
Preston Smith

• 14 years a member of the Jackson County 
Board of Equalization, representing the 
Blue Springs School District.

• I have voted on more than 10,000 
property tax appeals.

• Last year I ran for County Executive.
• I have a graduate degree from UMKC in 

public administration, with a 
specialization in statistics. 

• My wife and I have lived in Jackson 
County for 33 years. 

• pvsmith@sbcglobal.net

mailto:pvsmith@sbcglobal.net


Expectations for this Presentation

I cannot guarantee you that if you appeal 
your tax assessment using the tips that I will 
tell you that you’ll get everything you will 
want, but you WILL stand a much better 
chance at getting it. 



DISCLAIMER

Nothing contained in this presentation is to be interpreted as legal 
advice. I am not an attorney. The information here is only my opinion 
based on my experience and the data that I have analyzed. This is for 
general educational information. Any actions that you take as a result 
of this presentation is solely on your own. 

RULES FOR THE NIGHT:
• You can type your questions into the chat box, but keep the questions relevant to the 

subject. 
• Anybody who is disrespectful will be put in timeout, and if it continues, you’ll be blocked.
• I’m doing this as a public service. I have no intention of running for any public office. Many 

of you didn’t vote for me and I won’t hold that against you. 



Relief is in Sight, but not yet

Parson has not signed this bill yet 
to freeze tax assessments for 
senior citizens. Most people expect 
him to sign it. 

But there is no sure-thing that they 
would pass this at the Jackson 
County Legislature. 

But if everything is approved, it 
would not take effect until 2025, 
before the next assessment. 





This is going to be the 
worst assessment that 
Jackson County has ever 
endured. 



In July 2018, County Executive Frank White appointed Gail McCann 
Beatty as the County Assessor.

Jackson County is the only county in the state with an appointed 
assessor. Every other county has an elected assessor. (The City of St. 
Louis assessor is also appointed.)

She came into office and said something to the effect, “State law 
requires that all parcels in the county be assessed according to fair 
market value. Parcels in Jackson County have been undervalued for 
too long.”

She was a former Democrat state representative and still serves as a 
board member on Freedom, Inc, a political action committee. 

She will be fully vested in the County’s retirement plan next month. 
Does she stay to oversee this fiasco?  



https://www.freedomincorporated.org/about-freedom/our-leadership/

https://www.freedomincorporated.org/about-freedom/our-leadership/


The Deputy Director of Assessment is 
Maureen Monaghan, who was 
formerly the chief attorney for the 
State Tax Commission. She is in charge 
of this assessment. 

She understands the state law on 
assessment and taxes better than 
anybody in the state.

She is a force to respect and be 
reckoned with.  



When McCann Beatty says, “State law requires that every parcel be set to market value 
at every assessment” is an exaggeration.

Last year I worked on a project in Pettis County where it was clear that the elected 
Assessor had not updated parcel values in a substantial way for nearly 15 years. 

When persons called the State Tax Commission to complain about this, the STC said, 
“He’s an elected official. If you don’t think he’s doing his job, vote him out.”

The STC doesn’t exercise any authority whatsoever to ensure that a county’s 
assessment is fair and accurate, even though they have the authority to do so. County 
assessors are given a great deal of power and leeway to set assessments as they want. 



When McCann Beatty says, “The State Tax Commission requires that the 
County value parcels at between 90% and 110% of value.”

That sounds real strict until you find out that she can cherry-pick what 
parcel data to send to the STC that helps her hit that range. 

It isn’t considered over the entire County’s parcels—just a small dataset 
parcels that are hand-picked. My source for this is a former County 
Assessor. 

In short, this range of “oversight” is a farce. 



How Did We Get Here?
In 2019 we saw incredible inconsistencies on parcels. Here were market values.  



In 2019, this map 
shows all the 
residential parcels 
that increased by 
14.9%, shown in 
red. 

74,311 total 
parcels

28% of all 
residential parcels 
in the county. 

Do you think all these parcels were set at market value? No way.
14.9% was chosen because if the increase was 15%, there had to be a physical inspection of the parcel. 



Then in 2019, Tyler Technologies Hired

The Jackson County Legislature decided to enter 
into a long-term contract with Texas-based Tyler 
Technologies for $17M to run the 2023 
assessment. 

