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This is the worst 
assessment that Jackson 
County has ever 
endured. 
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But there are ways to 
come out OK. 
I will show you how. 
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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 at the BOE. 

• 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. I am 

not going to charge anything for these webinars. Many of you didn’t vote for me and I 
won’t hold that against you. 



Here’s what the BOE is doing today

All these people are having their 
hearing and I bet they have no clue it 
happened.

I called these people, so this will not be 
the first they heard of this. 

No, the BOE did not contact them to 
tell them their hearing was up. No 
contact afterwards. 



If you get a “Stipulation Agreement” in the Mail

• This is what the Assessor is doing to get the number of appeals 
settled fast. No negotiation. No meeting. Just take it or leave it. 

• Odds are, this is not going to be the best deal you are going to get. 

• They just do not want you going to the BOE. This has been the 
objective from the start—to keep the number of appeals down and to 
keep you away from the BOE. 



If you want to get out of a “Stipulation Agreement”

• Email Sean Smith, our County Legislator : sesmith@jacksongov.org

• Include Parcel #, BOE Dispute #, date of Stipulation & state reason for 
rescinding.

• Also include: “I understand that by rescinding my Stipulation it is possible 
my valuation may be higher than what was agreed in the stipulation” - 
that’s just my request so I know folks understand that’s a possibility. Eases 
my conscience.

• I will do my best with each one and notify them when I get an affirmative 
response from BOE.

mailto:sesmith@jacksongov.org


What if Tyler Technologies wants to come out and 
measure your property? 

• First, you don’t have to let them on your property. 

• Secondly, if they are asking this, that means they didn’t do a full 
physical inspection during the last two years when they supposedly 
did it. Get on a recorded phone line and get them to admit this. 

• Last, they should know your property better than you do. They have a 
small army of staff, aerial photography and who knows what else. 



State Law on Recording of Meetings with the 
County
• 610.020. Notice of meetings, when required — recording of 

meetings to be allowed, guidelines,

(3). A public body shall allow for the recording by audiotape, 
videotape, or other electronic means of any open meeting.



What if you don’t get a full BOE hearing? 

From the US Constitution

AMENDMENT XIV

• Section 1. All persons born or naturalized in the United States and 
subject to the jurisdiction thereof are citizens of the United States 
and of the state wherein they reside. No state shall make or enforce 
any law which shall abridge the privileges or immunities of citizens of 
the United States, nor shall any state deprive any person of life, 
liberty or property without due process of law, nor deny to any 
person within its jurisdiction the equal protection of the laws.

If one taxpayer gets a BOE hearing and you don’t, you are not getting equal protection under the 
law. (I think this could apply to how the Assessment Dept has done the informal appeals.)



What if you don’t get a full BOE hearing?
From the State Constitution Bill of Rights

Article I, Section 2. Promotion of general welfare—natural rights of 
persons—equality under the law—purpose of government.—That all 
constitutional government is intended to promote the general welfare 
of the people; that all persons have a natural right to life, liberty, the 
pursuit of happiness and the enjoyment of the gains of their own 
industry; that all persons are created equal and are entitled to equal 
rights and opportunity under the law; that to give security to these 
things is the principal office of government, and that when government 
does not confer this security, it fails in its chief design.

• Source: Const. of 1875, Art. II, Sec. 4.



So if you do not get full access to the 
opportunity to appeal your taxes…
• Email the state Attorney General: consumer.help@ago.mo.gov

• Email the State Tax Commission: stc@stc.mo.gov

• Email the State Auditor: moaudit@auditor.mo.gov

• Email the investigator at the State Auditors: Mary.Johnson@auditor.mo.gov

• File a complaint with the Jackson County Ethics Commission:

ohrcc@jacksongov.org

• Document your complaint in an email to the Board of Equalization:

boardofequalization@jacksongov.org

ghoward@jacksongov.org  The BOE Clerk

mailto:consumer.help@ago.mo.gov
mailto:stc@stc.mo.gov
mailto:moaudit@auditor.mo.gov
mailto:ohrcc@jacksongov.org
mailto:boardofequalization@jacksongov.org
mailto:ghoward@jacksongov.org--The


Contact the State Tax Commission

• Commissioners:

• Gary Romine, Chairman gary.romine@stc.mo.gov 573-751-
1704

• Victor Callahan, 
Commissioner victor.callahan@stc.mo.gov 573-751-1703

• Debbi McGinnis, 
Commissioner debbi.mcginnis@stc.mo.gov 573-751-3471

mailto:gary.romine@stc.mo.gov
mailto:victor.callahan@stc.mo.gov
mailto:debbi.mcginnis@stc.mo.gov


Informal Appeals and BOE Hearing Officer

• The main purpose of these pre-BOE hearing meetings are to scare you 
and keep you from going to the BOE hearing. They want to force you 
into a deal that likely is not going to be as good as you’d get at the 
hearing. But if they offer your number, take it. The County 
Assessment Dept has to do a lot of work to prepare for a BOE hearing. 

