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Matt Willard, RMA – County Appraiser

(Information as of February 20, 2024)

NOTE:  Wyandotte County values and classifications are not final until they are certified on June 1, 2022, after all informal appeals are complete.



2Why we are here

To explain the valuation and tax processes 

To provide tools to navigate the appeals process

To listen to other concerns and pass along to others

To answer any question we can and get answers for those we can’t
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Matt  Willard

• 18 Years at Wyandotte County
• 3 Years as County Appraiser
• Kansas Licensed RE Appraiser
• Registered Mass Appraiser
• Assessment Admin Specialist
• Kansas Certified Public 

Manager

Appraisers Office Staff Janae Robbins

Introductions

• 20 Years at Wyandotte County
• 3 Years as Deputy Appraiser
• Registered Mass Appraiser
• Kansas Certified Public 

Manager

Total Real Estate: 67,499

Residential Division

62,017 Parcels

Commercial Division

5,482 Parcels

Personal Property and Admin

7,550 Accounts

County 
Appraiser

27 
Employees

Deputy County 
Appraiser
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Note of Value

An important thing to remember…
  
Appraisers do not create value. 

People determine value by their transactions in the 
marketplace. 

  

The Appraiser has the legal responsibility to analyze 
those transactions and appraise properties based upon 
what is happening in the marketplace.



5Legislative Update

Assessed Valuation Cap at 4%
• SCR1611

Removes State building fund 1.5 Mills
• Senate Bill 94 

Concerning Personal Property
• SB 127 and SB 484 

Requiring five years of value history on value notices 
• HB2201

Local AdValorem Tax Reduction (LAVTR)
• SB 196



6Taxation Process
2024 Timeline

Appraisal 
Date

Valuations are determined 
as of January 1st. It is based 
upon the Fair Market Value 

of the property .

Appraisal Date
The Appraiser's Office 

notifies property owners of the 
current year's valuations

Real Estate Property: March 1
Personal Property: May 1

Notice of Values

Property owners are encouraged to file an 
appeal if they disagree with the valuation.

Real Estate Appeal Deadline: March 30
Personal Property Deadline: May 15

Valuation Appeals

Appraiser certifies current 
valuations to Clerk by June 1st

Valuations Certified to County Clerk

Taxing Jurisdictions determine budget 
needs throughout county. Once this 
decision is made and valuations are 
certified, a tax rate (Mill Levy) that will 
generate the needed tax dollars is then 
adopted and approved by Commission.

Budget Season June - September

Tax Bills are sent by the Treasure's 
Office in November each year. The 

amount owed will be based upon the 
Appraised Valuation, Assessment Rate*, 

and Mill Levy (tax rate).

Tax Bills

Jurisdictions Include:
County
City

•Kansas City
•Bonner Springs
•Edwardsville

Unified School Districts:
•Kansas City
•Bonner Springs
•Turner
•Piper

Library
Community College
Drainage Districts
SSMIDs
State of Kansas

*Assessment Rate: Kansas Constitution

Effective 
Date

Taxation
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The current year’s tax rates will not be available until November of each year. 

2 Parts To A Tax Bill
Setting Values and Tax Rates are separate processes 

Property taxes are the result of two separate and distinct processes. The Assessed 
valuations are certified to the County Clerk prior to the budget process beginning.
Although the appraised valuation of your property affects your share of taxes, the 
actual amount you pay is determined by the budgetary needs of the local governing 
bodies. This is decided by what services will be provided in the coming year and the 
cost to provide these services. The budgets are approved at public meetings in 
September. 
Once this decision is made and valuations are certified, a tax rate (Mill Levy) that will 
generate the needed tax dollars is then adopted and approved by taxing 
jurisdictions. Your individual property taxes are then determined by multiplying your 
assessment by the tax rate. The tax rate is expressed as dollars per thousand dollars 
in value. 