It was completely predictable that this assessment 
would result in high increases. 



City

Average 

Sales 

Price, 2021

Average 

Sales 

Price, 

2019

% 

Change 

2019 > 

2021

Blue Springs $289,274 $228,652 26.5%

Grain Valley $295,258 $239,707 23.2%

Independence $180,734 $143,798 25.7%

Lee's Summit $369,136 $287,032 28.6%

Oak Grove $273,819 $220,554 24.2%

Total $281,644 $221,821 27.0%

All Single-Family Homes 

Sold in Eastern Jackson 

County in 2019-2021

Then in 2021, there was another assessment. 

City

Average 

Percentage 

Change in Market 

Value from 2019 

to 2021

BLUE SPRINGS 9.8%

GRAIN VALLEY 4.1%

INDEPENDENCE 7.7%

LEES SUMMIT 8.0%

OAK GROVE 9.0%

Overall Average 7.7%

Data from County Assessment Office

From: Greater Kansas City Board of Realtors

So if state law requires County Assessors to value ALL parcels at market value, what happened in 2021? 

This is why I was able to tell everybody last year that I expected the average 
assessment increase county-wide for 2023 to be at least 45%. The County had 
to make up ground in 2023 that they put off in 2021. 



Here’s what happened: 2022

County Executive Frank White and the 
entire County Legislature were up for re-
election in 2022. 

It might be bad form to have a huge tax 
increase right before the election. 

That is why that I believe the 2021 
assessment was artificially low. 
Pure politics. And it worked. 



“But it doesn’t matter who wins elections in Jackson County….”

Not so.

The County Executive APPOINTS the Assessor.  We 
did not have these assessment problems until we 
had this assessor. 

Under the County Charter, the County Executive has 
final authority to correct the tax rolls and to make 
changes to the assessment. 

Elections do have consequences. 

The buck does stop with Frank White.  



Does the County Need Money?

The Legislature just approved a plan last month for a $311M new jail.

Renting a new County Administration building: $9M

Hiring outside firm to run the Assessment: $17M

The World Cup: $50M (County/State funds)

New Royals Stadium? Who Knows?



The County anticipated property tax revenue 
doubling in 2019 in the general fund. 



An increase of only $2M from property tax revenue? How could that be?
 I think they wanted to hide their plan this time. 



How the County Budget has Exploded

Since 2017, the 
County’s budget 
has increased by 
33%



Since the last assessment, in 2021:

• The County Assessment staff has doubled from 50 full-
time employees to more than 100.

• The County entered into a $17M contract with Texas-
based Tyler Technologies. Contractors started nearly two 
years ago inspecting nearly all 300,000 parcels in the 
county. 



But Jackson County is no different from 
anywhere else…
• Not so. 

• We have an appointed assessor.

• In 2021, the Democrat state 
auditor found that the 2019 
Jackson County assessment 
increase was more than 70% 
higher than in any other county 
in the state. 

https://auditor.mo.gov/AuditReport/CitzSummary?id=869

https://auditor.mo.gov/AuditReport/CitzSummary?id=869


Property valuations in Johnson County, Kansas had an average 
value increase of 12% from 2022 to 2023. (They assess 
annually.)

A large swath of the county south of Interstate 435 and north 
of 175th Street shows an average increase between 13% and 
15.99%. Pockets of Leawood and Prairie Village show increases 
in excess of 16%.

The outlying areas of the southern parts of the county saw the 
lowest average increases between zero and 11%.

This Fiasco Doesn’t Happen in Johnson County, Kansas

Source: Johnson County, KS Assessment Dept.



Here’s a Theory

• Preliminary analysis of commercial parcels shows that there is an 
across-the-board increase of 25% for each parcel from 2021.

• What if the County ran out of time this assessment and they decided 
to put a 25% increase on the commercial parcels?



What If……

If the County decided to put a 25% increase on the commercial 
parcels, then one would believe there would be a basis for a 
class-action lawsuit against the County for assessing one type 
of real estate property (commercial) using one method (a flat 
increase) and assessing residential property another way 
(random high percentages). 



This Assessment 
vehicle was spotted 
in early February 
2023 in on 50 
Highway in Lee’s 
Summit. 

This was a clue that 
the Assessment was 
running behind 
schedule. 



