Value of Improved Roads to New York Farmerst,
Farm Goonosics Mol 92 (Cornell University, New York), pp. 2237-2238.




cénclusion that the relatlonship mentioned dopands largely upon the type
of faruing conducted in vhe area. Vhere a large proporiicn of the crops
rown were of a perishable nabure vic effect of a good location greatly
enhanced bie value of the farme.

B. Moore considered the influwnce of buildings and lmprovewenis
on land pricus. 1n comnection witi types of roads ne found an increase
in value of land 16 percent and & percent for maln highways ane hard

i ey

surfaced sccondary roads over gravel roads. He {urvher ebserved thatb

the tox valuation of buildin iigher as

Lo

. -‘

compared be bullcings on gravel sbone roads. He egtlusved That luprove-
ference of 1 pereemt in land prices on secondary

roads and 5 percent on main highways as compared Lo land oo gravel stong

thatv all weatier roads influence he

[

land price bub that on a hipiway wne maln increase in value arises {rom

bettoer puildings and other iuprovemsnise.

affecuing land values have been made 1n Uklanoma as pard of a stale wide
project carried cubl Ly the Stabe Ixperiment Sbabtion ad Srillwater,
- Uicdahena.

Donald Lee VWood sbudied land transfers in Jackson County and found

positive relabionsinips for value of land and road bype and for value of

’

9 Charles L. Stewart, "Fara Land Values as Affected by R

Road T ype
and Tistance®, Journal of Farm Fconomics, Vol. XVIII, No. L (Hov

Ve y 1)30)*

10 . R. Moore, "Doildings end Ipprovemenbts Indlucnce on P Real
,Estate Prices", Onio Aericuliure xbension Farm and Home Research

Bulletin, No. 2 'TﬁunndVJ, 19L5Y, ©. 29.

In the South West of the vnited States, the only studies on location

W



land and distance to rural and urban markets. Land on all weather roads
sold for &L.L5 or 1L percent more per acre than land on improved dirt
roads and $11.20 or L5 percent morse per acre than land on uniwmproved dird
roads. The value of land cecreased for 17 wilos in moving from the urban
rmarket and for aboub 7 miles in moving from rural mavkets.

In Grady County, Cklahoma, farms located on improved dirt roads sold
for about L5 percent less than those on all weather roads and for zhout

35 percent more than those on unimproved roads. Ib was found that the

per acre selling price cGecreased as the distance from an all weather roads

distance traveled over dirt reoads to rural mafkets and distance traveled
over dirt roads to urban rarket increased up to 0.5 miles. Generally,

the price paid for farms within one mile from an all weather road was
about twice that paid for iarms 5.0 o 8.5 miles from an all weather road.
The per acre price paid for farms 3.1 - 5 miles from rural markel was
about 30 percent less than that paid for farms within 2 miles from market
and about 50 percent higher than that paid for farus wore than § miles
from market. The famms 9.1 - 1l niles from the market were selling for
about LO percent less than those within 5 miles. The metrosolitan area
exerted enough influence on the selling price of pood quality land to be

refleoted for abeub LO miles. o

ot

nce Thesis, 1950

*l De Le ¥Wood, Land | ces as Affected by Locabion, Jackson County,

T s
\.J‘!LJI)J_..LL)?L’\.,/‘?\ siaseer of 55'\_«..’.

12 dayne Forresl, Location Facbors Alfecting Land Prices in Grady
County, Uklahora, 1941-~19L5, unpublished llaster of Science ihesis, 19ble
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Chapter II

PROCEDURE

An accurate test of the relabionship of land prices to lecation is
not easy, because each Lract of farm'real estate has a combination of
gualities differing from those of any other tract. Likewise sellers and
buyers differ sufficiently in thelr judgnent and motives to add an un=-
certainty factor to the process of comparing one sale with anolher.

The above random difflculties become less when a large number of
sales are uéed bo make comparisonss

In tids study as many as O34 sales which occurred in Payne County
during vhe years 1941-L5 have been used to sbtart with and in addition to
that an attempﬁ‘has becn made te conbtrol or ﬁartially control some oi the

most important facbors influencing land values.

tost of lhe data perﬁaining to bona fide land transfers made in Payne
Gounty‘during"the‘years 1941~-1945 had previocusly been copied from the
official reeords of the County Clerk's Office at Stillwater, Oklahoma,
by field workers of the Agricultural Experiment Station. The following
information useful bo this study was obtained: date of transfer, légal
description of the tracts transferred, the number of acres involved in
gach sale, the proporbion of mineral rights transferred, and total con—
sideration wiich included casgh paid and the mortgage balance, Where the
¢congideration was nob given, ii was estimated from the federal revenue
stasmp appearing on the rcecord. The rate of estimation was [5EQ0 for each

Fifty=Cive cents value of the sbanmp, taking an average of $250 for the



last 55 cent stamp of each transaction. Where a mortgage was assumed,
the amount of it was added to the consideration as estimated from the
stamps because the amount of the assumed mortgage is not included in the
federal revenue stamp.

Additional data referring to the assessed value of the improvements
on each tract of land sold, were compiled from the records of the Payne
County Tax Assessor. These figures do not represent the real value of
the improvements, but they give an indication of the proportionate weight
that can be attached to the improvements in comparing land values.

The next step was to find the type of road on which each transferred
tract was located, together with the distances to hard surface road to
all-weather road, to nearest market, to important shopping center, dis-
tances traveled over non all-weather roads to nearest market and to im=
portant shopping center and finally the quality of the soil of each tracte

Therefore, a road map of Payne County was used into which the bounda-
ries of three main soil quality areas were traced. These areas were
called good, fair and poor soil areas and they were determined with the
help and advice of the District Soil Conservation Service,

From the legal descriptions of the famm lands sold, representing all
the usable transfers: between 1941 and 19L5, outlines of the tracts were
drawn in on the road map and their relationship to road types, markets
and soil quality was determined.

A1l this information together with the size group and average price

per acre for each sale, was coded and transferred to coding sheets in

1 Sales with insufficient information about number of acres trans-
ferred, total consideration or amount of revenue stamps were excluded.



order to make it possible to punch it on I. B. M. cards and to use I.
Be 1. machines for further soriting and calculatiog.

The coding for the imprevements, Jor size groups, for diglance to
various bypes of roads and markets, and for minerals conveved was dene
according 46 certain class interv 1 in erder to bring the closest
groups together,

In total there were 63L usabls sales which had occurred between
1941-19L5. Urban property and exiremely small plots were excluded in
order to limit the study to land used for agricultural purposes. Ale
though data for the years 19L6-19L9 were available, they were noi cone
sidered because of extreme changes in land values afber the war.

Before setbing up tables comparing land values with relation to
road types, distance to markeus and distances traveled cver non all-—
weather roads to markebts, it was necessary to deterwine to what extent,

and how, other factors influencing land values could be contrcelled.

Donald Wood and especially W. Forrcsht in thelr studies on land

values as affected by location factors, had ulready examined rather

thoroughly other factors which might influence the value of land such

as soil guality, mineral rights transferred and size of transfer and had

conie to the conclusion bthat those factors shovld be controlled as far as

2,3

possible.

2 W. Forrest, Ope. cits,; pe 6~9,

3 D. Tia YEOOd, ‘Gp»» Citv, Pe 6—8.
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In Payne County the same faciors and & fourth one., the value of
irprovements were considered, before meking an analysis of selling prices
of land.

To bepin with, the mineral rights factor was examined., L. D. Davide-

sont and L. A. Parcher in their bulletin on the influence of mineral rignts

on land trensfers in Cklahoma, had already established that there was a
wide varia nee in price per acré of land sold in Payne County according o
the proportion of mineral righug conveyed, bul that average price per acre
was nearly the same, where 50 and 100 percent of the wminerals were con=-
veyed.u

However, a more detailed examination of the mineral facbor was made
in this study after sorting the data oubt according to seoil quality groups
first (Appendix Table 1).

The average nrices per acre in the eight class inbervals which were
set, up o separate tracts with different percentages of mineral rights
transferred, were represer ted by index numbers talting the averaze price
in the eighth interval where 100 percent of the minerals was transferred
as the base.

In the good soil group (Appendix Table la}, an irregularly decreasing
trend in selling price of land for the various class intervals starting
with the base interval, could be found. There was a difference cf only
one percent in average prices between the class intervals where 100 per—

cent and 50 percent of the mineral rights was transferred. The prices

in the cther intervals deviated considerably from the base price. The

L E, D. Davidsen aud L. A. Parcher The Influence of Mineral Hig hts
on iransiere ol Fave T o
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majority of the sales was included in the two above mentioned intervals,
making up together 78 percent of the total number of transactions in
this soil gualiiy group.

The fair land group (Appendix Table 1b) showed a somewhat different
picture. The sales were concentrated in the first (no minerals transTerved),
the fifth (50 percent of the minerals transferred) and the eighth (100 per~—
cent of the minerals transferred) class in orvals and made up respectively
19 percent, 33 percent and 37 percent of the total number oi transactionse
Average prices as a whole decreased wit n decreasing portions of mineral
rights conveyed. However, bhere were sowe exceptions. For some reason
the average price of land where 50 percent of the mincral rights were
transférrod was 3 percent highér than the average price of land with all
the mineral rights transferrcda |

A similar situation prevailed in the peoor soil group (Appendix
Table lc). Here also the price of land w.th ali the minerals conveyed
was lower than the average pvice of tracts which had only 50 percent of
their mineral rights transferred. The difference was 6 percent.

These two intervals and also the interval where no mincral righis
were transferred were the most important groups as Jar as the distribue~
tion of saleg was concerned. The percentages of the total number of
transactions were respectively 25 percent; 29 percent, and 32 percent.

The difference in average prices between the first (mo minerals trans—
fcfred} and the eighth (100 percent of the minerals tra terred) class
inﬁérval was 25 percent taking the last interval as the base. The aver—
agegprices in bthe other class intervals were nct very representative due

bo a limibcd mumpber of sales.