7
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APPRAISAL
AFFECTED BY MARKET CONDITIONS & 

PROPERTY DATA 

TAX RATE
AFFECTED BY BUDGET & SERVICE NEEDS

SET BY SET BY
•MARKET TRANSACTIONS

•APPRAISER'S OFFICE

TAXING JURISDICTIONS INCLUDE
• CITY
• COUNTY
• STATE
• SCHOOL DISTRICTS
• COMMUNITY COLLEGE
• LIBRARY
• DRAINAGE

QUESTIONS TO KEEP IN MIND

QUESTIONS TO KEEP IN MIND

•What would your property sell for January 1st?
• Is my property listed correctly with the 
county?

•What are neighboring properties selling for?

•When and how can I attend the public 
hearings that discuss budget needs?

2 Parts To A Tax Bill
Value vs Tax Rate

8



9Why would a Value change from last year?
Several things to keep in mind…

Real Estate Market
The market 

continues to see 
rising sales prices in 

most areas of the 
county

Re-inspections
Many changes have 
occurred to property 

data due to re-
inspections

Index Indications
Prior year values are 

compared to sale 
prices throughout 

the year

Building Permits
New construction

Remodeling
Additions

Decks
Demos, etc

Sale of Subject
Recent sale or 
recent physical 

changes after last 
sale of property



102024 Housing Market 
Housing Market Continued to Appreciate in 2023

Data Source: Orion, MLS

Sales price growth is slowing but supply remains very low

Anticipate continued price appreciation into 2025
 Price appreciation will continue 
 Mortgage rates stabilizing at a higher “normal”
 Very restricted supply continues to support higher sales prices

Monthly rents exceed many monthly mortgage payments

Affordable community within an affordable metropolitan area on a 
national scale

Main Factors Include:



11MLS - Home Sales Market Comparison
Heartland MLS Stats  - Comparing December 2022 to December 2023

Data Source: Kansas City Regional Association of REALTORS for Wyandotte County, KS

Wyandotte County Stats December Year to Date

Key Metrics 2022 2023 % Change Thru 
12-2022

Thru 
12-2023 % Change

Closed Sales 130 115 -11.5% 1,925 1,683 -12.6%
Average Sales Price* $207,003 $242,264 + 17.0% $215,762 $231,319 + 7.2%
Median Sales Price* $185,009 $227,500 + 23.0% $195,000 $210,000 + 7.7%
Days on Market Until Sale 27 33 +22.2% 22 27 +22.7%
Percentage of Original 
List Price Received* 95.0% 96.8% +1.9% 99.7% 98.4% -1.3%

Pending Sales 101 108 +6.9% 1,863 1,702 -8.6%
Inventory 238 199 -16.4% -- -- --
Supply 1.5 1.4 - 6.7% -- -- --



12Kansas City Housing Market
Redfin Year Over Year Market Insights as of December 2023

Data Source: www.redfin.com/

Johnson County
Median single family: $433,120; +.8% yoy

Jackson County
Median single family: $248,000; +10.2% yoy

Leavenworth County
Median single family: $290,000; +13.7% yoy

Platte County
Median single family: $385,000;  +14.7% yoy

Kansas City, MO
Median single family: $246,750; -1.3% yoy

Clay County
Median single family: $305,750;  +6.3% yoy

Wyandotte County
Median single family: $235,000;  
+26.9% yoy



13Single Family Home Price Comparison

Data Source: Orion
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•if sale will be used as comparable for 
other homes

•validation selection based upon review

•time adjustments if needed

A P P R A I S E RS  C A N  CO N T RO L A P P R A I S E RS  C A N N OT  CO N T RO L
•who purchases the property

•sale price of the property

•how many properties sell in a certain 
area

•if a seller or buyer does not disclose 
updates to the propertyC O M PA R A B L E S . . .

• No two properties are alike 99% of the time which is why adjustments are made for the differences on 
each home's Comparable Sales report.  Adjustments are made for size, age, location, condition, and 
bedrooms just to name a few.

• Most comparable sales reports will have sales from other nearby subdivisions - there are not enough sales 
in most subdivisions to make this happen.

• The county uses 2 years worth of sales data. Time adjustments are made if needed - values are estimated 
as of January 1st each year.

• The market changes every year, this is the main reason why property values overall change every year.
• Your comparable sales report is available through the county's Property Search site, click here to launch.