Tax Rate
(Note: School Tax Rate is Essentially 75% of the Total Tax Rate)

Item
• School

• City – Independence

• Jackson County

• Library

• Junior College

• Mental Health

• Disabled Services

• State Blind Pension

• Total Tax Rate

Rate
• 6.3700

• 0.6059

• 0.5920

• 0.3240

• 0.2028

• 0.1113

• 0.0836

• 0.0300

• 8.3296

28



Jackson County Market Values are 
Assessed at Different Rates

Residential Property: 19%

Commercial Property: 32%

Agricultural Property: 12%

29
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Jackson County Plan A

Hearing Set -Up/informal 60,000 50

hearing Set -Up/BOE 15,000 50

STC Hearings

Processing PP after close of books150,000 50

Informal Hearings

BOE Hearings

Process PP Lists 200,000 250

PP Data Entry 200,000 50

PP Prepare/Mail

PP 2nd Notices

Final Office Review

Parcel Review Contracted 

Final Field Review

Final Data Entry/Cal.

New Const Office Review 5,000 10

Preliminary Calculations

ContractedNewConstFieldReview170,500 30

New Const Data Entry/Cal.

Building/Deprec Study

New System Data Entry RP

Index/Man Lvl

Land Analysis

Sales to STC Res Ratio

Sales Ratios

Sales Data Entry 30,000 20

Sales Field Reviews

Email Assmt Roll to STC

Map/GIS Updates 5,000 10

Assmt Roll

COV Data Char Letter 35,000 20

Public Traffic 170,000 35

Processing Transfers 40,000 35

Plan & Budget

Change Notices
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Computer Inv

Here is the official 
Jackson County 
Assessment plan, 
approved by the 
Legislature, and filed with 
the State Tax Commission 
for 2023. 

They were projecting 
60,000 appeals filed and 
the BOE actually hearing 
15,000 appeals.

In 2019, there was an 
average assessment 
increase county-wide of 
15% and there were 
21,000 appeals filed.  

Source: State Tax Commision, Jackson 
County 2023 Maintence Plan



The One Piece of Data from the County so far……..

Under this Ordinance in Jackson County, 

2000. Changes in Assessed Valuation, Reports. On or before May 31 of each year, the 
Director of Assessment shall file with the clerk of the county legislature and the legislative 
auditor a report showing every real estate tax parcel classified “residential” with an 
increase in assessed valuation from the previous year in excess of 50% of the previous 
valuation or in excess of $50,000, and every parcel classified “commercial” with an 
increase in assessed valuation from the previous year in excess of 50% of the previous 
year’s valuation or in excess of $100,000. The report need not include any parcel classified 
“agricultural” or assessed by the Missouri State Tax Commission as railroad or utility 
property. (Ord. 3913, Eff. 07/25/07)





In 2019, there was a list compiled of all parcels that realized an increase 
of either 50% or $50,000, and there were about 50,000 parcels on the 
list. 

In 2023, the “high increase” list had almost 
100,000 parcels on the list. 

So out of 300,000 total parcels in the 
county, almost one out of three were on 
the “high increase” list. 



Lake Tapawingo, 
Sugar Creek, River 
Bend, Raytown and 
Unity Village were 
really hammered in 
this assessment. 

City

Number of 

High 

Increase 

Residential 

Parcels

Number of 

All 

Residential 

Parcels

Percentage 

of Parcels 

High 

Increase 

within the 

City Group

Percentage 

of Parcels 

High 

Increase 

Overall 

(within City 

group)

Percentage 

of Parcels 

(City)