A1l this scemed to indicate that people did attach an approximaiely
esgual degree of value to land wiﬁ? 100 percent and 50 percent of the
mineral righise

The explanation is logical. In & county where there is a chance for
déve;opmaﬁt of subsurface rescurces, mineral rights will be congidered

e

very carefully when naking a transacticn of land. Therefore, if the buyer
1

ther secure or rotain, whichever the case may bs, 50

f-te

cand seller can ¢
percent of the mineral rights, it is considered freguently a "break even”
B SN . . :
point.” l1hat is, the seller fecls that if he retalns hali the minerals e
“will not regret having sold the farm if oll should ever be discovéred on
- djt, and the buyer fecls that he has enough of the mineral rights to pro=-
fod ' .
tect him in case of discovery. So buyers and sellers often are relativew
1y indifforent whether 50 or 100 percent of the mineral rights are trans-

ferred when land is sold, #hile the seller probably would like to keep

[o]

part or all of the mineral rights, ne apparently does not raise his price
rwch, 1T any, if the buyer insists on all rights. Alsc, there frequently
is a stipulation in the coniract that the seller retain a share of the
wineral righivs for a certain number of years after which all rights revert
ko the buyer.
; / In order ito conbtrol the mineral factor as far as possible, it was
?@hought advisable o use only those sales where 50 and 100 percent of the
wineral rights were traasferred, and wnich achbually repréesented the

'3

/ sajority of bthe available transfers (78 percent in the good soil group,

b

L 70 percent in the fair land group ard 54 percent in the poor soil group)s

S Donald L. hOOd’ "QB- Ciitn, P 70

i3
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Scil quality, one of the greatest factors affecting agriculiural

land values, could be conbtrolled only by dividing

the country in trree

i
[

soll qnalltv sroups as explained earlier and by trylng te anelyge each

group separately (Figure I). The average prices per acre for the soil

quality groups werc $L3.00 for good land, $2L.00 for fair land and $17.0[

for poor gquality land.

e L

It was found, however, that the

greatest nuaber of sales fell into

the fair soll guality group, while there was cnly a relabtively low nume

s}

ber of sales in the good and poor soil qualibty sroups. It appeared thay

more reliable results could be obtained if the main analysis were based

on the fair soil guality group and if the transfor data in the other

soil guality groups were used as supperbting data only.

It was felt that this would give a fairly rcpre.enbauLve impression

of the general relaticnehips of land

location factors as most of the land

values in Payne Gounby to existing

in thls counby is of nedium qualitey

and 68 percent of the sales were of this quality. The tables dealing

with the poor and good quallty land groups should serve merely to give

an indication when and where any importance should be dibached to these

croups with respect to their location,

In pursuing the study, the size

ofben has some inlluence on the sale

cf the tracst transferred, which

s price, was analyzed. ALl sales

had been coded according Lo Yive siue groups. Afler sorting them out

within each soil quality group and taking only the salss where S0 per-—

cent and 100 percent of the minsral rights were transferred, it was

found that in the good soil quality

crea&ca considerably when the sige

aroup the average price per acre

of the tract tracsferved prews In
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1" = 5 M.
= Highways D Land Transaction

Figure 1. Geographical Distribution of Sales 1941-L5
and Soil Quality Doundaries




the fair soll guality group the price per acre did not change very much
with changes in size of iransfer and in the poor soil gquality group no
definite trend with respect o price per acre and size of transfer could
be discovered (Appendix Table 2).

In the good soll qualiby groups, the average prices per acre for the

most important size groups were $50.53 (30-69 acres); £h8.L3 (70-99 acres )

B

and £37.19 (1L0-171 acrss). In the fair soils quality group the average:’

-acre were rospectively $25.47, £25.53 and $2L.36.

Apvarently buysrs and sellers of fair guality land did net attach
T

any particular sigalficance to the size of transfer. Thereforc, in ocrder

to use as wany data as possible, all sales falling Into the wost ilmportant

C’Z

size groups (30-79 acres, size group 23 70-99 acre

G
%]
-

‘., N

ize group 3; and

0

1h0-179 acres, size group 5) wore analvzed topother within the falyr soil
sroup.  In the good and poor soil proups all sizes were used because tho
ruagber of data was limited.

The fourth main factor studied was the improvement factor. The
asgesced improvement values for all the Payne County sales between 1941
and 19L5 had been separated in several proups within each soil guality
group. A prelirdinary analysis showed that there was sone difference in
average prices per acyre, varying with the amoun' of improvenents and ib
wag also found that mesh the tracts transferred had assessed improves

rent values below £2300 {Appendix Table 3).

The relationship of the valusz of improvements and obhsr factors hag

not been studied in Oklahcoma and seems Lo warrant a more thorough analysiss

This analysis is made in the fellowing chapter.



Chapber IIX

RELATIONSHIP OF ASSESSED VALUE
OF T”PRDVENENTS TO LOCATION

AND SOIL QUALITY

Preceding the analysis of average prices per acre as affected by

location, it was felb an offort should be made to determine whether or

P

not improvemente on the land sold were responsible for differences in

3 ¥y T

nrices paid and to find the exbtent to which valve of improvements in-
fluenced vardiations in price of land located en different zcad types, and

2 s Lo s

at varicus distances from market. In addition the varialion in value

[»}

improvements on the three land quality sroups was studied. An analysis
ot the distritubion of the mugber of sales in the various improvenents

was studied and related to the general analysis.
Assessed Values of Improvements and Road Types

Table 1 shows the percentage of sales in the various inprovencnt

o]
e

groups for each type road. Between 80 and 85 percent of the sales in

V.

gach read type group werc concentrabted in the first three improvenent

ot
[ 57)

groups representing assessed values of §300.00 or less. This indicate

z sirilar distribution of ilmprovemsnts is found on land adjacent to dizi,
sravel, and paved roads.

In order to gelt an estimate of differences in value of improveunsnis

e

on land adjeining the several road wypes, the average assessed value of

lmprovenents per acre was calculated.



Table 1. Improvements and Road Types

a Dirt Road L
Improvements No. of Percentage Assessed value Consideration
= Dollars = Sales of S8ales of Improvements Acres = Dollars =
Under $100 189 k5.2 95450 16,500 316,823
$101 - 200 8l 20,1 12,600 95077 179,CL0
201 - 300 88 21.1 22,000 10,578 260,105
301 - 500 L5 10.8 18,000 6,067 179,150
501 = 750 9 2.2 5,625 1,320 37,5500
751 <1000 y 0.2 875 160 75250
1001 -1500 1 0.2 1,250 160 75000
1501 -2000 1 0.2 11,750 2
Totals T 100.0 71,310 usT,sv Wﬂg}o_

Averapge Price Per Acre $22.45
- Average Value of Improvements per Acre § 3.24

b Gravel Road

Tmprovements No. of Percentage Assessed Value Consideration
- Dollars = Sales of Sales of Improvements Acres = Dollars -
Under $100 68 L1.5 3,400 6,654 139,149
$101 - 200 5. 21.3 5,250 L5160 94,215

201 -~ 300 33 20.1 8,250 L4067 101,885
501 - 750 5 3.0 3,125 600 20,250
_751 -1000 3 1.8 2,62 0 16,300
Totals 16l 100.0 30,6 18,29

, Average Price Per Acre $24.70
" Average Value of Improvements per Acre $ 3.38

¢ Paved Road = .
Improvements No., of Percentage Assessed Value Consideration
- Dollars = Sales of Sales of Improvements Acres - Dollars -
Under $100 2L Ll.L 1,200 1,7h4 k2,340
$101 - 200 8 13.8 1,200 2860 19,625
201 - 300 15 25.9 3,750 1,718 5Ly 710
301 - 500 9 15.5 3,600 1,195 Lk,100
501 - 750 1 1.7 625 164 75650
151 -1000 1 1.7 875 160 5,§g(_)
Totals 58 100.0 11,250 5,841 17,367

Average Price Per Acre $29.77
Average Value of Improvements per Acre ¢ 3.84
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The tables show the total assessed valnes of improvements in each

olass interval. the muaber of

sales by the widpoint values the
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iret class interval is $0.00 — $100.00 = the ridpeint valve is $50.00).
The Zotal nusber of acres in cach road oype group was divided into the
Lotal of the caleulated values of irprovementes in the same proup, re=-

- assessed values of improvements per acre; $l.62

for land on dirt voads, £1.69 for land on gravel roads and $51.82 worth
of assesssd improvementé per acre where larnd was adjacent Lo paved roadse
Because improvements gencrally are assessed ab 50 percent of their
value by county tax assessors, it was vhought advisable to double the
above menticned figures in order tc make then conform more clesely to
reali'ty.~ the Jalue Ffor improvements per acre calculated in the indi-
cated manner were $3.25 per acre of land on dirt roads, {3.39 per acre of
iand on gravel rcads and $3.80 per acre of land located on paved roads.
Expressed in percentages , the average values of improvements per

acre for land on gravsl and paved roads werce respectively L per-ent and

shan average values of lupravemsnis Zor land on dird

If 1% 1s assumed that buyers take the value of the lmprovenents
inbo consideration when buying a farm and that assessed valvations re-~
Flect the relative worbh of improveusents, Lhen one must conclude thab
tmprovements on land adjacent to paved roads are at least‘partly‘rﬂWPOn-

sibie for the higher price of that land as couaparsd o prices of tracts

located on other types of rcads.
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Further calceulaticns wers wads Lo debermine wmore exactly to what
extent improvements account for the differences in land prices on various
roads. Therefore, the cverage prices per acre of land on dirt, gravel,
and paved roads were compared Lo Lhe same average prices from wnlch th
corresponding averase values of improvemenis per acre had besn submract@df
The difference betweon the change in averase price psr acre of land
on dirt and sravel roads on one hand ($2.25) and the change in averase
price per acre of land wivhout ilwprovements on dirt and gravel roads
on the cther hand ($2.11) is §0.1k. This avocunt was expressed as a per-
centage of the gifference in averaps value per acre of land on dirt and
cravel voads ($2.25), leading to the conclusion that iwprovepents may
be responsible for 5.9 percent of tie difference in price of land on
dirt roads and the price of land on pravel roads. A similar calculation
shows bthat el percent of the difference in pr rices of land on dird and
paved roads may be atlributed to lmprovements.
There ave several reasons why tiese percentages should be considered

as an estimate only. It may be that Lecause of the general practice

gel
e

of assessing improvensnis at 50 percent cf their deprsciated normal re—
placewent cost, the assessed valuation as ghown in the assessor's record
does pot truly reflect the value of the improvemsnts. That is, in sope
instances age alone will bring the value down to a figure lower than
might be jusiified by the actual gualibty of the ilmprovemenis. IFurthepe
more, only & restfictcd nmudber of farme were examined and which in

general seemed to0 have low improvement valuss,.