Comparable Sales 

14

https://appr.wycokck.org/
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Data Source: Orion

Open-Market Single Family Median Sale Prices
Wyandotte County Sale Years 2022 – 2023 by Model Area

Model 13 Not Depicted on Map - Condos

Model
Neighborhood Group

Neighborhood
Subdivision

Subject

Model 2022 2023
Model 1 $140,000 $140,000 

Northeast 169 163
Model 2 $169.950 $167.500 

Downtown Central 174 143
Model 3 $155,000 $165,750 

Argentine Armourdale 95 76
Model 4 $193,000 $216,552 

Stony Point 81 85
Model 5 $175,000 $190,000 

Bethel Welborn 239 228
Model 6 $237,000 $249,975 

Victory Nearman 174 150
Model 7 $195,000 $200,000 

Turner 182 190
Model 8 $389,000 $415,000 

Piper 241 194
Model 9 $285,000 $314,950 

Bonner Springs 117 80
Model 10 0 $695,000

Lake Quivira 0 1
Model 12 $218,500 $240,000 

KU Med 86 77
Model 13 $235,000 $175,000 

Condo 2 3
Model 14 $269,000 $295,000 

Edwardsville 28 31

10

County Sale Price 
Median

$215,000

15
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Data Source: Orion

Median Single Family Appraised Value
By Model Area

Model 13 Not Depicted on Map - Condos

Model
Neighborhood Group

Neighborhood
Subdivision

Subject

Model 2023 2024
Model 1 Northeast $71,100 $90,700
Model 2 Downtown Central $94,000 $111,300
Model 3 Argentine Armourdale $111,200 $118,500
Model 4 Stony Point $176,550 $192,800
Model 5 Bethel Welborn $143,900 $159,200
Model 6 Victory Nearman $220,550 $243,800
Model 7 Turner $168,475 $185,150
Model 8 Piper $358,300 $383,050
Model 9 Bonner Springs $260,000 $274,100
Model 10 Lake Quivira $586,390 $708,420
Model 12 KU Med $182,990 $202,300
Model 13 Condo $174,400 $196,010
Model 14 Edwardsville $252,800 $279,000

10

Single Family 
Home 

County Median
$169,100

16



17

DATA COLLECTION

MARKET ANAYLSIS

MARKET DATA

• Inspected at least once every six years
• If a property sells
• If damages are discovered or reported
• If improvements are discovered, reported, or have 
building permits

•Cost
•Comparable Sales
•Multiple Regression Analysis
•Sale and Lease Data

•Sale transactions
•Leases

Determining Value
What goes in to determining a property value

17
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Commercial, 
19.22%

Exempt, 
18.23%

Farmstead, 
0.92%

Not For 
Profit, 0.07%

Other, …

Residential, 
60.39%

Vacant, 1.10%

Agricultural

Commercial

Exempt

2024 Real Estate Total Appraised Valuation 
Appraised Value Breakdown % by Classification

Data Source: Orion Abstract

*Including Exempt Valuation

Classification 2024 Appraised 2023 Appraised % Cng
Agricultural $13,411,750 $13,115,090 2%
Commercial $3,364,729,770 $2,921,992,400 15%
Exempt $3,191,655,700 $2,922,328,480 9%
Farmstead $160,462,050 $141,030,860 14%
Not-For-Profit $11,980,320 $11,281,830 6%
Other $1,015,650 $894,920 13%
Residential $10,572,288,590 $9,430,854,120 12%
Vacant $191,957,190 $177,323,970 8%
Total $17,507,501,020 $15,618,821,670 12%
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Agricultural, 0.17%

Commercial, 39.98%

Farmstead, 
0.88%

Not For Profit, 
0.07%

Other, 0.01%

Residential, 57.79%

Vacant, 1.09%

2024 Real Estate ‘Taxable’ Assessed Valuation 
Tax Burden Breakdown

Data Source: Orion Abstract

*Excludes Exempt Classification due to Not Taxable

Classification 2024 Assessed 2023 Assessed % Cng
Agricultural $3,659,008 $3,608,333 1%
Commercial $841,184,005 $729,418,959 15%
Farmstead $18,453,172 $16,218,574 14%
Not-For-Profit $1,437,636 $1,353,819 6%
Other $304,695 $268,476 13%
Residential $1,215,815,671 $1,083,180,939 12%
Vacant $23,034,839 $21,149,863 9%
Total $2,103,889,026 $1,855,198,963 13%



20Neighborhood Revitalization Act (NRA)
Rebate Program 

The Neighborhood Revitalization Act (NRA) 
program is a percentage rebate of the 
additional taxes paid because of a qualified 
improvement based on construction cost for a 
set period of time. 

