
Here’s where the idea of 
farming out all the 
assessment to Tyler 
Technologies started. The 
County Legislature voted to 
approve a bid project in 
October 2019, with the bid 
issued on January/February 
2020. 



Thoughts on Reassessment
Many of those complaining the loudest are not saying the value is wrong, just 
high, and they don’t want a high tax bill in one year – they want the valuation 
increase phased in over a period of years so the taxes will go up gradually. In 
essence, that is asking for an interest free loan for any such tax increase. That 
would place an unfair greater share of the tax burden on other property owners. 
Authority and responsibility of Assessor is to determine value of property at its 
true value in money (defined as FMV) and to assess at proper % of that (12%, 
19%, 32%).That statute does not authorize such valuation to be “phased in” over 
time.

Those arguing that a one year valuation increase by so much is not fair, 
admittedly have benefitted from artificially low values/taxes for many years. Final 
tax levies will not be set by the applicable taxing jurisdictions until September. Do 
not know yet
what, if any, increase in tax there may be for a parcel.

If it so chooses, a taxing jurisdiction could voluntarily roll back levies to lessen the 
tax burden on all property owners, not just for those who have benefitted unfairly 
for years.
Options for those complaining of the one year valuation increase –
• Sell and reap windfall
• Home equity loan for increase in taxes
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Ed Stoll is now the 
chair of the Board of 
Equalization. This is 
what he wrote to the 
county press-
spokesman about the 
2019 assessment. 



Preston,
All went well with my informal appeal yesterday. She asked for 
my number, looked at my comps and said ok. A 10.2% increase 
instead of 65%. on our house, and a 12% increase on our 
duplexes instead of 105%.

Parking is a mess, take quarters if you have to park on the 
street at a meter. Not sure if PD would give you a ticket for 
parking violation.

With the county not being able to provide proof of the physical 
inspection I'm telling everyone to file their appeal and the 
sunshine request.

This taxpayer had his 
Sunshine information 
in-hand, solid comps 
and knew exactly 
what number he 
would accept before 
he got down there. 
He had 
overwhelming 
evidence to support 
his value. 

APPEAL SUCCESS STORY



Hello Preston, my husband and I had our BOE hearing on DAY…. met with hearing officer at 4:15…. Room was 

packed and running BEHIND. Only 3 of the 8 hearing officers were from the company who did the 
evaluations…. The rest were local real estate agents(according to our hearing person.)

4 homeowners from our cul de sac had the exact same day and time as our hearing.

Their evaluation on our property was $273,920 up $100,920 from last year.

We were asked all about our property, our documentation(comps, photos of issues with our house, and what 

we think is a fair price. I told her before I share my thoughts and supporting info with her I would like to see 

the documentation that was used to arrive at the amount stated on our 2023 Reassessment Notice…. [NOTE AT 

THIS POINT IT WOULD HAVE BEEN GOOD TO SHOW THE STATE LAW TO THEM THAT THE BURDEN OF PROOF 

IS ON THE ASSESSOR.]

She said they are not available…. I replied that I had filed  request but had not received the information…. She 

had no idea what the Sunshine Request was… I told her again that I feel entitled to see what info they based 

their evaluation on. She replied that they based their evaluations on Ariel photos and per square footage 

comps. Then she left and went into another room where all the folks from the company that was hired to do 

assessment and came back to say they have no available info…. No printers….. no supporting documents….

So we went through all of our comps with her…and lotsa photos of cracked driveway and old windows etc. As 
much as I wanted to request an official hearing …. I asked for $198,000.

We settled on $230,000 from 273,920 reduction of $43,920. (16% increase)

Not what I wanted but close to what the comps indicated.

Almost all of the people in that room waiting to be heard were over 50….. I’m proud of us old people.  Our 
neighbors received a $20,000 reduction with no supporting info comps or photos.

This taxpayer 
started off OK—
asking the 
Assessor/BOE staff 
to show their 
evidence, but didn’t 
push the issue when 
they didn’t provide 
anything. She did 
use this as leverage 
and 16% is a good 
increase. 

APPEAL STORY



I had 3pm appt and was there till almost 6pm. When I was 
seen the employee was very polite but they were legally blind. 
He took my home inspection ONLY back to the car dealer 
manager from Tyler Technology. They did not even look at my 
comps or pictures and Tyler Technology would not come out 
and talk to me. I am on to a formal BOE and getting an 
appraisal done. They will be doing appeals through New Year’s 
day at the rate they were working. Many senior citizens had to 
walk blocks to find parking and no handicap spaces were 
available. I was embarrassed to tell anyone I retired from 
Jackson County government. 