Table 2. Differences in Average Prices Per Acre of
Land on Three Road Types and Percentages of the Difference lue to Improvements

Average Differences Average ~ Percentage of
Price in Price Differences in The Difference
Per Average of Average Price Average Price In Price of
Road Types Acre Prices Improvements Per Acre of Per Acre for Land on Various
of Per Per Land Without Land Without Road Types Due
Land Acre Acre Improvements Improvements To Improvements
Dirt $22.45 $ 3.24 $19.21
$2.25 $2.11 59
Gravel $2L.70 $ 3.38 $21.32
Dirt $22.L5 $ 3.2 $19.21
$7.32 $6.72 8.1

Paved $29.77 $ 3.84 $25.93
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L that the provortion of sales in the woriocus inm=

et s1ichtly between bthe different road types.

It was felt, however, thabt the differences expressed in dollar
values were too small o warrant the controllirng of the improvemont

factor in the final analysig, at least as viewed from this angle.

Belationship Petween Improveunents and

. %

Distances to Nearest Important Shopping Center

The digtribution of sales among the various improvement sroups

B

at varying distances to a shopping certer was irresular (Table 3).

In the {first three distance groups, representing distances up Lo
four wiles to town, the majority of farms had small improverent values,
around 8% percent of the farnme having irmprovesents under $300.00, In

oD oD

o pebwoen four and fMftecn zdleg

7

the next four distance intervals iang

Ho bovm, about 95 percent of the sales i each group had improve
under $500.00 ner farme
As the average selling price per acre of land was high when lo-

3

cated within ons mile from town while assessed improvement valuecs were

c-v’

low (£1.57 per acre)}, the conclusion is warranted that for this di

sroup land values were Iigh becavse of mearvrness to town and not on

4

account of improvenmsnts., In bthe next distance sroup (1.1 = 2.0 miles),

Pl

the average assessed value per acre of improvements was much higher,

3 P [ EARN S N x pony” B oo g S m n I S
a% a larzer share of the selling orice nay have

beern due %o leprovements.



Table 3. Improvements and Distances to Nearest Important Shopping Center

Under 1 mile
Improvements No. of Percentage Assessed Value Consideration
- Dollars = Sales of Sales of Improvemenis . Acres = Dollars e

vnder $100 6 7540 DN Vh 357 16,150 -
$101 - 200 12.5

1 30 2,000
$301 - 500 1 12, L 1%5 6,000
8 100, 21,150

Average Price per Acre of Land $LL.55

Average Assessed Value of Improvements per Acre ¢ 1.57

1.1 - 2.0 11.108

Improvements No. of Percentage Assessed Value Consideration
= Dollars = Sales of Sales of Improvements Acres = Dollars -
under §$100 8 38.4 LOO 790 21,1L4
101 = 200 L 19.5 600 40O 15,425
201 - 300 5 23.8 1,250 L79 16,660
301 - 500 1 L7 LOO 4O 450
501 - 750 2 8.5 1,250 120 75250
751 =1000 1 Le7 g]% 160 6,500
21 100.0 L,77 1,909 67,729

Average Price per Acre of Land $34.05
Average Assessed Value of Improvements per Acre & 2,40

2.1 - l;.O miles

Tmprovements No. of Percentage Assessed Value Consideration
- Dollars = Sales of Sales of Improvements Acres - Dollars -

under $100 37 13.0 1,850 1,112 110,650
201 - 300 21 2L.3 55250 2,393 70,900
301 - 500 13 15.0 5,200 1,LL5 39,850
501 - 750 1 1.1 625 80 1,750
751 =1000 1 1.1 8 Lo 3,000

56 1000 13‘,7% 95270 211,350

Average Price per Acre of Land §26.00
Average Assessed Value of Improvements per Acre § )..69

= continued =



Table 3. Improvements and Distances to Nearest Important Shopping Center

- continued -
1&.1 - 6.00 miles
Tmprovements WNo. of Percentage Assessed Value Consideration
- Dollars = Sales of Sales of Improvements Acres - Dollars =
under $100 52 495 2,600 L,7L9 100,580
101 - 200 17 16.1 2,550 1,385 36,540
201 - 300 18 17.1 4,500 2,228 6L, 825
301 - 500 15 12 6,000 2,094 675500
501 - 750 1 0.9 625 153 75750
751 =~1000 1 0.9 875 160 6,750
1001 -1500 1 0.9 1,250 160 7,000
105 100.0 18,400 10,929 290,945

Average Price per Acre of Land §26.62
Averaze Assessed Value of Improvements per Acre § 1.68

6ol = 8,00 miles Lo L% =
Improvements No. of Percentage Assessed Value Consideration
= Dollars - Sales of Sales of Improvements Acres - Dollars =

under $100 51 L0.0 2,550 3,8L6 82,490
101 - 200 21 1946 3,150 2,380 544950
201 - 300 30 23.3 75500 3,229 9k,935
301 = 500 17 13.3 6,800 2,072 82,689
P N VR -
7 1l -1 " - 1

R 1

Average Price per Acre of Land §27.82
Average Assessed Value of Improvements per Acre § 2.00

8.1 = 10.00 miles

Improvements WHo. of Percentage Assesscd Value Consideration

= Dollars Sales of Sales of Improvements Acres = Dollars

under 3100 L6 L7.9 2,300 3,1179 7h,583
101 - 200 19 19.6 2,050 2,723 L6,775
201 = 300 20 20,8 5,000 2,205 L9,580
301 = 500 9 93 3,600 1,348 36,125
501 = 750 1 1.0 625 16k 75650

1501 =2000 1 1.0 1.@ 80 %g
96 100.0 15, 9999 s
Average Price per Acre of Land $21.L40
Average Assessed Value of Improvements per Acre § 1.61

- continued =



Table 3. Improvements and Distances to Nearest Important Shopping Center
- continued =

Tnprovements No, of Percentaze Assessed Value Consideration
- Dollars = Sales of Sales of Tmprovements Acres - Dollars =

under $100 30 37.2 1,500 2,847 10,355
101 - 200 2l 29.6 3,600 2,727 Lk,215
201 - 300 19 23.) L,750 2,321 47,350
gol - 520 7 €6 2,230 7% 13,250

01 = 750 1 12 ? 1 3,250
oL 100.0 13,275 05755 153,220

Averapge Price per Acre of Land §17.50
Average Assessed Value of Improvements per Acre § 1.51

32.1 - 15000 miles =
Improvements No. of Percenbage Assessed value Considcration
= Dollars - Sales of Sales of Improvements Acres - Dollars -

under $100 L2 45.0 2,100 3,868 62,640

101 - 200 22 23.6 3,300 2,572 47,920

201 - 300 17 18.3 L4250 2,634 50,500

Mm% 3 % bep  id 5
& 3 2

93 - 100.0 15,123 10,939 5200

Average Price per Acre of Land §19.42
Average Assessed Value of Improvements per Acre $ 1.38

%.1 and over miles

provements No. of Percentage Assessed Value Consideration
- Dollars = Sales of Sales of Improvements Acres - Dollars =
101 - 20D 7 29.1 1,050 8lo 13,150
201 = 300 6 25.0 1,500 874 20,950
_301 - 509 2 8.% 800 560 7,3.00
2l 100. 3,800 3,120 50,925

Average Price per Acre of Land §16.30
Average Assessed Value of Improvements per Acre ¢ 1.20



Following the various distance intervals, decreasing average assessed
values of improvements per acre were found with the exception of the 6.1 =
£.0 mile distance group, where the average assessed value of improvements
per acre was $2.00. The assessed improvement values per acre decreased
to a §1.20 per acre value in the "15.1 miles and over" distance group.
There seemed to be an inverse relationship between increasing distances
and decreasing assessed improvement values after a distance of eight miles
is reached.

This decrease may account for part of the decrease in selling price

per acre of land as the distance to a larger town becomes greater.
Assessed Values of Improvements and Land Qualities

The distribution of sales in each land quality group according to
smount of improvements shows that 80 to 90 percent of the sales tended
to concentrate in the first three improvement:groups (Table L). In
other words, most of the tracts transferred had improvements values be-
tween 1.00 and 300.00 dollars, no matter which land quality was involved.

In the fair soil group, L5 percent of the sales had improvements
under $100.00, while L7 percent of the sales in the poor land group had
improvements valued at less than $100.00, Sales in the good land group
do not show quite so great a concentration in the lowest improvement
bracket. Only 32 percent of the sales had improvement$ valued at less
than $100.00, while each of the next two improvement groups show about
22 percent of the total number of sales in the good soil group.

As a whole, the distribution of the value of improvements was simi=

lar for all land qual ity groups, but with the good and fair land farms
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&
Tmprovementy ol of TGS Volue
~ Dollars —~' ales of Saleo > Improvements Acres - Oildf“ - !
vnder ¢100 2 32,1 1,400 2,252 88,238 i
0L - 2007 19 21.8 2,850 1,657 ug,LJ >
201 - 3007, 19 21.8 Ly 750 1,528 60,510
30 - 500 ¢ 15 17.2 &,080 1,6L6 33,;5b
501 - 750 5 57 3,125 196 20,1506
751 ~100C 1 .l G770 140G &, 500
' BT lOu.O 19,000 7,933 330,087

Average Price per Acre of Land

2 STy

: cesed Value of Improvements per Acre | 178
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b Fair Land :
CInmprovescints  Ho. off Percentage Congideration
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wnder $100 157 L5.1 7,650 17,005 3h2,724

101 - 200 79 16, 11,880 G,L5 178,955 ‘
201 - 300 o5 22404 2L, 500 12,420 304,540
301 = 500 50 1.4 20,000 6,726 192,075
SUL= 750 g 1.8 5,000 1,266 3k, 400
751 =1000" 3 o7 2,625 LEo 18,800
1001 1=1500 1 0.2 1,25C 160 7 5 000
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101 ~ 20C 3G 25.0 L,500 3 151 55,020
201 ~ 300 19 1642 L5750 2,015 45, G50
301 - 500 9 Ta2 3,800 1,107 19,725
501 - 750 2 1.7 1, 320 5,456
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Average Price per Acre of Land
Value of Improvements per Acre




having a somewhat higher concentration in the upper lmprovensnt

These groups of farms (good and fair) show about 2L and

15 percent of

the sales having improvements valued ab more than $300.00.

The poor

and farme show only abou percent with improverents above $300,00.
land fa I only about 10 percent with improv 168 above $300,00

The average value of improvements per acre showed soume

differences between the quolity groups. On good g aliuv farms, bhe i

provements were valucd at an average of $£4.78 per acre.

value of improvements per acre where falr and poor gualiby land was

volved was $3.16 and §2.70 respectively.