The rebate applies only to the additional taxes 
resulting from the increase in the assessed 
value of the property. 

Both commercial and residential property 
owners can apply for the rebate.

Apply online at: 
www.wycokck.org/Departments/Economic-
Development/Incentives#section-4

Full details: www.wycokck.org/files/assets/public/v/1/economic-development/documents/2021-2025-ug-nra-area-plan.pdf

https://www.wycokck.org/files/assets/public/v/1/economic-development/documents/2021-2025-ug-nra-area-plan.pdf


21Senior Tax Rebate Program Assistance
Rebate Program 

Rebates are offered to eligible citizens who are BPU 
ratepayers in Wyandotte County for a portion of their 
BPU, gas or telecommunications utility bills.  If you qualify 
for utility rebates, you will also qualify for BPU PILOT 
relief.

Rebates are offered to eligible citizens of Kansas City, 
Kansas who have paid sales tax.

Homestead Rebates are offered to eligible citizens who 
live in Wyandotte County, Kansas for a portion of their 
property taxes.
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Questions?

• Mission Statement
To provide uniform, fair and equitable values among all classes of property by 
maintaining the highest standards in appraisal practices and law, guided by the goals of 
quality customer service to the public, while providing a work environment that 
encourages staff’s professional and personal growth.

• Vision Statement
To be a recognized leader for providing fair and equitable mass appraisals of both real 
and personal property, along with providing accurate and comprehensive information 
to the citizens and taxpayers of Wyandotte County in a preeminently accountable, 
effective and efficient manner.

• Management Team
Matt Willard - County Appraiser
Janae Robbins - Deputy Appraiser
Kevin Bradshaw - Commercial Supervisor
Alisha Garcia- Residential Supervisor
Christine Wheeler – Personal Property/Admin Support Supervisor 
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Valuation and Classification

23
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If there are issues with your home that would affect the value 
or your ability to sell at what the County has appraised your 
home for or you are aware of market information that you 
would like the county to consider, then you are encouraged to 
file an appeal. The Appraiser’s Office, however, cannot adjust  
the amount of taxes you pay.

The purpose of an appeal is to establish the fair market value of 
property where there is a difference in opinion of value. The 
appraiser will not raise the value during the appeal process if 
data is discovered which would raise the value, however, it will 
be reflected in the next year’s valuation.

Filed within 30 days 
after annual notice of 

values are sent in 
March.

P U P
Payment Under Protest

Filed after tax bills are sent 
in November and 

processed through 
Treasury

I N F O R M A L

Valuation Appeal
Purpose of a valuation appeal

24
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Having an appeal does not guarantee a reduction, the 
goal is to establish a fair market value for each 
property.

Filed within 30 days 
after annual notice of 

values are sent in 
March.

P U P
Payment Under Protest

Filed after tax bills are sent 
in November and 

processed through 
Treasury

I N F O R M A L

Only one appeal per tax year per taxpayer is permitted.

Valuation Appeal

This is not an adversarial process. It is very informal 
and we will correct values if needed.

25



26

Filing deadline is 30-days 
from the notice date

Annual Valuation Notice

A

CB
2nd half tax bills are due May 10th. Although 
there is no appeal deadline, taxes must be 
due to file and all payments MUST 
accompany the PUP application regardless of 
who is actually paying the tax

Payment Under Protest 2nd Half
Once the tax bill has been sent, 

the appeal deadline is December 
20 (January 31 if paid by 

mortgage company)

Payment Under Protest 1st Half

Real Estate Informal Appeal Options
Only one Informal appeal per taxpayer per tax year

Preferred Method
• Prior to Tax Bills
• Can file online
• No partial payment required

26
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Valuation Appeal
What to expect at the informal appeal meeting