• These were fishing expeditions, especially when they ask, “What 
improvements have you done to your property?” Don’t answer this. It 
will come back to haunt you because they will make a note of it. You 
can tell them that after spending $30M on this assessment, they 
should know everything about my house. 



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. 

If you made a mistake here, email the BOE at this address: 

boardofequalization@jacksongov.org

mailto:boardofequalization@jacksongov.org


So here are the steps you can do to fight this assessment STEP 1
Get comparable sales data from a realtor. 

Until you know what the comparable sales numbers are for your house, you don’t know if 
you should do anything about appealing. 



An appraisal is the gold 
standard. If you can see that it 
will save you at least $300 per 
year in taxes, then do it. The 
BOE recognizes appraisals big-
time. 



But here is what you MUST tell 
the Appraiser:

• Only comparable sales between Jan 2, 2021 and Dec 31, 2022. If 
any 2023 sales are included, you will not pay him. 

• The houses considered as comps must fit the state law used for 
the Board of Equalization. 

• The value of your house needs to be as-of Jan 1, 2023, not as of 
today or when the appraisal is finished. 



So here are the steps you can do to fight this assessment STEP 2
Gather Your Evidence

Don’t just sit back and wait for your appeal date to be set and THEN 
start collecting your evidence for your appeal. 

Start on it right away. It will take some time to do it right and you 
don’t have any idea when your BOE hearing is going to be 
scheduled. 



How to Use the Comp Sales Data

• Have at least ONE actual sales comp that is extremely similar to your 
property. 

• Put this in a PDF format so it can be easily uploaded to the BOE 
portal. (If you have already filed some documents, you can add more 
under the “Secondary Documents” folder. You CANNOT delete items 
once you upload them.)

• (And you do have to upload ALL your data to the BOE at least three 
days before your first scheduled hearing.)



A Realtor Who is Helping. What She Needs:

Mary Drake says: “Thank you for reaching out. As you can imagine I am 
overwhelmed with requests. I do work full time and need to keep doing 
so to support my family. I will get to your comps. Right now I am 5-7 days 
back logged. If you can send me an email at Mary@BeginningsKC.com 
with the following details:

• # of bedrooms/bathrooms

• Square footage finished

• Year built

• Floor plan: ranch, 2 story, split

• I will print and put you on the list. 

• Thank you, Mary Drake

• REMAX Heritage



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.



Steps to Follow to Gather Data for your Appeal

• File a Sunshine Request for your Data. 

• Verify your property’s classification. 

• Check everything on the notice, especially square footage and number 

of rooms

• Provide any Listings, Sale’s contracts and/or Settlement statement

• For Commercial Property, provide income and expense statements, 

rent rolls, leases and depreciation schedules (for the last three years)

• Owner occupied commercial property – any internal lease information



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. 

This is likely the most effective way to do comps 
when you have an appeal before the BOE. 



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. You DO 
NOT have to let the 
County come re-
measure your 
property. Look 
closely at the 
County’s comp 
square footages. 





Do you have to have all your data in-hand 
before you appeal?

No. You have within 3 days of your hearing. It could take 2 YEARS to complete the hearings.  
This is from the Jackson County BOE Policies and Procedures, 2022

https://www.jacksongov.org/Government/Boards-Commissions/Board-of-Equalization/Board-of-Equalization-
Appeals/BOE-Policies-Procedures?preview=637606664621736741

https://www.jacksongov.org/Government/Boards-Commissions/Board-of-Equalization/Board-of-Equalization-Appeals/BOE-Policies-Procedures?preview=637606664621736741
https://www.jacksongov.org/Government/Boards-Commissions/Board-of-Equalization/Board-of-Equalization-Appeals/BOE-Policies-Procedures?preview=637606664621736741


State Law to Requires Sales Comps

138.050. Rules to be observed.

138.100. Rules — hearings (first classification counties). — 1. The following rules shall be 
observed by such county boards of equalization:

• (1) They shall raise the valuation of all tracts or parcels of land and all tangible 
personal property as in their opinion have been returned below their real value; 
but, after the board has raised the valuation of such property, notice shall be 
given that said valuation of such property has been increased and a hearing shall 
be granted; such notice shall be in writing and shall be directed to the owner of 
the property or the person controlling the same, at his last address as shown by 
the records in the assessor's office, and shall describe the property and the value 
thereof as increased; such notice may be by personal service or by mail and if the 
address of such person or persons is unknown, notice may be given by 
publication in two newspapers published within the county; such notice shall be 
served, mailed or published at least five days prior to the date on which said 
hearing shall be held at which objections, if any, may be made against said 
increased assessment;



Here are the market values assigned by the Assessor in Frank 
White’s neighborhood. As you can see, the range is huge. 