,fproveaent values on puod land were Tl percent higl

Jand. On fair land, improvemenlt values were 13 percent higher than on

.

the poor quality farms.

2 A

This wide difference in the por acre value of lmprovements between

the three classes vould seew to make 1% highly dessirable to separate the

marked

The average

SrOUps

in-

er than on pooy

various soil ¢ alities for analysls because of the difference in improves

ment value as Well as for the diffcerence in productivity.

However, when comparing the average prices per acre of good, fair,
and poor land with the same averayge prices from which the average values
per acre of improvements had been subk tracted, it was found thal improve~

ments account for only 5 percent of the difference in price bebween pocy

s

and fair land and only 13 percent of the difference in price belween

poor snd goed land., While the latter figure scens rather high, 1% is

to be remerbered that land quality alone appavently accounts

cent of the differcnce in prices palda

Y
P4

Even so, by taking only one- soil quality group for

~

of the value of location, not only is the difference paid
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productivity minimized, but also the difference in value of improvements

is minimiged.

Concluding, it might be sald that although isprovements and soil
guality on one hand and improvements and location as indicated by road
type and distance to nearest shopping center on the cther hand were
directly related, the controlling of the improvement factor in the wain
gnalysis of land values as affected by location, wouwld nov give more
reliable resvlis singe the differences in dollar values caused by ime~
provexents of land sold, were relatively small,

Uy sorting the transactions Du%.according to uvniform improvements,
an unnecessarily great number of sales would be eliminated, making the

results of the analysis less reliable.

27



Chapter IV

RELATIONGHIP OF AVERAGE PRICE OF

LAWD

During the period 1941-L5, a total of 63L useble sales were branse

acted in Payac County. these sales are here compiled in one way tables

B

which show the influence of road Lype and distances to paved and all-
weather roads on the averase price per acre oi land. Al the same time,
an abttenpt has been made to control such factors as mineral rights transe
ferred, soil quality, and size of transfer, so thabt the eifect of those
factors on land prices will be minimizeda

The main analysis will be based on the farmg having foir quality
solly the group in wihlch the greatest aumber of sales was found. Sales
falling into thé poor and good scill guality groups will be used as sup-
porting illustrative data only. As the nuelcr of salss in these Last two
groups is limlted, the size of transfer facltor has not been controllsd.
For the falr quality lanc group only the data in the three most impertant
size croups (30 - 69 acres; 70 = 99 acrssy end 1LO = 179 acres) were
analyzed. The majorlty of the sales is included in those groups and btheir
average prices indicated that size ig ci little importance in ihe fair

soil quality croup (Appendix Table 2).

Toe Id

cures in bhe goeod and poor land gquality proups are presented

mainly to zive an indicazion ivhen and wheore any imporitance can be attached

o the Gifrerent qualibty groups.

o
£
[l
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In Payne County there ars thresz main types of roads: paved, gravel
ard dirt roads. The paved roads generally arc marked highways, bub also
include a few secondgary bituminous ioads. Host of the dirt roads are

graded and drained. Only paved roads ave classified as hard surface roads

while all=weabher roads alsc include the gravel roads.

3

Averace Land FPrices Per Acre and Hoad Types .

The reladionship of average land price per acre and road type ny

<]

T Ty [nd

relative godil gualities is sltuwm ia Table 5.
There were 266 sales in the fair guality group and 153 or 58 percent
were of trachs lecated on dirt roads, 81 tracis, or 30 percent, were on

gravel roads while 32 farms, or 12 percent, were locabed on paved roads.

G

The average size of the farms sold was nearly the same on the varicus
road bypes, the widest difference being only four acres. The average
price per acre for land on dirt roads was $23.27, while the averace prices
for land on gravel and paved roads were [25.07 and $3h.5h reépectively.

Using the average price per acre of land on dirt roads az a bage,
averaze nrices per acre for land on gravel and paved roads were 8 percent

and L0 percent hi;

Ly

o

betwesn prices of land on dirt and on gravel road, can be partially ex=

é

plained by the generslly sood condibion of dirt reads in Payne County so
that passage ie assured on mwosbt days ol the year. Vhrtho“uoru, bhe byops
of Tarming carri d on in this county makes the freguent use of roads less
necassary than, for instance, in a dairy recgion. VWhile average price

per acre of land on pavement was nearly 50 percent wore than the price

»

of land on dirt roads, as indicated in Chapier III, it may be that aboulk &

Jore  The fach that there was a relatively swall difference



35

Tavle 5. Selling Price Per Acre and Road Types

a TPair Land (Hinerals transfervred 50 and 100 percent, size sroups 2,

Consideraltion
= Pollars =

Average
Per Acre Tadax

foad  To. of

Type Sales Acres
Dirt 153 16,0L5
Gravel 81 85415
Paved 32 3,30k

23.27 100
3h5h 148

b CGoed Land (IHnerals transferred 50 and 100 percent, all sizc groups)

Considerabion
- Dollarg =

Average
Per Acre  Index

Hoad No. of

Type Sales Acres

Hirt L8 L2l
Uravel 17 1,8L5
Paved 1 Sh

LE .56 100
37425 82
41,66 91

¢ Poor Land (Ifinerals transferred 50 and 100 percent, &ll size groups)

road Ho. of
Lype Salesg Acres

Consideration
- Dollars =

Average
Per Acre Index

Tirt L6 L, 67h

Gravel 10 1,213

Paved 7 1775

16,82 100
19.82 117

21.70 19
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percent of the difference in price paid is due 1o suﬁerlarity of improve-
ments.

Examination of the price figwres for the good land grou§ (Table 5 b}
shows no definite relationship of price and type of road. The average
prices per acre for and on dirb, gravel and paved roads were, respectively,

)5 .56, $37,26, and $h1l.66. There was only ono farm on pavement in this

£

group, so that its average price per acre cannocl be considered representa=
tive. However, thers were cnough sales on gravel recads that i hé‘aVaraga
sheuld be fairly‘réliablme Even so, buyers of good quality farms on dird
reads, con Lths average, péid norz ror vhelr farms than d¢id those tuyving

" eoval quality farme on gravel roads. Apparently, buyers of pood soil
farwe atiach less value & the Yype of road on which the land was locabed

than do c'yerf of poore quality lend. Doth L. Wcodl and W. Forrest

p
his sarme relationship in the ccunties they studied.

In the pocr soil sroup (Table & ¢), a relationship similar to the
cne in the fair land group is Tounds Average prices psr acre of land
increased with changes from dirt roads to beltler rcads. %The average
price per acre for land on dirt roads was $£16.82, while $19,082, per acre
was paid for land on gravel rcads. This was an increase of 17 percent,
In the fair soil group; a similar increase was only § percente

The increase in price per acre belwecen land on dirt roads and paved

‘ .

roads amomnts to 29 percent, a low percentage increase when compared b

the corresponding figure of 18 percent in the fair land group. However,

1 Donald L. Weod, Op. cibe, pe 1.

'Q Tia

255,




there were only 7 sales in the class inberval for paved roads in ithe poor
land groups, and it is doubbful whether much significance can be atbached
to the averase price and consequently to the percentage difference of
29 percenb.

The general improssion gained is thas as the productivity of the lawd
decreasés sorewhal more significance is attached to location with respect
to road type. Admitiedly, data are Yoo sparse in some instances to allow

any firm conclusion.

Averacge Price Per Acre of Land amd

Tistance to Hard Surface Road

~

The seneral relationship of the average price df land por acye ab
varyine distances from psvement may be seen in Table 6 a, which shows
sales in the fair soll group whers the wmain factors influencing land
values were controlled. The sales were well distribited over the vari-

.

ous distance groups. The variation in zverage siges of farms, wiich

ranged frow 73 to 113 acres probably was nol great encugh to influence
average prices.

Tne trend in average prices of land per acre when woving away from
paverneant may be best seen by locking at the corresponding index numbers.
Jsing the {irst distance growp (under 0.3 miles) as a base, it may be
seen that there is a 23 percent decrease bhebween the average price per
acre of land located under 0.3 miles from a paved roa ’and the price of
land located between 0.3 and 0.8 miles from é hard surface rcade The
decrease continued with a 12 percent decrease in the average prices of

land located in the noext distance interval, 0.9 and 1.3 miles from paved



Table 6. Selling Price Per Acre and Uistance to Hard Surface Road

a Fair Land (¥inerals transferred 50 percent and 100 percent, size
groups 2, 3, and 5)

Distance  No. of Average Consideration Average

~Hleg- Sales Acres wize -~ Dollars - Per fcre  Index
under 0.3 S L,533 99 155,250 3he2h 100

0.3 - 0.8 36 14,310 113 113,54k 26.3L 77

0.9 = 1.3 58 6,578 113 © 147,220 22630 &5

Lok = 20 36 3,120 95 19,635 23,29 &

2.1 = 3.0 52 L,939 ol 110,740 2202 &5

3.1 = 5.0 23 2,565 112 50,800 - 2352 68

H.l - 8.0 & L3k 73 94,000 20.50 59

.1 and over 7 960 137 21,0815 2272 &5

b Good Land (Minerals transferred 50 percent and 100 percent, all size

£Toups)
ixistance HNoe. of Average  Consideraltion  Average
=~1lege= Sales Acros Size - Doliars = lor Aere  Index
under 0.8 B 1,154 82 5545250 L7.87 100
0.9 = 2.0 29 2,608 o7 111,610 40,08 83
2.1 - 5.0 20 1,987 99 85,250 14250 89
5.1 and over 3 191 6l 9,150 L7.90 100

¢ Poor larnd (iinerals transferred 50 percent and 1U0 percent, all sigze
CTeuns )

Uistance  No. of Average Convideravion  Average

~fles-  Sales Acres Size - Dollars = Fer Acrs  Index
under 0.8 16 1,680 105 31,620 18.82 100

U9 = 2,0 2L 2,71L 113 52,60 1939 103

2.1 = 5,0 15 1,598 107 25,650 16.05 a5

2

Cel and over B &70 oh 9,580 1h.29 76
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Prices in the next four distance groups stayed at approximately the same
level. The last class interval (0.1 miles and over) was an open end class
vwith ordy seven sales, sc that the corresponding index number of 65 cannot
‘be considered very reliablg.