Valuation 
Received

• 2024 Annual Notice of Valuation & Classification

Appeal Filed • Confirmation letter of hearing date & time mailed 10 days prior to hearing

Appeal 
Meeting

• Meet with an appraiser by phone, virtually, no contact or in person
• Approximately 20 minutes
• Informal, just a conversation
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Valuation Appeal
What to expect at the informal appeal meeting

• The appraiser will 
• Review your Property Record Card (PRC) & your Comparable Sales Report (homes only)
• Condition of property as of January 1st 
• Go over any damages or issues your property may have
• Additional appeal rights

• You are able to 
• Inquire about the appraisal process
• Discuss why you feel the appraised value is not reflective of your property
• Give your estimate of value for this year
• Provide the appraiser with any documentation you have gathered

Discussion

• No adjustments or results will be given during the hearing.
• The appraiser will review all notes and documentation provided to determine if a 

reduction is needed
• All appeals are reviewed by a senior appraiser prior to final determinations being 

made
• Results will be mailed on or before May 20th

Appraiser 
Next Steps



29Valuation Appeal
What should you submit for your appeal meeting?

Photos

•Damages
•Room 

discrepancies
•Surrounding 

properties
•Impactful to 

value

Sales

•Similar to 
yours

•Sold within 24 
months of 
January 1st

•Within your 
area

Repairs

•Company Bid 
estimates

•Cost to repair 
estimates

•Construction 
costs

Fee Appraisal

•Within the last 
12 months

•For appraisal 
year at issue

Appraisal 
Forms

•Appeal 
Questionnaire

•Appeal Packet
•PRC notes
•Comp Report 

notes 
•Open Records 

request info

29



30Getting Prepared
Property Search site

Familiarize yourself with county’s information on your property. The best way 
to do this is on our Property Search site. This site can be accessed multiple 
ways.

https://appr.wycokck.org/appraisal/publicaccess/

https://www.wycokck.org/Departments/Appraisers-Office
From the UG Website

30

https://appr.wycokck.org/appraisal/publicaccess/
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Review your Property Record Card

Review your Comparable Sales Report 

•Your property record card shows how the county has 
your property listed 

• beds, size, condition, other improvements, etc

Displays:
•The comparable sales used to establish the 
comparable sales value

•property data that impacts values
•The values options for the property: Cost, Comparable 
Sales, Multiple Regression Analysis, and Index

Getting Prepared
Property Search site

31
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•Be within the same model boundaries as the subject property

•Sold within the last 2 years, January 1, 2022 to December 31, 2023

•Must be an open-market transaction (if you are not sure, provide it to the county and they will still 
take a look at it)

•Should be similar to your property. Impactful similarities are:

C o m p a ra b l e  S a l e s  M u st :

Your comparable sales report is available through the county's Property Search site, click here to launch 
or visit www.wycokck.org/appraiser then select Property Search. A document on how to read and 
understand the Comparable Sales Report is available in the packet and on our website under Forms.

How To Find Comparable Sales 

•Total living area
•Lot Size
•Age of dwelling
•Bedrooms

•Condition
•Quality of construction
•Other Improvements
•Location

https://appr.wycokck.org/
http://www.wycokck.org/appraiser
https://www.wycokck.org/Departments/Appraisers-Office/Forms


33MARKET
A R E A S
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34How To Find Comparables

Verify Market 
Trends from 

Other Sources

Zillow.com

Realtor.com

Redfin.com

Social 
Media

Local Real 
Estate 
Agent

Facebook 
Marketplace

For Sale 
By Owner



35Appeal Questionnaire

To help property 
owners gather 
information prior to 
the appeal meeting, 
we are sending an 
Appeal Questionnaire 
out along with the 
Confirmation letter 
once an appeal has 
been filed.



36Mass Appraisal Process

What is Mass Appraisal

Fair Market Value & Appraisal Accuracy

Inspections

Valuation & Property Data Changes

Tax Bill



37Appraiser’s Office Website Navigation
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The following information is not part of the presentation, but has 
been included for reference purposes only
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[1] This example is for illustration purposes only and does not take into account the exemption on school taxes for the first $40,000 of value on Residential class property.

