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Appraisal Irregularities & Concerns under the Current System 
 

1.  Property Valuations for “base acre” in algorithm (Miami County) are consistently using an 
inflated number that is not substantiated by comps (or consistent with neighboring counties) 
and this is confirmed by BOTA in December 2024 - pg. 3 

2. In 2023, the land value base acre nearly doubled. In 2024, the evidence of an “algorithm” 
appraisal appeared as land values increased, home values decreased, while keeping a 
steady 5% on average total increase (6% in 2025)  - pg 16 

3. Appraisers are appraising “for the future” instead of in arrears for past market behavior.–  
pg 37 

4. Actual sales are being inflated immediately upon sale, by month, to be used for comps at 
the inflated price.  Properties selling in real-time should not be inflated by an arbitrary % to 
be used as a comp for other properties. This is not reflective of true market value. If the 
property was worth the inflated price, it would have sold at the inflated price.  Many are 
being inflated at 12% per year on average, over sales price, when NAR and KCRAR show 
average annual appreciation is closer to 6%  - pg 41 

5. Due to lack of similar properties in the rural area, the “comparability” numbers on the comp 
sheets are often times greater than 100 or even 200 - when the report explanation claims 0-
50 is a great comparable, 51-100 is a  good comparable, 101 or more is NOT a good 
comparable. - pg 50 

6.  Farm agriculture savings being diluted, with tax market value being greater than actual 
market value, due to the 3 variables in the County’s control (farmsite land, home, ag 
buildings) being inflated above actual market value. -  pg 52 
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1. Property Valuations for “base acre” in algorithm (Miami County) are 
consistently using an inflated number that is not substantiated by comps 
(or consistent with neighboring counties) and this is confirmed by BOTA 
in December 2024 

 
Land values in Miami County are inflated beyond what BOTA deems fair or comparable (these values in one section of the 
county nearly doubled from the 2022-2023 appraisals, from a base acre price of $33,600 to $60,000.   

 

Mr. Mike Dalman with the BOTA property division agreed with me that this seemed unfounded and higher than Johnson 
County, who is in the same territory for ag values.  
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2024 appeal for 0.41 vacant land was 
appraised by county at $37,530, using 
$66,000 as base acre, and some algorithm 
formula to justify their value 

Actual calculation = $91,537 per acre 
before BOTA revaluation 

County appraisal was 436% over BOTA 
revaluation 

 

Quote from the Summary Decision (below) 
“The board finds no market evidence in the 
record supporting the County’s current 
appraisal value. The Board has examined the 
County’s land sales and finds no sales that 
support the County’s $66,000 base acre value 
for the subject.” 
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$8,222 per acre Johnson County land of similar kind is 
priced more closely to market value - as 
opposed to the $37,530 MiCo priced for 
less than half the size on previous page 
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Johnson County Map Overlayed with where Moonlight 
Road crosses 215th (County Line) into Miami County 

This is a 2-mile stretch on Moonlight Road with both maps 
combined, across county lines. JoCo is top map & MiCo is 
lower map.  

NOTE: Miami County is using a base acre land value 
calculation sometimes over 4 times the base used by 
Johnson, resulting in inflated land values on the Miami side 
of the line that do not match market value of like property in 
the area, nor other land values further south in the County.  

The continual inflation of Miami County land along the county 
line from $33,600 per base acre in 2022 to $60,000 per base 
acre in 2023 to $66,000 per base acre in 2024 is not fair 
market value. (for this area and as high as $76,500 further 
south) 

I spoke with Mike Dallman in 2023, and he stated Miami County is 
in the same AG region as Johnson County.  

As we can see, on the next slides, the base land value 
calculations on the JoCo Property Record Cards are mostly 
valued at $13,500, $16,900, or $18,500; while the MiCo residential 
numbers are based off a $66,000 base in some areas and 
$76,500 in others 

“garbage in, garbage out”  The variable entered is wrong, so 
the outcome is also wrong.   

Miami County is actually outpacing their land number to the point 
that in 2023, many properties in the neighborhood saw a decrease 
in the home values in order to adjust for the increasing land values 

Mr Dallman confirmed that BOTA allows comps in neighboring 
counties and he agreed the 2023 number seemed high to him. He 
also confirmed that Miami County was not in danger of being 
“under valued” when they almost doubled their land value from 
2022 to 2023. 

discrepancies of values used in MiCo vs JoCo 
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North side (Johnson County side) of 215th along Moonlight, 215th, and 207th Street (within 1.5 miles of subject) and shown on 
map on previous page under $ per acre  

1. Row 19 is a 0.48 farmsite on 11.14 acres. This farmsite  is valued at $38,870 and has septic & utilities. This parcel was sold as 
bare land in 2019 for $14,811 per acre, and now has home and ag operation. 

2. Row 29 is an undeveloped 0.99 lot that is appraised at $8,140.  

3. Notice Row F showing Johnson County Average appraisal $/acre compared to MiCo on next page 

4. Notice Row K  - base acre used by Johnson County, with multiple recent sales data proving values are accurate. 
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South side of 215th (Miami County) along Moonlight and Gardner Road, within 1 mile of subject 

1. See orange row showing $/acre compared to Johnson County 

2. See Green row Base Value, as much as 489% over JoCo value from previous page 

3. Notice lack of sales history (and when homes do sell, they are inflated well above normal inflation rate. When ag is added to 
home, the entire parcel with ag land at market value is grossly over fair market value.) 