The data indicate that the effect of leocation of land with respect
{0 distance from paved roads probably is confined %o a distance of five
riles and that the greatest influence occurs between the first and the
second distance group (0.3 - 0.8) miles. However, many tracts in the
{irst distance group rnrobably adjein paved roads, so‘that the above nei~
tioned‘change in price is logical. The chaives in the index nuubers after
 the firet sharp break were relatively small and irregular. On the averaseos

land hetwesn 0.9 and 5.0 miles from hard surface reads had price which wos

ool
oF

3l percent lowesr than the price Zor land cless %o or on paved roads.

Tables showing the relatlouship of distance to pavement and priee
paid for scod and poor land had a wider range within the distance groups

in corder to gei a greater nurber of salus in cach cabezory.

The average prices per acre ol land shown in these tables were rather

i¥
kS

3 v

irregnlar but indicated basically the same thing that had been found for
‘the fair land group, namely a ceneral domnward Wend 1n price when dis-
tances from paved roads increased. There was one exception, hiowever:
The averase price of land in the poor soil group (Table 6 ¢) which was
located between 0.9 and 2.0 miles from a paved road was 3 porcent highe
than the price of land located only under 0.8 miles from a paved road.
In the noxt dlotance interval (2.1 = 5.0 wdlcs) the price of land went

dovm 15 percent under ih
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In the good land group {Table € b), “he average price per acre of
& 4 3 £

land decreased 17 percent bLetween the first and second distance interval,

then 1t increased & percent for ihe 2,1 - 5.0 distance intervel. The last

class interval had only three sales, so thet its averare price could not

ve considered representative.

[
¢
o
13
2]

5 possible, however, in all three soll guality groups that alfter
.a certain distance from pavement has besn resched the infivence of noorer
location with respect to markebt or importani shoppln: center is partly

responsible for the decrease in average price.

Average Price Per Acre and

Disbance to A1l T er hoad

Shen ansliyzing tie eifect of road type on land values, the locaidon
of & farm with respect %o distance from an all weabther road would arpear
to:be of wore importance, porhaps, than distance from pavement.,

o, ayY
The rosuld

analyzing the sales in the fair land group
a?e shown in Table 7 a. The farws were locabed from Y"under Q.E rdles® up

:,io 3 miles and over" from an all weather road. It so happened that 148
“oub of a bobal of 2¢6 farms were located on or very close to an all weater
road laav1n" respectively 56 and 53 sales in ithe next two disiance groupss
“he last-tww distance in %erVals had only a few sales so thatl average prices
pexy acre in thos groups nay be unreliatle.

ubarting with the first distance group which had an averase vrice
of H27.O per acre a decrease of 22 percen®t inm the 0.5 = 1.0 mile interval
is' found. It is possible that some of the land in the first distance

sroup ig lecdted on a paved road which would boost ibs averase price.



Table 7. Selling Price Per Acre and Distances to All weabther liocads

a Fair Land (Yinerasls transferred 50 percent and 100 pesrcent, size
groups 2, 3, and §)

Hoe of

wistances Averape ULonsideration  Aversge

~i1leg= Sales Acres Sige -~ Dollays - Per Acre Index

under 0.5 148 15,L42 1ok 415,934 27.00 100

Co5 =~ 1.0 56 5,110 109 132,380 2L.50 78

1.1 - 2.0 53 5,2@3 99 127,090 24433 g0

.Q.l b 3@0 T @59 96 13,350 19’95 73
P 320 8,250 25.78 45

3.1 and over - 2

160

b Good Land (Minerals itransferred 50 percent and 100 percent, all size

Froups

\7
i

- Listancez  To. of Average  Consideration  Aversge
=~ 1o Sules Acres Size - Dollars = Per Acre index
under 0.5 26 2,326 87 . 99,150 b2.62 100
b = 1.0 28 2,823 100 128,410 LELE 106
1.1 - 2,0 9 580 76 29,600 L3.52 102
2.1 - 3-0 1 71 71 . 3,000 h2.25 99
3¢l and over 2 2L0 120 Ly 200 13.08 31

¢ Poor Land (Minerals tran

sferved 50 percent awd 100 perceat, all size

. groups)

gvances  Hoe of Average Consideration - Average
~liiles~ Sales Acres Size - Dollarg ~  Per Acre Index
mnder 0.5 26 2,768 166 54,370 192.64 - 100
Gu5 =~ 1.0 1k 1,610 115 20,550 17.71 GG
1s1 ~ 240 12 1,136 gl 20,505 17.96 90
2,1 ~ 3.0 3 LTh 158 11,250 23473 121

4 670 63 11,875 727 37

341 and over U




Consequently, the decrease in averaze price toward the second distance
1n+eﬂval may nob entirely‘be due to greater distance from an all weather
road but rather be caused partly by the diffe

uf

ence in road ‘t}pe ﬂ‘ﬁelf
from paved or gravel to dirt road

The third distance group, however, shows an increase in average
price per acfe, witicn was only 10 percent below the price in the first
group; The last two distance greups had avnrago prices per acre which
werce 27 percent and 5 percent belou the base. The last. class, howover,
is an opun end class an@.had only two sales, so that its average price
per acre could not be considered very representative.

All these resulls seem to indd ca@e that buyers purchasing land
more than 0.5 miles from an &1l weather road in general were conscious
of soume disadvantage in location ond were neobt willing to pay as much
as for land losated under 0.5 miles from.an all weather road. On the
average, 16 percent less was paid for land bebween 0.5 = 2.0 miles from
ah all weather road than for land under»O.S miles from this same Lype
éf road.

The btrend in average vrices which falléws the distance ._roups for
good and pocr lend (Table 7 b and c¢) was algo rather irrvegular.

Ia the good land group (Table 7 b), the prices of land actually
increased somewhalt with increasing disbances. &o here the increasing
distance from all weather road did not seei to affect the prices unfavorm
ably until the 2.1 - 3.0 mile group was reached.

In the poor land group (Table 7 ¢}, prices did decreése with increas—
ing distances Lo all weather roads until the 2.1 - 3.0 mile group was

reached where the average price went up again. A4 decrease of 10 percent



Jo

from the base price covld be found for averace prices in the bhird dis-
£ &
tance interval, while the last two class intervals had too few sales
o make their average prices reliable.
i

Concluding, it could be sald thalt only with fair and poor land
i

any kind of direct relationship between land price and distance to all
weather road existeds. The average prices per acre of fair and poor land
between 0.5 and 2,0 miles from an all weather road were respectively 16

and 10 percent lower thar their base prices.



Chapter ¥V

RELATIONSHIP OF AVERAGE OF LAWD PRICE

PER ACEE TO NEAREST MARKET

The effect of the nearness of a rural market on the éverage $el'ing
price of land wag studied from twe perspectives: distances to rural
market and distance traveled over non all weather road to nearest market.
Any type of buying point, important enough to be shown on a highﬁay EED
was conaldered a rural market. Usually it is a place which has a cotion

gin, an elevator, and scme marketing facilities.

Average Price Per Acre and Distance

to the Nearest Markeb

The general rei&tionsh;ps of land prices per acre and distances to

a rural market are shown iﬁ Table 8a, which represented the fair land
group with the main factors influencing 1énd values csntrolied to the
greatest possible extent. Distances to market were sepérated into seven
groups representing distances from "under 1,0" to "10.0 miles and over®.
Sales were fairly well distributed over the various distance groups with
the exception of the first and last distance interval which had only 8
sales sach, The average sizes ranged from 83 to 120 acres, the lowest
éverage sizes being in the firs?t and last interval.

f There was a decline of 12 percent bebween the average price per acre
of»land located under one mile from & markebd and the price of land which
ﬁés between l.1 — 2 miles from the nearest market. In the next three dis—

Lance proups for scome unknown reascn the price wont up again and was only

4]

a2
h)
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Teble 8. Selling Price Per Acre and Distence to Hearest Markeb

speent and 100 percent: sige

a Foiy land (Minerals b“mﬂuierlbﬁ 50 DE
s 2.3 and 5.)

. grQuD

Misbances  Ho. of Avgvaze Consideration Average

~ Mileg =  Sales Acres Size - Dollars « Per Acre Index
under 1 8 665 83 18,300 27.58 100

2.1 - 3.G 56 55529 98 143,700 25.99 gL

3.1 = 5.0 77 8,67k 112 229,465 26.L5 96

Sl = 7.0 58 5,962 102 119,136 25.01 90

7.1 =10.0 30 3,60k 120 80,5L0 22.34 81

10.1 and over 8 713 89 12,850 18.02 - 65

b Good Land (Minerals transferred 50 percent ancd 100 percent: all 51za

PTOURS. )
Distances Ho. of . Average Consideration Average
- Miles = Bales Aeres Sige - Dollars - Per Acre  Index
under 1 L 299 Th 13,400 Ll 81 100
1.1 - 2.0 11 873 79 38,110 L3.65 97
2.1 = 3.0 12 1,093 91 41,600 38.06 8l
3.1 = 5.0 26 2,489 ol 107,700 L3 79 98
5.1 = 7.0 11 1,216 110 60,350 9,62 110
7.1 and over 2 200 100 3,100 lj 50 33

¢ Poor Land (ilinerals %ransferred SO percent and 100 percenb~ all size

_ SToUpS. )

Listances No. of Average Consideration Average

~ Miles Sales Acres size ~ Dollars = Per Acre Index
mder 1 mile 1 10 Lo 750 18.75 - 100
1.1 -~ 2,0 6 gesg 137 16,3L5 19.81 105
2.1 - 3.0 13 1,L19 109 - 27,575 19.43 104
3.1 -5.0 22 2,174 98 43,290 15.91 105
‘5.l = 7.0 13 1,294 99 20, 700 16.00 85
7.1 and over 8 910 113 10,430 11.90 - 63




ik

a little lower bthan the base price as reopresented by the average price
per acre in the first distance group.

This seemed to indicate that distance to market is responsible for
an irregular price decline up to a distance of seven miles from a markele
The average decrease for the distance of 1.0 -~ 7.0 from market was B
psrcent Jrom the base »nrice. In the 7.1 ~ 10.0 mile and 10.0 and over
mile distance groups the average prices per acre showed anobher shard
decrease, being 19 percent below thea base in the 7.0 =~ 10,0 mile group
and 35 percent below the base in the over 10.0 mile group.

The weakness in this approach is that all rcad types have been a

a sufficlent mumber cf sales with

[}

rder to hav

a3
@
=
=
5
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o

which to work. 1% is probable, therefore, that some of the average
prices per acre are affected by the type of road'on vhich the farm is
located, although a majority of the tracts in this group are located on
dirt and gravel roads as indicated by Table 5a. Out of 266 sales, 153
or 59 ﬁercent were located on dirt roads and 81 or 31 percent on gravel
roads, and there was a difference of only 8 percent bétween the average
prices per acre of land on those two road types.