APPEAL STORY



• Met with Tyler Technologies in person. Original guy on 
Zoom call said $325,000, tonight the car salesmen said 
$360,00. We said no and are challenging the comps 
they used at the time of assessment. The gal doing our 
assessment meeting said she didn't see any comps 
attached on their file. 

• Our lady was very nice. Agreed with our $320 or lower 
and her "manager” said no. The comps they didn't have 
were supposed to be the ones they pulled themselves. 
She said they weren't on our file.

APPEAL STORY



I have called and held on 40 minutes to file an appeal. The man filled out an appeal 
form and made us an appt with the BOE.  I have paper confirmation of that.

Week before last, I held on for an hour on the phone only to be told they were only 
doing zoom meetings now and I would have to call a different number to set that 
up, as they didn't have the zoom meeting scheduled.  So Monday I called again and 
could never get through.  Friday I held on for 2 hours!  I was caller number 20 and 
had a wait time of 53 minutes.  I finally got down to being caller number 3 but my 
wait time had gone up to 62 minutes.  Made no sense!  

Then a recorded message came on and said there was a high volume of calls and 
they disconnected me.

I  tried one more time this morning to get an informal zoom meeting.  I held on for 
an hour and a half. I was told as of this morning, they are NO longer doing any 
zoom meetings. I argued the point of this being unfair but was told first come first 
served and our only option is to attend our already scheduled BOE meeting in 
August.  I can't see that going well!  I explained I have been calling for 3 weeks to 
get an informal hearing and have held on hold for about 5 hours now.

APPEAL STORY



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. 

SHARE THIS INFORMATION WITH YOUR REALTOR SO THEY CAN MAKE SOLID, COMP SALES THAT 
WILL STAND THE TEST BEFORE THE BOE.



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.

138.090. Meetings of board (first class counties). — There shall be no 

presumption that the assessor's valuation is correct.



Hi Preston , my name is XXXXX.and my property had a 52% increase.

I had my hearing yesterday to try to reduce the increase and they said they 

could only increase it. I live in the county and had no good comps. They used 

pictures of my property on the outside. I had an inspection scheduled for today. 

Should I cancel it and not let them inside. I have a 26 year old home that needs 

about $80,000 worth of repairs to sell for what they value me.

The person in the hearing said they used no comps but had pictures of all 

around the house.

The outside looks decent house is in poor shape. I have two acres, two 

detached buildings, large patio and inground pool. This made the pictures of 

the outside look good .

DON’T DO THIS:
Don’t just show up 
with no solid sales 
comps and no plan. 
You will lose every 
time. 



One more tip when you sign up for the BOE

There is a selection about appearing before the hearing and the default 
selection in some cases we have heard is to “Decline to appear.”

If you don’t show, the BOE is going to rubber-stamp what the Assessor 
wants. The County says this is a reasonable thing to do if you want to 
go to the State Tax Commission. 

I disagree. If you wait for two years for a hearing, why would you not 
want to say anything? 
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This is what a pre-inspection notice looks 
like. Did you receive one of these. If the 
County didn’t provide this in the Sunshine 
request, then they didn’t provide you the 
notice of it. They have violated the County 
regulations. 
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https://www.jacksongov.org/files/sharedassets/public/our-
county/county-code/20-assessment-tax-
11_8_19_201911081421162092.pdf

Here are the County regulations 
that describe what a physical 
inspection looks like. 

https://www.jacksongov.org/files/sharedassets/public/our-county/county-code/20-assessment-tax-11_8_19_201911081421162092.pdf
https://www.jacksongov.org/files/sharedassets/public/our-county/county-code/20-assessment-tax-11_8_19_201911081421162092.pdf
https://www.jacksongov.org/files/sharedassets/public/our-county/county-code/20-assessment-tax-11_8_19_201911081421162092.pdf
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https://www.jacksongov.org/files/sharedassets/public/our-
county/county-code/20-assessment-tax-
11_8_19_201911081421162092.pdf

Here are the County regulations 
that describe that before a physical 
inspection occurs, notice has to be 
mailed ahead of time. On the 
Property Record Card (which is 
provided in the Sunshine requests 
that I’ve seen) there are suppose 
to be notes on there indicating 
that a physical inspection 
occurred. I don’t see any notes 
whatsoever. 