DO NOT USE THIS DATA IN YOUR APPEAL



DO NOT USE THIS DATA IN YOUR APPEAL

•NEVER USE THE COUNTY’S MARKET VALUES OR 
ASSESSED VALUES IN YOUR APPEAL. 

•NEVER

•NEVER

•NEVER

•NEVER

•NEVER



Why the BOE is Different from the 
Assessment Dept?
• The BOE is set up as independent under state law; the Assessment 

Dept has an appointed Assessor and hired Tyler Technologies. But I 
think now the BOE is more in bed with the County Administration 
than at any other time.  

• The BOE is set up to be more fair and balanced than the Assessment 
Department. But I’m not sure it is working that way every time. 

• They are separate departments with separate functions.

• In short, you should expect to fare better at the Board of Equalization 
than you ever could with the Assessment Department. 



How to Communicate with the BOE

• boardofequalization@jacksongov.org

• ghoward@jacksongov.org.

• EMAIL THEM. That way you have a paper/electronic trail of what you 
communicated to them and hopefully they will answer back.

• DON’T CALL THEM. Whomever you are talking with on the other end of the 
line can tell you whatever pops into their mind at that moment. Is it true or 
not, who knows. Do they have the authority to tell you anything? Who 
knows? 

• SHOW UP IN PERSON at 1300 Washington. It’s a lot harder to blow off 
somebody standing in front of you. 

mailto:boardofequalization@jacksongov.org
mailto:ghoward@jacksongov.org


If You Have a BOE Hearing Scheduled but No 
Sunshine Request Yet
• Email the BOE and reschedule. ghoward@jacksongov.org. There 

are some indications that if you have requested Sunshine data that 
they are scheduling you for very fast BOE hearings. 

• Based on the number the County has releases, there are more than 
43,000 appeals pending. Each BOE hearing appeal takes about 7.5 
minutes. At 9 hours a day for 5 days a week, it would take 29 months 
to get through them all. 

mailto:ghoward@jacksongov.org


So here are the steps you can do to fight this assessment STEP 3
Your Board of Equalization Hearing (from the County’s website)

What to Expect
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.

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



At an Appeal 

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. 



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….”



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.”



Listen into a BOE 
hearing or two to get an 
idea of how the game is 
played. 

Download the docket so 
you can hear the city 
and school district reps 
that are in your area. 
Check this docket every 
few days to make sure 
your appeal is not on 
there. 



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. 

• She rarely attends the hearings, but when she 
does, she votes with the County.



Who is on the Board of Equalization?
• Then each school district and city appoint a member. They may or may not attend 

your hearing. But for now, these two people are driving the hearings. 

• There are no rules against you contacting them before your hearing and giving 
them your case. In fact, by you contacting them, that my spur them onto asking 
questions to help you or to even attend. 

• Contact the city/school district for emails/phones for whom represents them on 
the BOE.

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

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



The BOE says they will notify you 7-10 days before your 
hearing. The website says they still will do this by post card. 
Guess what—post cards get lost in the mail. 

Immediately, when you get that notice, download the entire 
docket for the day so you will be able to see where you fall in 
the order when they call you. Otherwise, you could be sitting 
on a phone call for 4 or more hours.

Also, the BOE should send you ALL the evidence that the 
Assessment Dept plans to present against you. If you don’t get 
it, email the BOE to get it.  



How to Win an Appeal using the 
Physical Inspection Argument

NOTE: DON’T MAKE THIS YOUR PLAN A OR PLAN B.

THIS IS A PLAN C WHEN YOU HAVE WEAK SALES COMPS 
AND NO REPAIRS BUT YOU WANT TO FIGHT THEM. 



Here is what Tyler agreed to do for physical 
inspections. This from the Tyler contract with the 
County. 