A similar lack of & regular relationship betweém-price and dlstance
to a rural market is found in land of good quality (Téble 8b)s The
average price decreased only a few percent with increasing distances,
with the exception of the 2.1 = 3.0 mile distance interval vhere a 18
percent decline from the base price was found and the 5.1 = 7.0 mile |
.interval which shows a 10 percent increase over the base price. Apparémﬁ~

N N

1y the quality of the soil in this case was of greater imporitance than |

the leocation of land with respect to distance o merket. L



The table dealing with the poor quality land (Table 8c) showed no
decline but an increase of 5 percent in average prices with increasing
distances with the excéption of the 5.1 = 7.0 miles and 7.1 end over
miles distance groups where average prices went 15 and 37 percent below
the base price. However, in generél, thiere were too few sales o enabla{
2 conclusion Lo be drawn.

; It is clear that distances bebween 1.0 and 7.0 miles to fhe near-
est market affgct land prices only to a limited sxtent in Payne County.
Some rebularl ty was Tound only in the fair 1aﬁ ’gr0up'where there was an
averare decline of 8 percent {or that distance and a decline of 19 per-
cent fér.land between 7.0~ 10.0 miles. However, the general irregularity
of relationships Loun nd beb 1 land price and nearness to rural market‘
makes the results of the analysis of bhls distance facteor somewhatl vagies.

Donald Wood in his analysis of the relationship of land value and
location with respect to rural market alsoe Found bhat the decrease pe
mile is greaver in the medivm scil group than on the good quelity land.
He found the greatest price decline within the first 2 miles and %hén
another sharp decline after 5 miles.l

Wayne Forrest, who also made a study of the relationship oi the price
per acre of land paid and its distance from rural market, found a 30 pep—
cent decrease in price of lund beiween 3.1 = 5.0 miles from market over
land that was located within two miles from markeh.  And in the best soil

group, land within two miles from wmarket sold for only about 8 porcent

%more than farms 3.1 to 5.0 wiles from market.2

1 D. L. Wood, Op. c¢its; e Sl

2 V. Forroests Ups Ciley e 39
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Lverage Price Per Acre and Distance

Praveled cver Non All Weather Road to Rural HMarket

Wnen studying the influence of the distance to market on land
prices, the guestion also should be examined as to whether shorter or
longer distances braveled over dirt roads in ovder te reach the nesarest
mexket affect the averaps price pald psr acre.

o X

Table 9a shows the above mentionsd relationship for the fair land

croup. Out of 264 sales, 172 fell into the first distance group or in
other words 65 percent of the tracts sold were locabed wnder one rile
from an all weather road. There was a decline of 11 percent in the avers

age price per acre between this firsi class and bhe 1.1 = 2.0 mils dis-

tance class which had 63 sales or 206 percent of the total., Tor the
following group, bthe 2.1 - 3.0 mile grovp, the price weul up slightly

by 2 percent. So it wmight be said that a 3 miles distance from an all
weather road Lo market was responsible for approximately a 10 percent

in bthe last three distance intervals

=3
jory
O
=
&y
=
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decline in land prico.
were ext'emély irregular and had very few salcs so thal their average
prices per acsre of land were not at all representative.

The average selling prices per aecre in the variocus distance classsg
for tne food scil group indiecated thabt buyers were not too responsive to
location with respect uo distauces wraveled over non all weabher roads,
as therc was only a 3 percent decrease in price Uthc the ... = 1.0

dle ang bhe l.1 — 2.0 mile distance classs The next class intervalg

Iy

had not enough sales to make reliable conclusions drawm from aversge

prices per acra.



Table 9.

Ton A1l VWeather Road to Nearest Market

a Fair Lard (Minerals transferred 50

grouns 2.3

Selling Price Per Acre arnd Distance Traveled Over

pergent and 100 vsrcent: size

and S.)

Distances HNo. of Average  Uonsideration  Average

- Yilgs - Sales Acres Sizne - Dollars - Per 4dcre Index
ander 1.0 172 17,767 103 h63,030L 26.00 100
1.1 - 2.0 &3 é,358 101 147,220 23.10 89
2.1 = 3.0 2l 2,950 122 69,800 23466 91
3.1 = L0 .4 319 19 8,350 26.17 100
.1 - 5.0 2 200 100 75750 3875 1h9
F.1 and over 1 160 160 1,250 780 30

b Cocd Land (Minerals transferred 50 percent and 100 percent:

all size

EPOUDSY
Iistances UNo. of Average Consideratlon  Average
- MYiles -~ Sales Acres Size ~ Dollars = Per fcre Index
under 1.0 39 3,695 oL 158,860 Li2.9 100
1,1 - 2.0 22 1,973 50 82,300 41,72 97
2,1 - 3.0 3 231 17 19,000 B2.20 151
3.1 = L0 2 210 120 T L,100 17.06 Lo

¢ Poor Land (Win

ETOUDE. )

crals transferved 50 percent and 100 percent: all size

Distances HNo. of Average Conegideration  Average

~ #iles =~ Sales Acres Size - Dollars — Per Acre  Index
under 1.0 32 3,368 105 65,220 19.30 100

1.l - 2.0 18 1,950 108 35,440 18.17 Gl

2.1 = 3,0 5 50 110 10,125 18.40 95

3.1 = 1.0 L 51l 128 5,500 10,70 g5

Lel and over L 280 70 3,205 1140 59




A slightly different situation was found in the poor soil group.
A & pereent decrease in averare price bebween the first and second dise
tance intervals was shovn in Table 9c. In the 2.1 ~ 3.0 mils interval
the aversge wrice par acre leveied off and then cenbinued to Jdecrease agaln
in Hhe last two elass intervals. 8o in this land guality sroup, a 3 wile
distance traveled over non all weather road was raesponsible for a deérease
in price of 5 percent over the base price.

Bel)

The resulis of the data presenited ln Table 9 cave wore evidence Lo

3

the statement made eariler thab in Poyne

]

ocunty distances traveled on

\m

dirt roads affect the average price per acre of land tov a limited exter
only as most dirt roads are improved (graded and drained) and are pass—

able practically the year round. Only after a neavy rain do dlrt roads

becoue impdssable and then for a few hours only uabil dry.



Chapter VI

RELATIONSHIP CF AVERAGE PRICE OF LAND

PER ACEE TO IMPORTANT SHOPPING CENIE

Particular imporiance should be attached te the relationships be-
tween average price per acre of land and its location with;respéct to
an irmportant shopping conter. Mofe and more farmers use the nearest
large town to do their business as most of them now own a truck or a
car, which makes it possible for them to get Lo town without much loss
of time, So the rural market is often by-passed in favor of a town with
larger and more convenient marketing and shopping facilities.

Perhaps even more important than the total disbtance to town asre the
distances traveled over dirt road in order tc reach the nearest importe
“ant shopping center. Somebtimes 1t depends entirely on the péssability
of a dirt road whether a trip toc town is possible or noh.

In this study the important shopping center in nearly all cases was
the county seat, Stillwater. Some farms located in the southeast of the
county wére nearer to Cushing and Drumright, while a feW'farms in the

north were closer to Pawnee.

Averase Prices per Acre and Distances

to Shopping Center.

.

The table showing the fair land group (Table 10a) had the szles
rather well distributed over the distance class intervals, with the

exception of the first and last interval which had only four and six

L6



fable 10,

Selling

Price Per Acre and
Cenver

Uistance to Important

Shopping

a Feir Land {Minerals tra percent and 100 percenty size
35 5.0

Tistances 5Lo. of h Conalcc*auion Averase

-~ Hiles - Jales Acres -~ Dollars = Per Acre  Index

mder 1.0 4 305 76 ll 650 38,10 100
1.1~ 2.0 i iZ 75 0,069 38.00 100
2.1~ L.O 35 113 119,))0 « 70 71
Lol -~ £.0 Lo 95 121,365 26.23 Tl
6.1 - 8.0 56 100 1L5,000 £.93 &5
8.0 - 10,0 lw 103 100 170 22.02 57
16,1 -~ 12,0 & 1ie H%, 535 16.9 Ll
2.1 - 5.0 3k 13 Gi, BOT 2h.58 Oly
15,1 and over 6 126 17,100 250 £9

o ‘ol

transferrcd 50 percent and 100 percent; all size
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sales respectively. Alsc the average size of transfer in the intervals
were 70 and 1206 scres, deviating soﬁawhat from the average sizes for the
other classes which range from 79 to 113 acres.

The average price of land located within two miles distance from
tovn was $38.00 per acre, a relatively high price. It is possible that
the relatively small average size of transfer in this interval partly
accounted for Lhet albhouwsh 14 appears thal nearness te town was the
principal goverilng factor in the price. The decrease in average pric
per acre between the second distance interval and the tidrd one which
includes all the land sold between 2.1 and L.O miles from town was quite
sharp. It amounted to a decrease of 29 percent taking the average price
in the Iirst disbtance inbterval as a base. TYor the next two miles the

average price per acre increased aboub 3 percent and then it dropped to

;25.w3 per acre representing a total decline of 32 percent fronAu © basa
price. The decrease continued with L3 percent and 56 percent for the

Bel = 10.0 and 10.1 - 12.0 wile intervals and finclly the average price
per acre went up again to $2L.56 and 22,50 for the last two distance
classes, as represented by the index nusbers 64 and 59.

»

Apparently the ur ‘ban markeb excrcised considerable influence on
land prices wibhin L miles. Detween 2.1 and 8.0 miles the prices went

Gown an average ol 30 percent. Ancther i wmiles distance is responsible

nrice oF land over 12

Lo

for a 50 perceunt drop in price, viile the avera

dles from town for some unknown reason rose again by 1L percent., The

v-w

possibility has been suggesied that aliter 12 miles, the wban markeb
influence on price may be less than the rural market influence and that

generally a farm is closer than 12 miles to somie rural marketb.



In any event, the indicatlions are that digbances Lo a shopping et

J

tor definitely affoct averase land nriceg. For ingtance, the price was
about halved wnen a 10 mile distance was reached. This decrease amounted

Lo about $1.10 per acre for each addidiuaal i
I this table, no special consideration has been given to road
types, which cculd be partially responsible for bhe difference in prices.