BLUE SPRINGS 5,495 20,205 27.2% 6.0% 7.4%

BLUE SUMMIT 63 322 19.6% 0.1% 0.1%

BUCKNER 336 1,062 31.6% 0.4% 0.4%

GRAIN VALLEY 1,612 5,570 28.9% 1.8% 2.0%

GRANDVIEW 3,089 8,578 36.0% 3.4% 3.1%

GREENWOOD 370 2,140 17.3% 0.4% 0.8%

INDEPENDENCE 15,177 46,122 32.9% 16.7% 16.8%

KANSAS CITY 44,267 124,216 35.6% 48.6% 45.3%

LAKE LOTAWANA 21 2,145 1.0% 0.0% 0.8%

LAKE TAPAWINGO 261 561 46.5% 0.3% 0.2%

LEES SUMMIT 9,500 35,529 26.7% 10.4% 12.9%

LEVASY 24 71 33.8% 0.0% 0.0%

LONE JACK 259 930 27.8% 0.3% 0.3%

OAK GROVE 901 3,034 29.7% 1.0% 1.1%

PLEASANT HILL 0 1 0.0% 0.0% 0.0%

RAYTOWN 4,998 11,912 42.0% 5.5% 4.3%

RIVER BEND 5 11 45.5% 0.0% 0.0%

SIBLEY 53 184 28.8% 0.1% 0.1%

SUGAR CREEK 936 1,756 53.3% 1.0% 0.6%

UNINCORPORATED 1,936 9,996 19.4% 2.1% 3.6%

UNITY VILLAGE 8 18 44.4% 0.0% 0.0%

UNKNOWN 1,758 0 #DIV/0! 1.9% 0.0%

Grand Total 91,069 274,363 33.2% 100.0% 100.0%



Persons in the Hickman 
Mills, Kansas City and 
Raytown School Districts 
saw the high-increases at 
a slightly higher 
proportion than those in 
other school districts. 

School District

Number of 

High 

Increase 

Residential 

Parcels

Number of 

All 

Residential 

Parcels

Percentage 

of Parcels 

High 

Increase 

within the 

School 

District 

Group

Percentage 

of Parcels 

High 

Increase 

Overall 

(within all 

School 

Districts)

Percentage 

of Parcels 

(School 

Districts)

BLUE SPRINGS 7,445 29,736 25.0% 8.2% 10.8%

CENTER 3,077 9,191 33.5% 3.4% 3.3%

FORT OSAGE 3,135 9,314 33.7% 3.4% 3.4%

GRAIN VALLEY 2,217 8,020 27.6% 2.4% 2.9%

GRANDVIEW 3,422 11,630 29.4% 3.8% 4.2%

HICKMAN MILLS 6,229 15,984 39.0% 6.8% 5.8%

INDEPENDENCE 13,144 38,339 34.3% 14.4% 14.0%

KANSAS CITY 30,627 85,028 36.0% 33.6% 31.0%

LEES SUMMIT 11,040 38,211 28.9% 12.1% 13.9%

LONE JACK 413 1,737 23.8% 0.5% 0.6%

OAK GROVE 1,008 3,618 27.9% 1.1% 1.3%

RAYTOWN 9,312 23,555 39.5% 10.2% 8.6%

Grand Total 91,069 274,363 33.2% 100.0% 100.0%



28-320-17-21-00-0-00-000

An 8-unit apartment building a 3320 E 10th St in KCMO went from a market value of $143,000 to $6,032,200, a 4,118% 
increase. The Google Earth photo seems near-identical to County website. The County parcel viewer now shows $0 for all 
the values of this property and all the others we have in this presentation. 



 
 

 
This parcel as well as many others are being reviewed still.   A correction was made to this parcel after 
that report was generated.   

  
As the report is due before we have certified values, we are still in the process of reviewing and making 

corrections to parcel data. 

 
To monitor the progress or update this request please log into the Public Records Center 

 

 

Monday, June 5, 2023



So now the County Zeros out the values. Do they really know what the value is?



A townhouse on a lot 0.07 acres. It went from a market value of $1,000 to $14.9M on the County’s spreadsheet. 



Here is a parking lot that went from a market value of $45,000 to on the County’s spreadsheet for $70,299,047. 



Here’s 1.14 acres of vacant agricultural land. It went from a market value of $800 to $510,200 in the spreadsheet



Here’s a new house. The spreadsheet showed a market value of $1,088,247. Now it shows online with a value of $727,930, a 
decrease of 33%. 



Here’s a nursing home in Blue Springs, off Duncan Road. In 2021, it was on the tax rolls with a market value of 
$2,730,000. 





For 2023, the value in the spreadsheet was $47,853,200, an 
increase of 1,652%. 

Does this look like a $47M building in Blue Springs?  



Not Everybody’s Taxes Increased a Lot

This property’s assessed valued increased 15% this year.  



Not Everybody’s Taxes Increased a Lot

It belongs to the County Assessor.  