1. Gathering sketch Information.
2. Interviewing property owners
3. Collecting interior and exterior 

improvement information
4. Confirming prior information 

collected



In the Tyler Technologies contract, they agreed to send the 
County Sheriff each week a notice of every neighborhood they 
would have field inspectors working. I asked the County Sheriff 
to provide me copies of all those notices, under the Sunshine 
Act. The Sheriff said there were none. 
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https://www.jacksongov.org/files/sharedassets/public/our-
county/county-code/20-assessment-tax-
11_8_19_201911081421162092.pdf

For the in-person appeals, print 
off these pages and show them 
as part of your appeal.

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

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, based on the state law. 

Did you receive a 
notice that they 
were going to 
conduct a 
physical 
inspection of your 
property before 
they did it? 



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
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https://www.revisor.mo.gov/main/OneSection.aspx?section=137.115
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Reasons Why it is Unlikely that the County/Tyler Technologies Physically Inspected ALL Parcels in the County

1. There are too many mistakes and valuations that are so completely wrong. 
They also missed many improvements/additions that people made to their 
houses.  

2. Apparently, there was a team of 10 persons assigned to do this work. That 
would mean each person would have to inspect 30,000 parcels within 18 
months (July 2021 to Dec 2022) That would be 1,666 parcels a month or 83 
inspections per day, or 10.4 inspections per hour. County assessors have told 
me that to do one physical inspection properly would take at least 30 minutes.  

3. When we see the Sunshine requests, there are no notes and nothing that 
indicates they were physically on properties. 



Here is an example of what to say to make the physical inspections the focus of 
your BOE appeal

“I made an Open Records request for all physical inspection data associated with my 
property. The County sent only a photo, taken from the street. No other information. 
Based on the contract with Tyler Technologies, I should have received sketches. I should 
have been interviewed. There should have been notes on the Property Record Card about 
the exterior of my property. And information on the Property Record Card should have 
been verified, but I have found errors on square footage and number of rooms. 

“Before the physical inspection, I should have received a notice that it was going to be 
done, and also a notice after it was done. I did not receive either. 

“Therefore, unless the County today presents clear and convincing evidence that they 
performed a complete physical inspection based on the state law and County ordinances, I 
ask that any increase above 15% be nullified. And based on state law 138.060, if the 
Assessor cannot provide sufficient evidence that a physical inspection was done according 
to state law, the property owner shall prevail on the appeal as a matter of law.”



Example of the BOE 
docket. Be sure to 
request this when your 
case is scheduled so you 
can see where you are 
scheduled in the list. 

These codes tell you 
what city and school 
district is voting on this 
appeal. 
CT=City
SD=School District

Here are the areas that 
the BOE will allow you 
to address. 



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. 



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. It does seem like the process has improved today. 

• 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? 
Ask for screen prints if you can’t see what you submitted online. 

• 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.



So here are the steps you can do to fight this assessment STEP 4
Appealing to the State Tax Commission

After your BOE hearing, you have 30 days to appeal to the State Tax 
Commission, or Sept 30, whichever is later. 

• The STC assumes that the BOE got it right. The burden of proof will 
shift to you. The evidence requirements will be higher. But their 
focus will be on the state law and following the state law. If the BOE 
refused to consider the state law violations, then you should win at 
the STC. 

• You will meet with a hearing officer one-on-one that comes to 
Kansas City to hear cases.

• If your property is owned by a corporation, partnership, LLC, or a 
trust, association or estate, you MUST have an attorney. NO 
EXCEPTIONS. 



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. 
(4) Lock into a SOLID number that you believe your property is

worth.

mailto:pvsmith@sbcglobal.net


Now some News Items Briefly



Here are some maps that I put together using the County’s Assessment Data. They gave me the database they used to 
make the mailings of tax notices in June. The reason there are so many parcels that are white is because the database 
has very few commercial properties and no agricultural properties—about 40,000 are missing. I don’t know if the 
County did not mail a tax notice to these property owners or not. 

The maps show the market value change from 2021 to 2023, based on the Assessor’s calculation of the market value. 

I chose two areas to compare, separated by about 2 ½ miles. 

One is a high income area on the west side of the County, with State Line Road as the western border, W 55th St to the 
north and W 63rd St to the south

The other are has Cleaver Blvd on the south, Prospect Ave to the west, 39th St to the north and Indiana Ave on the east. 

The two areas could not be more different. 