https://www.jacksongov.org/files/sharedassets/public/our-county/county-code/20-assessment-tax-11_8_19_201911081421162092.pdf
https://www.jacksongov.org/files/sharedassets/public/our-county/county-code/20-assessment-tax-11_8_19_201911081421162092.pdf
https://www.jacksongov.org/files/sharedassets/public/our-county/county-code/20-assessment-tax-11_8_19_201911081421162092.pdf


137.115 (11). If a physical inspection is required, pursuant to subsection 10 of 
this section, the assessor shall notify the property owner of that fact in writing 
and shall provide the owner clear written notice of the owner's rights relating 
to the physical inspection. If a physical inspection is required, the property 
owner may request that an interior inspection be performed during the 
physical inspection. The owner shall have no less than thirty days to notify 
the assessor of a request for an interior physical inspection.

12. A physical inspection, as required by subsection 10 of this section, shall 
include, but not be limited to, an on-site personal observation and review of 
all exterior portions of the land and any buildings and improvements to which 
the inspector has or may reasonably and lawfully gain external access, and 
shall include an observation and review of the interior of any buildings or 
improvements on the property upon the timely request of the owner pursuant 
to subsection 11 of this section. Mere observation of the property via a drive-
by inspection or the like shall not be considered sufficient to constitute a 
physical inspection as required by this section.

Here is what the County’s data of the physical 
inspection should include. 

Here is the state 
law on what a 
physical 
inspection is 
supposed to 
include. It is 
supposed to 
occur BEFORE the 
notices are 
mailed, not after 
the fact or when 
you appeal. 



Section 138.060. Appeals from assessor's valuation, no presumption that valuation is 

correct, burden of proof in certain counties — erroneous assessments. — 1. The 

county board of equalization shall, in a summary way, determine all appeals from the 

valuation of property made by the assessor, and shall correct and adjust the assessment 

accordingly. There shall be no presumption that the assessor's valuation is correct. In any 

county ...  for any property whose assessed valuation increased at least fifteen percent from 

the previous assessment unless the increase is due to new construction or improvement, the 

assessor shall have the burden to prove that the assessor's valuation does not exceed the true 

market value of the subject property. In such county or city, in the event a physical 

inspection of the subject property is required by subsection 10 of section 137.115, the 

assessor shall have the burden to establish the manner in which the physical inspection was 

performed and shall have the burden to prove that the physical inspection was performed in 

accordance with section 137.115. In such county or city, in the event the assessor fails to 

provide sufficient evidence to establish that the physical inspection was performed in 

accordance with section 137.115, the property owner shall prevail on the appeal as a 

matter of law

This is why the Sunshine Act request is so important. If they cannot prove they did a 
physical inspection according to the state law, then in any appeal, the property owner 
wins. Case over. But you might have to see this through to the State Tax Commission 
hearing officer since Jackson County seems to care less about the state law. (The only time 
you have to have an attorney at the STC is when your property is in a trust.)

https://www.revisor.mo.gov/main/OneSection.aspx?section=137.115
https://www.revisor.mo.gov/main/OneSection.aspx?section=137.115
https://www.revisor.mo.gov/main/OneSection.aspx?section=137.115


NO PROOF OF PHYSICAL INSPECTIONS

• The state law and the County regulations say that a “drive by” photo 
is not enough to show that a physical inspection occurred. 

• The Board of Equalization attorney has said, according to my sources, 
that he believes that a photo would be enough and it is OK to inspect 
properties after the appeal is filed. He is going to fight you if you bring 
up the state law to the BOE panel. He is not right. 

• The only “evidence” that the County has provided in any Sunshine 
request has been 1-2 photos from the street, some without time 
stamps. Some of the Sunshine request photos are showing 2023 date 
stamps. 



YOU HAVE TO KNOW WHOM YOU ARE 
TALKING TO
• If you are meeting with the Assessment Department, they could care 

less about the state law, the physical inspection or anything else. The 
only thing they care about are the sales comps. (These might be over.)

• If you are meeting with the Board of Equalization Hearing Officer, he 
SHOULD care about the state law being upheld. This is where you 
bring up the shortcomings in the state law. (And I would recommend 
that you record this meeting, either with or without them knowing it. 
You could submit the recording as evidence to the full BOE if you 
don’t get your way in this stage and upload the audio file.)



This person figured out that the sales 
comps that the County used to 
compare with his property were 23 
miles away!!!  

Not only that, they square footages 
were off by huge amounts, as was the 
number of bedrooms and bathrooms. 