Look at the Variation in Market Value Prices Changes in One  Neighborhood

Percentage Change from 2021 to 2023. County Parcel Viewer Data



Not Everybody’s Taxes Increased a Lot

This property’s assessed valued increased just 14% since 2020. Only a 7% increase this year.  



Not Everybody’s Taxes Increased a Lot

It belongs to County Executive Frank White.  



So the County Zero’ed Out the Data
For many parcels (not all) on this “high increase” spreadsheet, the County 
now shows zero values in the online viewer. 

They don’t know what the value is. 

Do you think they can provide proof for how they arrived at their values? I 
don’t. 

When do you think the County will get a notice to the taxpayer about this 
property with the new value?

Will the taxpayer have time to get an appeal in before the BOE on July 10? 



I will give you the County’s spreadsheet

For those one-third of the parcels in the County on that initial list, the 
County will have no proof whatsoever for those values. It was an 
official document transmitted to the County Clerk. 

I think plenty of parcels on this list have an excellent chance of winning  
appeal. 



Starting June 15, it says you can 
click on this link and see your 
value if you have not received it 
in the mail. The values are in the 
parcel viewer right now. 



Here’s the appeal 
process that the 
Jackson County 
Assessment 
Department posted 
on their website. 



DO NOT GO SEE THE ASSESSMENT DEPT

Last week the Assessment Department said that if you 
don’t get your notice in the mail, that you should come 
in and  see them in person. 

•DON’T DO IT. 



In order to avoid formal 
BOE appeals, you can 
meet with the 
Assessment staff and/or 
realtors to “discuss 
valuation concerns.” 

These are 25-year-olds who 
would be like car salesmen 
who have to go “ask their 
manager” if a number is 
agreeable.



This young man(right) 
helping a taxpayer is from 
Tyler Technologies. They 
are the group that is 
supposed to actually do 
the research and present 
the case at the BOE on 
behalf of the County. 



The objective for meeting 
with these people is to 
help taxpayers 
“understand what is really 
happening in your 
neighborhood.” 

The Assessor says the 
Realtors are “that neutral 
third-party.” 

https://www.kmbc.com/article/jackson
-county-system-tax-assessments-
increases/43785869

https://www.kmbc.com/article/jackson-county-system-tax-assessments-increases/43785869
https://www.kmbc.com/article/jackson-county-system-tax-assessments-increases/43785869
https://www.kmbc.com/article/jackson-county-system-tax-assessments-increases/43785869


Who are the Real Estate Brokers working with 
the County? 
KLM, 29208 D Highway, Lawson, MO---Karen Mehl, former BOE member 
representing the City of Independence. For the last couple of years that she was on 
the BOE, she voted with the County more than 90% of the time. 

Four Seasons Real Estate, 33308 E. Perry Rd, Grain Valley—Christi Johnson

KC Real Estate Guy, 13170 Knox St, Overland Park, KS—David Roozrokh

King Realty, LLC, 5120 Prospect Ave, KCMO—Monica King

These realtors are paid $55 per hour by Jackson County under a $10,000 contract for 
each firm. They are NOT “neutral independent third-party” folks. 



Who is on the Board of Equalization?

• Chairman Ed Stoll, former Jackson County Administrator. 

Nov 2015, Obama nominated him to be a judge on the US tax court. He 
received a hearing in 2016, but the Senate did not approve his 
nomination. 

He votes with the County about 90% of the time. 



Who is on the Board of Equalization?

• Forestine Beasley, Vice Chair

• She is a commercial real estate broker at Greg 
Patterson & Assoc

• She is also best friends with County Assessor Gail 
McCain Beatty.

• She votes with the County about 95% of the time



Who is on the Board of Equalization?

• Lauren Allen—appointed to the BOE in February 2023. 

• An attorney with the Housing Authority of KCMO. 

• We don’t know her track record/voting.



Who is on the Board of Equalization?

• Then each school district and city appoint a member. They may or 
may not attend your hearing. There are no rules against you 
contacting them before your hearing and giving them your case. 

• The most number of people to hear your appeal would be 5.

• The fewest number to hear your appeal would be 3.



•Market Value x Classification Rate = Assessed Value - Exempted Value = Taxable Value
• $100,000 x Residential 19% = $19,000 - $11,400 = $7,600

•Taxable Value / 100 = ___ x Tax Rate = Tax Bill

• $7,600 / 100 = $76 x $7.8368 = $595.59

• If an appraisal costs $400, your assessed value would have to increase by more 
than $5,100 to cover that expense. 