Current Year Estimated Population by Educational 

Attainment

% %

Current Year Estimated Population Age 25+ by Educational 

Attainment 1,791 1,840

Less than 9th grade 74 4% 0 0%

Some High School, no diploma 229 13% 36 2%

High School Graduate (or GED) 897 50% 252 14%

Some College, no degree 423 24% 269 15%

Associate Degree 120 7% 107 6%

Male 81 5% 47 3%

Female 39 2% 60 3%

Bachelor's Degree 35 2% 702 38%

Male 23 1% 285 16%

Female 12 1% 417 23%

Master's Degree 7 0% 290 16%

Male 7 0% 194 11%

Female 0 0% 96 5%

Professional School Degree 6 0% 144 8%

Male 6 0% 86 5%

Female 0 0% 58 3%

Doctorate Degree 0 0% 39 2%

Male 0 0% 24 1%

Female 0 0% 16 1%

Low Income Area High Income Area

Current Year Estimated Population by Race

Current Year Estimated Population by Race (Hispanic shown 

separately) 2,657 2,645

White 76 3% 1,799 68%

Black 2,499 94% 264 10%

Asian 1 0% 77 3%

Hispanic 43 2% 370 14%

Other 38 1% 134 5%

Low Income Area High Income Area Current Year Estimated Population by Labour Force

% %

Current Year Estimated Population Age 16+ by Employment 

Status 2,150 2,063

Labor Force 1,471 68% 1,627 79%

In Armed Forces 0 0% 0 0%

Civilian, Employed 1,400 65% 1,582 77%

Civilian, Unemployed 71 3% 46 2%

Not in Labor Force 679 32% 435 21%

Unemployment Rate 4.8% 2.8%

Low Income Area High Income Area

Low Income Area No. Parcels %

Less than 0 29 1.8% 83 7.3%

0 to 10% 22 1.3% 135 11.9%

10% to 20% 13 0.8% 171 15.1%

20% to 50% 225 13.6% 461 40.7%

50% to 75% 50 3.0% 197 17.4%

75% to 100% 84 5.1% 54 4.8%

More than 100% 1233 74.5% 32 2.8%

Total Parcels 1656 100.0% 1133 100.0%

$178,750$44,190 to $44,399

Median HH Income Median HH Income

High Income Area

Look at the stark differences between the two areas. In one 
area nearly 75% of the parcels increased by more than 
100%. In the other area, only 2.8% increased that much. 



STI: PopStats

Mortgage-Risk Exposure
Average Mortgage Risk 2.38 2.98

Low Income Area High Income Area

Current Year Estimated Households by Wealth & Poverty

% %

Estimated Households by Wealth 1,063 1,347

$0 and under* 204 19% 247 18%

$1 to $4,999 110 10% 123 9%

$5,000 to $9,999 55 5% 64 5%

$10,000 to $24,999 71 7% 88 6%

$25,000 to $49,999 74 7% 91 7%

$50,000 to $99,999 111 10% 131 10%

$100,000 to $249,999 188 18% 231 17%

$250,000 to $499,999 125 12% 171 13%

$500,000+ 125 12% 200 15%

Average Household Wealth 204,897$           238,085$           

Median Household Wealth 57,883$             73,071$             

Low Income Area High Income Area

So the question that I have: Does the County have an incentive to increase home values higher in 
neighborhoods where higher percentages of the persons have their homes paid off without a 
mortgage? Would it be easier for the County to take possession of a paid-off home vs. one having a 
mortgage? 



This is huge news. The State 
Auditor send an initial letter 
before launching a full-blown 
audit. 

There is an email in the letter of 
who will be heading up the 
investigation:

Mary.Johnson@auditor.mo.gov





A Couple of “I Told You So” Moments

I was the only person to speak publicly to the County Legislature, 
asking them NOT to approve the Tyler Technologies contract to run the 
county assessment. 

Look it up on the County’s Legislative minutes for 10/19/20. 

https://jacksonco.legistar.com/Calendar.aspx
Search “Tyler” for 2020. 

https://jacksonco.legistar.com/Calendar.aspx


Here’s a part of 
what I told the 
County Legislature 
about the Tyler 
contract deal. 



A year ago I estimated that the 
County assessment would be at least 
a 45% increase from 2021. 

I calculated the increase at 36.7%. 
Now the Star, using the County’s 
data, says the increase is 40%.

Increases in Lone Jack and Lee’s 
Summit averaged more than 60%.

https://www.kansascity.com/news/local/article277867578.html

https://www.kansascity.com/news/local/article277867578.html


And KCTV5 followed 
up…..

https://www.kctv5.com/2023/08/03/jackson-county-property-
tax-appeals-top-54k-assessor-defends-assessment/

https://www.kctv5.com/2023/08/03/jackson-county-property-tax-appeals-top-54k-assessor-defends-assessment/
https://www.kctv5.com/2023/08/03/jackson-county-property-tax-appeals-top-54k-assessor-defends-assessment/
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