Ar insufficient mumber of sales for a rellable aralysis world have rew
sulted 47 sales bad beer separated by distance zecording tc road types,
However, thé tables on land prices and distances traveled on non all
weather roads to teown (Table 1la) show Lhat 182 sales or over two-thirds
of the trachs concernzd are located on or within a distance of one mile

] ¢

from a gravel or a naved voad. It was felt that

group where all road types were cowbined did nobt unduly distort the

o

picture.
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The good land crovp (Tabl

ioht dowrmward trend in
average prices per acre with increasing disgitances Frow imporiant shop-

ping center. The first decline in price, a 15 percenl decrcase was be-
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tween land located under one wile from town or
1.1 - 2.0 mile group. In the next distance group the price was only L
percent below the base, while for the L.l - 8.0 mile distance interval

a 15 percent decrease in price was fcund. However, the limited number

3

of sales in these classes makes bhe average unieliable. The {igures

do, however, leave the lmpression thal varying distances to tcwn affect

&

average prices of lang to a greater or lesser extent.

The poor land group (Table 10c) shows, as a whole, a steady decrease

in land prices increasing distances Iror town. The average price
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in the second interval is somewhat out of line with this pattern being
twenty-two percent above the base price. However, there were only three
sales in the first class intervai, which did not make for a very repre-—
sentative average pfice per acre. The decline in average price between
the first interval and the 2.1 -~ L.0 mile interval was noteworthy. It
amounted to & percent while the decrease in average price for the next
two class inbtervals was 31 percent. Apparently buyers of poor land
attached some importance to location with respect to distance from impor=
tant shopping center. It may be that the most valid comparison in this
land class is between the 1.1 - 2.0 mile group with 17 sales and ﬁhe
10.1 = 12.0 mile group with 12 sales. It may be tistéd that there was a
thirty-eight percentage point decrease in the average price paid as the
distance to the shopping center increased 10 miles. This represents an
averége decrease of about seventy cents per acre for each mile increase

in distance.

Average Price Per Acre and Distance Traveled

Over Non All Veather Road fto Important Shopping Center

The effect of distance traveled over dirt road to town is shown in
Table 11l.

The fair land group was represented by Table 1lla with 264 szles,.
distributed mainly over the first four distance intervals, which cover
the first 3 miles. Hinebty—-six percent of the sales ﬁefe within this dis—
é@nce. The 3.1 and 4.0 and the L.l mile and over intervals have only four

percent of the salss. The average sizes in the various distance intervals

were faily close together and ranged from 93 to 121 acres.



Table 11,

Selling Price Per Acre and Distance Traveled

Over Non All Weather Hoad to Important Shopping Center

& Folr Land {Minerals transferred 50 percent and 100 perecenty size

groups 25 3, and 5.)

51

Mo, ef Average  Uonsidoration  Average

Sales Acres  Size ~ Dollarg - Per Acre Index
under 0.5 112 11, 886 103 333,319 28.01 100
{6 = 1.0 70 75309 105 168,965 22.50 81
1.1 - 2,0 52 5,203 100 122,605 23,50 52
2.1 = 340 21 1,969 93 50,365 25.50 91
3.1 = L0 6 720 120 10,500 1L.50 51
over L.l 5 605 121 12,250 20,20 2

b Cood So6il (Minerals transferred 50 percent

anc 100 percent; all sire

kY
GTOUTS 4 )

Distances To,.of Consideration  Average

~- ilag - - Solos Acros - Loiiars = Por Aere  Indox
under 0.5 1¢ 1,453 76 0% 4300 L7.62 1G5

0ul = 1.0 17 1,701 100 76,310 LL.80O ol
L.l = 2.0 1 1,597 BY 6l3, 100 50.13 8l

2.1 - 3.0 9 1,069 118 18,950 L5.79 96 .
Juk = L0 2 259 120 3,650 16.0k 33

over L.l 1 80 80 1,750 21.60 L5

¢ Poor Soil (sinerals transferred 5O percent and 100 percent; all size
Eroups. )

Tistances  No. OF Average Lonsideration  Averase

~ ¥iles - Sales Acres Size -~ Jollays - Per Acre  Index
under 0.5 21 2,208 105 Ll:,920 20. 3L 160
Ol = 140 12 1 166 97 21,650 18456 91
1.1 = 2.0 21 9h 109 36,370 16472 52
2e1 =~ 3,0 3 LG 133 54550 2Le37 105
3¢ = L0 3 L7lh 158 5,250 11.07 Sk
over Led 3 120G LD 750 3,202 30




The index of the average prices shows a decline of 19 percent be=
tween 0.0 = 0.5 miles and 0.6 - 1.0 miles traveled over dirt roads. The
break between the first two distance intervals from under 0.5 mile %o
Ceb =~ 1,0 mile was quite sharp. No further decrease is showun up to two
wmiles. It is probable, however, that part of the average price for the
first distance group was due to location directly on a good road, as all
weabher roads include bobh gravel and paved rcads.

The average price of land in the 2.1 - 3.0 mile interval for scme
‘uhexplainable reason went up again to an index nunber of 91, but decreased
again in the last two distance intervals.

The general impression was ﬁhat land owners did care aboub the proxini-
ty of an all weather road, as indicated by the decrease of nearly twenty
.percent‘im averagerprice between the first class interval and the second
and third class intervals. After that no definite relationship could be
established, as the index showed wide differences in prices and only few
sales were precent iﬁ the last class intervals.

It appears that buyers discount land by from one to two dollars per
acre for each additional mile or fraction they must travel cver a dirt
road to get to town.

The tables oﬁ the good and poor quality‘(Tablesyllb and c) showed
a similar decline in average price per acre, also mainly between the
first and third distance interval. The downward trend in price also
gontinued until the 2.0 wile limit was reached. In the last three in-

v

tervals the price trend was very irregular, but only few sales were rep=
; ;
.

resented in those intervals. » L



GConcluding, it could be said that distances traveled over non all

wieather roads bo important shopping center for all scil qualiby groups

e

began to influence the price after the first 0.5 mile. Between 0.5 and

3.0 miles the average prices were on aboubl the sarpe level and approxi-

mately 15 to 20 percent lower than the base price. Petween 3.1 and L.l

miles the land prices were about S0 percent lower than the base price,

but fewness of sales makes this relotionship unreliable



Chapter VIT

TAARY AND CONCLUSICHS

Sunmary

In Uhis study an atienpt was made Lo deterumine the relationships,

£

if any, exisbting between land values in Payne County, Oklahoma, and the

location of the land with rospect Lo road type, distance to hard surface
and other all weather roads, Gistances Lo various warkebs arnd the distanee
tréveled over non all weather miad bo the various markeis.

As location is not the only factor influencing land valucs, means
had o be found to control to the greatest possible extent such factors
as soil qualivy, mineral rights transferred with the land, size of trang-
fer, and improvenents on Lhe land.

All usable sales of farms occurring in Payne County during the
years 1941-L5 were broken down into three soil quality groupé& "goodh,
"fair", and "poor" as classified by so0il technicians. Within each group
oﬁly‘thosevtransactionS'were considered where 50 and 100 percent of the
mineral rights were transferred with each sale.

Size of transfer was controllied only in the fair land group, where
sales of tracts falling into bthe three most important size groups (30 -
£9 acres, 70 - 9% acres, and 140 — 179 acres) were analyzed.

The scarcity of data in the good and poor land groups made it ade-
Qisable not wo control size of transfer in those groups.

The dmprovement factor which also might affect land prices, was
studied more extensively in order to decide whether to abbempt to controi

it before unceritaking the final analysis oif land prices as alfected by
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location. This particnlar factor had not previously been studied in
Oklahoma and it was deemed advisable to determine wh,thér improverents
influence land prices and if s0, to what extent.

The value of improvenents on farms located on different types of
roads as well as land at varying distanccs to nearest imporbtant shopping
center and of different soil qualities was analyzed. In this analysis,
all available sales were used, regardless ol land quality, mineral rightg
conveyed, and size of sales. The resulting figures ghow that the average
values of improvements per acre for land on gravel and paved roads were
respectively 4 aﬁd 18 percent higher thén averaye valﬁes of improvements
for land on dirt roads.

It was estimated that improvewments account for approximately & per—
cent of the difference in price between land located on dirt and gravel
roads and for approximately § percent of the differonce in prices of land
on ¢irt and paved roads.

Hith respect to distances to vhe nearest important shopping center
an inverse relationship was found between this location factbor and im-
proverments, It seemoed that valuve of improvements decreased beginning
with the 1.1 = 2.0 miles interval as distances to¢ town increased. The
only exception was the 6.1 = BQO'mile interval.,

For the different land qualitics sowe marked differences in improves
nent values per acre were found. On good land, improvement values per
acre were aboub 71 percent higher than cn poor lgnd. On fair land the
improvement values were about 13 percent higher than on poor gquality
farus. Héwever, it was alsce found that lmprovemonts accduht for only

approximately 5 percent of the difference in price belween poor and fair
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land and only about 13 percent of the difference in price between poor
and good land.

Although in general bhe various indicated relationships were found
to be direct, it was felt that the controlling of the improvement factor
in the main analysis of land prices as affected by location, would not give
more reliasble results since the difference expressed in doilar values which
were caused by iwprovements of the land sdld, were relatively small.

Due to the pauveciby of data in The good and poor 1a3‘ group, the main
analysis was based on the fair soll group and the two other land guality
groups werc used as supporbting data only. Horeover, studying the landl
gualibty groups separately, the difference in value of luprovements bebween
the different land quality groups, as indicated previously, is minimizod.

Recause of lack of data, it was nol possible o extend contrel over

%

factors such as farm site, topography and obher possible unknown influ-

X}

lowever, it is believed that these influences are not large enousd

to afféct the results of ihis analysis much and that they will largely
cancel out in a sizeable number of sales. VWhile it is recognized that

the influence of the preceding factors has nob been completely eliminabed,
the following findings based on this study probably indicate faoirly well

" the value buyers place on the proximity to rcads and markeis.
Road Type

The farms located on gravel roads scld for approximately & percent

rore per acre than those located on dirt roads, while land on paved roads



onds.  However,

tracts on dirbt roa

hisgher por acre

0

was about L8 percent

4 mzy be thot aboubt 8 percent of
i road can be atbribuied to hidher

inmprovement valucs.

lJ.