• In this example, it would be a 26% increase (from $19,000 to $24,100).  

Should you appeal?



https://jcgis.jacksongov.org/
parcelviewer/

Here is how to get your tax code to 
figure out your tax levy.



https://www.jacksongov.org/files/sharedassets/public/depart
ments/collections/2022-rp-levy-sheet-updated.pdf

Here’s one way to get your tax levy. Go to the tax code in the 
far left column and then look at the total tax levy.

The 2023 tax levies will not be set until October 1. 



Assessed Value Calculation

Market Value X Assessed Value % = Assessed Value 

$225,000 X 19% = $42,750

67



Market Value X Assessed Value X Tax Rate = Property Taxes

Formula 

68



Market Value X Assessed Value X Tax Rate = Property Taxes

($225,000 X 19%) X 8.33% = Property Taxes

$42,750 X 8.33% = $3,562

 

Formula 

69



https://www.usps.com/manage/informed-delivery.htm

If you have not 
received your tax 
notice yet, sign up 
for this. It is 
important to track 
WHEN it gets into 
your mailbox and 
to have proof. 



From the Missouri Code of State Regulations
12 CSR 30-3.010 Appeals From the Local Board of Equalization 

https://www.sos.mo.gov/cmsimages/adrules/csr/current/12csr/12c30-3.pdf

1. In any county or the City of St. Louis, the owner may 
appeal directly to the State Tax Commission (a) where 
the assessor fails to notify the current owner of the 
property of an initial assessment or an increase in 
assessment from the previous year, prior to thirty (30) 
days before the deadline for filing an appeal to the board 
of equalization….Proof of late notice, the date of 
purchase, and/or notice sent to the prior owner shall be 
attached to, or set forth in, the complaint. 

The BOE appeals deadline is July 10. If you didn’t get your tax notice until June 12 or 
after, you can appeal directly to the State Tax Commission

https://www.sos.mo.gov/cmsimages/adrules/csr/current/12csr/12c30-3.pdf


The Burden of Proof is on the Assessor

• 137.115. Real and personal property, assessment — classes of 
property, assessment

• …the burden of proof, supported by clear, convincing and 
cogent evidence to sustain such valuation, shall be on the 
assessor at any hearing or appeal.



https://jacksoncountymo.govqa.us/WEBAPP/_rs/(S(s5iyzexg4nx445ayzl2yvdtm))/SupportHome.aspx?sSessionID=

Before your appeal, file a Sunshine 
Request to get:

“All documents, calculations, forms, 
inspections, competitive sales used 
by the Assessment Department to 
determine the assessed value of my 
property at ADDRESS and PARCEL ID.”

Purpose: You are going 
to be able to dispute 
their numbers by 
knowing what they used 
to get there. 



What is a Comparable Property?

• 137.115. Real and personal property, assessment — classes of 
property, assessment

•  The comparable property was:
• Sold between Jan 2, 2021 and Dec. 31, 2022.

• Within 1 mile of your house.

• Within 500 sq. ft in size to your house.

• Resemble your property in age, floor plan, number of rooms and 
other relevant characteristics. 



Steps to Follow to Gather Data for your Appeal
1. Take photos—no more than a dozen—of your house damage.

2. Get firms to come to your house and give you written quotes for repairing the 
damage. 

3. Get an appraisal. These typically cost about $400. 

4. Verify your property’s classification. Check everything else on the notice, 
especially square footage and number of rooms.

5. In addition, income and expense statements, rent rolls, leases and depreciation 
schedules (for the last three years).

5. Settlement statement

6. Sales contracts

7. Condense your presentation to 3-5 minutes. NO MORE. Don’t try to argue. Just 
present the facts from the evidence that you have. The BOE has thousands of 
cases—the faster you get through your case the better they are going to like it.  Be 
professional. This is a semi/quasi court. 

The Board will not consider evidence presented via 
electronic device at the scheduled hearing.



Example of Appeal Photos



You DO NOT have to let the Assessor In:
• On the Assessment website they have a lot about 

“interior inspections.” 