A ‘Taxing Process’
How a Tax Bill Is Calculated

COMMERCIAL RESIDENTIAL [1]
Appraised Value: $100,000 $100,000 
Assessment Rate: 25% 11.5%
Assessed Value: $25,000 $11,500 
2023 010 Mill Levy: 164.438579 164.438579
Estimated Tax Bill: $4,111 $1,891 

ETR (tax / value): 4,111/100,000 1,891/100,000
Effective Tax Rate = 4.11%  (also equal to .164438579*.25) 1.89%  (also equal to .164438579*.115)

Appraised Value x Assessment Rate = Assessed Value

Assessed Value x Mill Levy ÷ 1,000 = Tax Bill

EXAMPLE:
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The revenue neutral rate is the mill levy rate (tax rate) that would generate the same amount of 
property tax revenue as the year before using the current year’s assessed valuation.

The mill rate is what determines a taxing jurisdiction’s yearly revenue and budget. Being revenue 
neutral means a taxing jurisdiction budgets the exact same amount of property tax revenue, in dollars, 
for the upcoming budget year as they did for the current year.

For example, If a city budgets for the use of $1 million of property tax revenue in 2023, being revenue 
neutral means a city should budget to use the same $1 million in 2024 as well; unless otherwise 
approved during a public hearing and roll call vote.

Revenue Neutral
What is a Revenue Neutral Rate?

Implemented to increase transparency around municipal revenues. This legislation requires that if a taxing 
jurisdiction (the County, City, school district or other special districts) wants to exceed the revenue neutral rate, then 
a special public hearing must be held to allow citizens the chance to speak specifically on the intent to exceed the 
revenue neutral rate.

Senate Bill 13
Kansas Legislature
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Revenue Neutral
What is a Revenue Neutral Rate?

Why would a taxing jurisdiction want to exceed the revenue neutral rate? A revenue neutral philosophy as 
defined by the Kansas State Legislature does not take into account inflation and increasing cost of service. 

To provide residents with the same (or better) level of service, it costs more. A taxing jurisdiction may propose to 
"exceed revenue neutral" and use the increase in revenue to help pay for increasing (due to inflation) costs for 
infrastructure replacements (capital improvements), public safety services, administrative services, and 
maintenance. 

If the taxing jurisdiction were to stay revenue neutral every year, services and capital improvement would both 
have to be reduced because the cost of both go up annually. With no growth in revenue, there is no offset for 
ever-increasing costs due to inflation.
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As a tax-paying resident, you will receive a detailed letter in the 
mail from the Clerk’s Office with information on the revenue 
neutral rate as it regards your property and taxing jurisdictions. 
It will also have information on the planned public hearing for 
each taxing jurisdiction that you pay taxes into.

If a taxing jurisdiction with a meeting date, time, and location is 
listed on the Revenue Neutral letter mailed to you, that 
jurisdiction plans to exceed the revenue neutral rate for the 
upcoming tax year.

Revenue Neutral
What is a Revenue Neutral Rate? Early August

Estimated tax notices 
are mailed to all 

property owners by 
the Clerk’s Office.

August
Taxing jurisdictions 

hold Public Hearings to 
vote and discuss 

exceeding the Revenue 
Neutral Rate.

September
Final budgets are 

adopted and mill rates 
are set
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[1] This example is for illustration purposes only and does not take into account the exemption on school taxes for the first $40,000 of value on Residential class property.

Mill Levy Comparison
How a Tax Bill Is Calculated

WyCo Residential[1]  JoCo Residential
Appraised Value: $100,000 $100,000 
Assessment Rate: 11.5% 11.5%
Assessed Value: $11,500 $11,500 
2023 010 Mill Levy: 164.438579 115.544
Estimated Tax Bill: $1,891 $1,329 

ETR (tax / value): 1,891/100,000 1,329/100,000
Effective Tax Rate = 1.89%  (also equal to .164438579*.115) 1.33%  (also equal to .115544*.115)

Appraised Value x Assessment Rate = Assessed Value

Assessed Value x Mill Levy ÷ 1,000 = Tax Bill

EXAMPLE:



502023 Tax Bill
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