This is his summary of the County’s 
information provided under the 
Sunshine act. 

Yes, this actually happens and for the 
first time, we are seeing this. 



ADDRESS / NAME OF OWNER / PARCEL ID ##
Only sales 
between 1/2/21 
and 12/31/22 
can be 
considered. The 
County chose 
two comp sales 
from 2020. Even 
though they 
might help your 
case, they can’t 
count. 



ADDRESS / NAME OF OWNER / PARCEL ID ##

Put the square footage 
and sale prices into a 
spreadsheet to get a 
cost per square foot. 



Sale Price Sq Foot $/ Sq Ft

Subject $210,780 1,658 $127.13

Comp #1 $185,000 1,652 $111.99

Comp #2 $180,000 1,704 $105.63

Comp #3 $165,000 1,609 $102.55

Avg/Comps $176,667 1655 $106.75

If the Subject were at $106.75 sq/foot

1658 $176,987

So just by using the County’s own sales comps, 
this house should be on the books for $176,987 
based on $106.75 average per sq ft sales. 

It would make sense to put the actual sales price 
on the books, but in this case, the person over-
paid for what the property was worth. The 
County says the value should be $176,987

You get a value per square foot 
for the comps, then get an 
average. 



All of the comps were 3 
bedroom houses and the 
subject house has only 2 
bedrooms. 

The last comp of the 
County was the worst—4 
bedroom. When you look 
to see that the County 
put this on the books for, 
it was $182,310—below 
the actual sale price. 



Look closely at the 
square footage that 
the County has for 
your house. This is 
often wrong. On the 
last video I offered a 
guy who could 
measure and reverify 
your sq footage of 
your house. You DO 
NOT have to let the 
County come re-
measure your 
property. Look 
closely at the 
County’s comp 
square footages. 



Hire another 30-40 staff in Assessment Dept?

Monday, July 17, 2023----Megan L. Marshall, County Legislator, asked 
about the staff vacancies in Assessment and the Board of Equalization. 
Mr. Schulte said the Assessment department needs 30 to 40 more staff, 
including commercial appraisers, which is a highly specialized field. 
Right now, the County only has two commercial appraisers, including 
Gail McCann Beatty, Director of Assessment.



What Likely is Coming Our Way

In 2019, the County realized that they didn’t fulfill the state law on physical 
inspections, so they decided to inspect after-the-fact the property of everybody 
who appealed. I will bet this is what they’re planning right now. We have had 
calls from current BOE members who have told us this. 

You do not have to let 
these people onto your 
property and especially 
do not have to let them 
come into your house. 

I am getting reports that 
the County wants to 
come into people’s 
homes who have not 
made appeals. 



Here are the way the numbers shake down for the Jackson County Assessment Dept/ BOE

As of today, it is likely there are more than 40,000 appeals filed. In 2019, there were 
21,000 appeals filed and it took nearly two full years to have all those appeals heard. 
We are at twice that many right now.

What will it be before the July 31 deadline for the Board of Equalization? 

Likely between 50,000 and 60,000 appeals.

This would be a record for the state of Missouri. There have never been that many 
appeals filed in one year in one county. 

Will the County start settling these quickly? 
Apparently not. That lasted only a day or two.



Strategy to Deal with the County as of 7/18/23

• Really gear your mindset to deal with the full BOE hearing. Nearly all 
the reports that I’ve had in the last week of the “hearing officers” 
have said they are rude, refuse to see any of your evidence or any 
proof whatsoever. This is why I would record them and email the TV 
stations with the audio/video files, and post as much online as you 
can. This can help others who have appeals after you. 

• We are seeing the County processes just melt down—Sunshine Act 
requests are overwhelming them. They can’t keep up with the 
number of appeals. Their system is nearly broken. 



The Long Haul

Will the County fight taxpayers on every single appeal for the 
next two years?
 I believe it is shaping up that way. 

I believe we are going to have to tough and tougher because the 
County is going to teach us a lesson on these appeals, and that 
we’d better learn to accept what they do to us. 

DON’T BACK DOWN IF YOU KNOW YOU’RE RIGHT!!!!!!!!!!



If you have more questions, email me at pvsmith@sbcglobal.net

But if you are going to try to negotiate with these people, you are 
going to have to (1) get dead serious about all this or else (2) you 
are going to get steamrolled over. 

If you decide to appeal, 
(1) Get some solid sales comps
(2) Get some solid repair costs documented
(3) Get that Sunshine data and use it. 

mailto:pvsmith@sbcglobal.net
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