& X . : - e
u between averaye prices per

was no noticecable reln
an increase

There
acre of good guality lavd and road type. For the poor land
land on gravel rozds over land on dirt

of 17 percent of the price of
tivity of land decreasces,

‘.:.'\-" o~ U e

roads was found.
M . N £ S s
The general lmprossion was that as the
somewhat nore sgignificance is attached to 1GC“thﬂu with respect to road

type.
Distance to Hard Surface Hoad

distance Lo paved roads, 1% was found that the
ailes from e hard surface road

In the analysis of
0.5

i nf land locabed bebtween 0.3 and (

price
located between 0.9 and 5.0 riles

decreased 23 percent and prices of land
frow such a road had an average decrease of 3L percent over prices of
mnder 0.3 miles paverent.

Tor good and poor soil quality there was also a downward trend in

increased,

land

g from paverent

rrices noticeable as distance
Distance to an All Weather Hoad

miles fron an all weather

some disade

ety

The price paild for farus more than O.
¢ consCcious o

arnd OWARrsS Weres

16 percant less was paid for land

road in general indicated that L

vanbages in location. On the average
land under 0,5

between 06 —~ 2.0 miles from an all weather road than. for

same type of road.

niles from this



o relationship between price and distance to all weablier road
existed in the gocd land sroup. For poor land, prices decreased 10
percent for distances of 0.5 -~ 2.0 wniles to all weather roads as cowpared
to prices of land which was located under 0.5 miles from this type of

road.
Distance wo Nearest dMarkeb

The per acre price paid for land l.1 =« 2.0 miles from rural markeb
was about 12 percent less than that paid for farms within 1.0 mile. Be-
tween the distances of 2.1 ~ 7.0 wiles Lhe average price decrease was
cnly 8 percent while the 7.1 - 10.0 mile interval chowed a 19 peréent
decline in price.

For good and poor land no definite relationships could be discovered,

although there were some variations in the price data.

- P T - it

istances Traveled over Non A1l Weabher

1

Road to Wearest lLarket

Farms so located as to require between 1.1 and 3.0 miles of travel
on a dirt road to reach market sold on the average for 10 percent less
per acre than land where under 1.0 mile of travel on a dirt road was
required bo reach a market.

The znalysis of the prices in the goud land group indicated a rela-
wive indifference as far as distances traveled over dirt roads were con-
cerned.,

for poer land a 6 percent decrease in averase price for the 1.1 -
3.0 mile distance group from the price in the "under 1 mile” interval was

i

ol
i
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found .
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It 1s evident that in Payme Ceunty, traveled on dirt
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reads in gencral affect the averase price pur acre to & limilted extent

only, ag most dirt voads ave improved znd are passable practically the

year rounde.
Distance to Important Shopping Uenter

Gensrally, a direct relationship existed betwsen average land price

=4

per acre and digtance bo important shopping center until a distaunce o
15 miles was reached. Land prices decreased on the averase at a rate of
$1.10 per zcere per mile between 1.5 and 11.0 wmiles.

3,

he por acre price decrease wibhin the oniire 15.0 miles range tends

=3

Lo be concentrated in land that is located bebwasen 2.1 and 8,0 miles from
t.ovm. The decrease is 30 percendt ivom the base price. The averase price

of dand betwesn 8.1 and 15.0 miles is gbout 50 percent lower

J

per acre
than the base price.

For goed and poor land irn general prices also decreased moderately

when distances to town increased.

Distance Traveled over Non All

Weather Hoad to Important Shopping Center

3 2

Land ovmers attachoed importance to ihe proxim

v of an all weather

rozd, as indicated by the decrease of nearly 20 percent in average priceds

H@uweﬂn thie Munder G.5% distance interval and the 0.6 = 2,0 mile ¢ ance
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A similar deecline could be noticed for the good and poor land groups,
although the decrease more gradually followed the increasing distances
up to 2.0 miles and amounting to about 1L percent. |

On the average, a discount of $1.00 bo §2.00 per acre of land with
cach mlile of increased disbance traveled over dirt road to town could

be noticed.
Conclusions

1. On the average, pecple pay more for lond on paved roads than

O

for land om gravel roads; more for land on gravel than for land on dirt
roads. The corresponding increases were L0 percent and B percent, taking
the price psr acre of land on dirt roads as the base.

2. Hore is paid for land lying near a hard surface and an all
weather road than for land farbher away. Un the average, land between
0.9 and 5.0 miles from p&Vement was valued at 3L percent less per acre
than land undsr 0.3 piles from a paved road.

For land located between 0.6 and 2.0 wiles from an all weather
road the decrease in price was 16 percent over tne base as represented
by the average price for land under G.5 miles from this type of road.

3. Increasing distances to rural and urban markut caused lan&
prices to decreasc up toc 10,0 and 15.0 miles respectively. The average
decrease‘per mile per acre of price of land with respect to rural mérket
was about 2 percent and wibth respect o an urban market about l perecnte
in gome instances, however, the rate of decrease in average prices was

irregular.



&

Le Creater distances traveled over nom all weathor roads to markets
affect Iand prices unfaverably. With respect to distances traveled

dirt roads to & rurval mari v toe averate decrease of land price por

per acre wes 5 dhere an urhan narket was

involved, the everage decrsase wag aboul L percent up to 3.0 miles., Sonme

farns

selli

3

ationg in the pattern of decreasing average prices could be aoticed.

5. fmprovement values, while somewhat hisher on bebter located
s accounted for only a small proportion of the total difference in

g price between farms located on the several types of roads and

atb varying distances frovw sarkeb.



LIL

BIBLICGRAFHY

Adams, T. Mo Prices of Vermont Farm Real Lstate. Vermont Agricultural
Experiment ctation Bullebin No. 391 Burlington, 1935

Curtiss, W. M. "Value of Improved Hoads to New lork Farmers". Farm
Fconomics Bo. 92. Cornell Agricultural Zxperiment Station. December
ool b e 22

1935.

Davidson, R. D. and Parcher, L. A. The Influence of ilineral Righis on
Tranofers of Farm Real Lstate in Ciclahoma. Oklahora dgricultural
Txporiment Station Bullebin Wo. D-278. Feoruary 19Li.

¥ordecal. Factors Affecting Farmers'! Earnings in Southeastern
jvlvania. Uedeliefis sullebin 1400. 1926.

¥Forrest, Wayne. Location Facbors Affecting land Prices in Grady County,
OKlahoha, 19L1~L5. Unpublished Master of Sclence Thesis, Oklanoma
Ao & ¥. Collage, 1951.

Haas, C. Ce Sale PTlCG“ as a Basis for Farm Land Appraisal. Minnesota
Aﬂrlcu*tural perisent Hiacion lochnical Pulletin 9. 1922,

Factors Affcc tinc Varm Land Values in Missouri. Missouri
ul tural Exmerlﬁ nh Station Ro search Bulletin 229. 193

Famm

Lewis, A. B. An Bcomomic Study of Land Jiilization in Tompkins County,
New York. Gornell University Agriculbural bxperiment Station bulletin

O 1SR
530. L1934,

Hoore, e Ro "Oulldings and luprovements influence on Farm Heal Estate
Prices". ¢©hio Agricultural Extension Farm and Home Research Bulletin.
January 19L9.

Shevart, Charles L. "Farm band Values as Arfected by Road Type and Dis=
tance.” Journal of Farm Economics. Volume XVIII, No. L. Wovenmber,
1935. '

Tennent, J«. L. The Helationsiips Belween lHoads and Agriculture in How
York. Cornell University Agriculibural fxperiment Station Bullebin 4479,
1929,

wood, Donald Loe. Land Prices As Affected by Location, dJackson Counlby,
Oklahoma, 15L1-19L5. Unpublished naster ol Gcience Lhesis, Lklahoma
A, & 7, College, 1950.




APPENDIX



Appendix Yavle 2
Average Price Per Acre and Size of Transactions by Land Qualities

(Minerals Conveyed 50 Percent and 100 Percent)

a_ Good Land tuality -

Consideration Aversge

Size No. ef
Acres Sales Acres - Dollars = Per Acre
under 30 2 Lo L,000 10C.00
30 - 69 18 803 50,350 50.23
70 = L9 25 1,978 95,550 1i8.13
100 - 139 i 169 19,450 11.40
10 - 179 15 2,370 88,160 3719
180 -~ 219 0 ¢ 0 9]
220 ~ 259 2 1480 16,750 34.08
b Fair Land GQuality
Size No. of Consideration Average
Acres Sales Acres - Dollars = Per Acre
under 30 8 b0 14,500 30.40
30 -~ 69 56 2,319 545065 25.47
70 - 99 102 8,147 200,L7L 25453
100 - 139 18 2,056 4L3,960 21,36
1h0 - 179 108 17,298 L32,4L¢€5 2L.36
160 - 219 L 820 20,450 214,09
220 - 259 2 LBO 13,250 27.60
260 - 379 2 6L0 15,000 23440
¢ Poor band Quality
Size No. of Congideration Average
Acres Sales Acres - Dollarg - Per Acre
under 30 1 i1 250 22.72
20 -~ 69 19 862 15,450 17.90
70 - 99 13 1,035 23,635 22.83
100 - 139 2 AR 3,500 10,50
10 - 179 27 L, 30L 73,205 17.00
180 - 219 1 238 3,450

1449
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Appendiyx Table 3
Average Price Per Acre and Assessed
Values of Improvepnents by Land Qualities

(llinerals Transferred 50 Percentage and 100 Percentage Size Groups 2, 3,

and 5.}

a Good Wuality Land

Improvements Noe. of Consideration Average

~ Dollars = Sales Acres - Dollars = Per Acre
under 100 19 527 68,050 Llii.56
101 - 200 13 1,160 41,850 36.07
201 - 3C0 1L 1,213 50,610 L1.88
301 - 500 9 073 L5,150 51.72
501 - 750 3 278 16,200 L83k
over 751 0 0 0 0
b Falyr Qualiby Land
lmprovements No. of s Consideration Average
- Dollars = Sales Acres - Dollarsy = Per Acre
under 100 ©126- 10,568 23,515 22.50
101 = 200 L3 5,281 111,700 21.15
201 - 300 55 6,517 177,000 27.15
301 = 500 3k 4,372 151,750 32.42
501 - 750 I Ll 13,156 29.61
over 751 4 560 19,250 3L,37
¢ Poor Quality Land .
Improvenents No. of Consideration Average

- Dollars - Sales Acres - Dollars = Per Acre
under 100 2k 2,040 26,795 13.13
101 = 200 16 1,753 36,970 21,08
201 - 300 11 1,548 30,600 21,13
301 - 500 6 760 ; 11,725 15.40
501 - 750 1 160 345200 20.00

over 750 ‘ 1 LO . 3,000 75.00
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