• In March, McCann Beatty said at a public meeting 
that anybody who submitted an appeal, would have 
to let the Assessment Department inspectors into 
their house to look around. She has since backed off 
from that.  

• I am hearing reports that the Assessment 
Department wants to come into your house as part 
of your appeal, and make videos. They are 
convincing you that if you’ve made no interior 
improvements, this will help your appeal. 



State Law on Letting Them In Your House
• 137.130. Assessor to make physical inspection, when — assessment. —

Whenever there shall be any taxable personal property in any county, and from 
any cause no list thereof shall be given to the assessor in proper time and 
manner, or whenever the assessor has insufficient information to assess any real 
property, the assessor or an employee of the assessor shall assess the property 
based upon a physical inspection or on the best information the assessor can 
obtain; and for that purpose the assessor or an employee of the assessor shall 
have lawful right to enter into any lands and make any examination and search 
which may be necessary to assess such real property only when the assessor is 
entering because the assessor has insufficient information to assess such real 
property or to assess such personal property only when the assessor is entering 
because no list of taxable personal property has been given, and may examine 
any person upon oath touching the same. The assessor or an employee of the 
assessor shall not enter the interior of any structure on any real property as part 
of the inspection to assess such property without permission. The assessor shall 
list, assess and cause taxes to be imposed upon omitted taxable personal 
property in the current year and in the event personal property was also subject 
to taxation in the immediately preceding three years, but was omitted, the 
assessor shall also list, assess and cause taxes to be imposed upon such property.



The Board will give an introduction and call the docket to order. The Appellant will 
approach the Board as your appeal number, name, and situs/property address are 
called. All witness(es) testifying will be sworn-in. The valuation hearing will proceed as 
follows: the Board will ask your opinion as to the fair market value of the appealed 
property. The Board will then ask the Assessment Department their opinion as to the 
fair market value of the appealed property. If there is a difference in the opinion of 
value, each party will be given an opportunity to present evidence of their opinion. Our 
goal is to allow the Appellant the opportunity to share important facts and supporting 
evidence about the property. The Board does not adhere to legal rules of evidence, but 
please present your case in a concise manner. It is imperative that reasonable 
discussions are limited.

And they will swear you in that you tell the truth, the whole truth and nothing but the 
truth.

Here’s the BOE Hearing Process, from the County’s Website. 



What NOT to Say at Your Appeal

• “My neighbor’s house is just like mine and they’re on the tax rolls for 
half my value you have me assessed.”  State law prohibits you from 
saying this in your appeal. 

• “I can’t afford this tax bill.”

• “You’re probably going to vote against me anyway.”

• “You don’t understand how unique my house is. Let me explain.”



What to Say at Your Appeal

• The first question you will be asked is, “What do you think your 
property is worth?”  You need to have a firm number in your mind, 
backed up by the research that you have submitted. 

• After you give your number, then you explain how you arrived at it:

• “The appraisal shows $XXXXX.”

• “The comp sales that I have submitted show $XXX,XXX”

• “And let me point out the problems with the County’s data….”



How Bad Can It Be? (PS—All of these REALLY happen)

• After you file your appeal, you hear nothing from the BOE until the 
day of the hearing. No notice. No nothing. This happened daily in 
2019 and 2020. We can only hope this process has improved. 

• You can submit evidence associated with your appeal electronically to 
within 3 days of your scheduled appeal. But what happens if the 
County says they never received any document that you submitted? 

• What if the County “forgets” to send you the evidence the County has 
associated with your case? 

Bottom line: You have follow-up again and again and again to make sure your appeal documents are with your case.



Example of the 
BOE docket. Be 
sure to request 
this when your 
case is 
scheduled.



The docket case cover 
sheet from the County. 
Be sure to request 
these because 
sometimes there are 
notes on them from  
the Assessment staff. 



Examples of 
comp sales 
data that the 
County 
Assessment 
Dept provides 
the BOE.



Here’s an example of what the competitive sales data that the County provides the BOE in an 
appeal. 

If you had this data ahead of time, you could research these homes and say, “But that house has a 
new pool.” 

“That house is 200 sq ft bigger.” 

“That house is completely remodeled inside and out.” 

You can refer to the state law to see whether the County has followed the law in selecting these 
comps. More than half the time, I estimate, they do not. 



Summary: Key Appeal Milestones



QUESTIONS
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