4. Algorithm for land is getting so high, that multiple homes are seeing a decrease in the home value to make up for the over-
valued land. This puts homeowners at a disadvantage in an appeal because they are unable to dispute their over-priced 
values with dwelling corrections since so much is padded in a land value that the County believes to be indisputable. 
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$17,027 

$14,443 

$20,540 

$ Per Acre 2024  
Johnson County Land Values 

See supporƟng PRC sheets for 
details and sales histories with 8 
comps from within past 3 years 

 

Comps on Johnson County side 
of Moonlight 

$12,758 

$17,444 

$17,465 

$17,448 
$19,993 

1.44 acres farmsite = $29,083 

Remaining = ag 

$13,544 on 12.2 acres farmsite 

$16,408 
$14,020 

AG only 20 ac ag only - 
Sold 05/2023 
$290,000
$14,500/acre 

$15,836 on 20.45 acres farmsite $38,870 for 0.48  
site with sepƟc 

$23,870 on 3.23 farmsite $14,769 on 7.33 acres farmsite 
$16,623 on 4.69 farmsite 

$28,442 

$16,882 

$20,444 

$19,468 

$38,,218 

$8,140 for 0.99 ac 
no sepƟc or house 

$29,329 

$18,335 

$33,230 for 
0.66 with 
sepƟc 

$25,652 

$19,764 

$15,821 

$25,570 
on 1.79 
farmsite 

$19,733 

$15,073 
on 6.67 
farmsite 

$19,021 
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$24,065 

$33,500 

$32,421 

$51,405 on 1.9 acre farm 

$30,356 

$37,917 
$17,832 

$30,454 

$41,548 

$31,227 

$24,794 

$25,559 

$26,646 

$36,411 

$25,509 

$29,687 

$36,571 

$48,439 

$21,552 

$32,307 

$91,537 

$95,380 on 1.21 farmsite 

$91,313 
On 0.64 
farmsite 

$37,129 

$34,846 

$34,804 

$25,926 

$45,862 
on 1.81 
farmsite 

$30,165 

$30,259 

$39,145 

$30,395 

$31,766 

$30,454 

MiCo Per Acre 
Appraisals 

AG - PRC 
shows 
market 
value at 
$13,800/ac 

AG - PRC shows market value 
at $13,800/ac 

AG - PRC shows market value 
at $13,800/ac 

AG - PRC shows market value 
at $13,800/ac 

AG - PRC shows market value at 
$13,800/ac & $73,560 for 1.3 ac 
= $54,088/farmsite acre 

$25,639 

$25,541 

$32,139 

$34,081 

$26,062 
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Recent JoCo Sales from prior table: 
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Recent sales in Miami County show how much higher Miami County Appraiser attributes to 
land prices versus actual land sales in Johnson County, which consistently sell for closer to 
$14,000 an acre (similar to 2021 and 2022 Miami County values, before the base acre became 
so inflated 
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Various Base values used by Miami County around Hillsdale Lake 
- $30,000, $41,000, $53,000, $66,000 and even $74,000 
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Sale Price per acre: 

21637 Kilmer = $59,375 

Lot 10 Kilmer =  $59,561 

Lot 7 Kilmer =  $60,261 

 

Actual sale prices do not support the $74,000 and $76,500 base acre the county is using for these parcels. 

Highest sales prices in the area are for Hidden Prairie, a new home subdivision on the Miami County / Johnson County line,  

with home values in the neighborhood of $700,000 - $1,000,000 plus with HOA, shared pond, commons area, paved roads, etc. 

 

Yet, the County revalued Timber Trace, a 1980’s large-lot subdivision, to $74,000 for base acre in 2024 and $76,500 in 
2025  
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# 2 
In 2023, the base land value per acre in the computer algorithm increased 
from $33,000 to $60,000 along the JoCo border 

 

The original 2021 Land value was $9,496,700 
The 2022 land value was $14,692,070 

The 2023 land value was $22,458,340 

The 2024 land value was $26,214,890 

The 2025 land value is $28,462,730 

This is 3 times as high as the 2021 values! (and not supported when 
comparing to Johnson County to the north) 

(see on following 3 slides) 

 

In 2024, the evidence of an “algorithm” appraisal appeared as land values 
increased, home values decreased, while keeping a steady 5% on average 
total increase (6% in 2025) 
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The following slides show screenshots of the Excel spreadsheet of data from 140 Homes (no ag)  

in the NW corner of Miami County 

 

On the following sides, notice the 4th column (23-24 land $ Change) 

5th column (23-24 home $ changes),  

11th column (Final 23-24 % total) and 15th column (25% total ) 

 

In 2024, the land value increased a total of $3,756,550 

The home values decreased a total of $3,028,890 (from the County’s original values NOT appeals) 

Net increase = $727,660 for a total net 2024 increase of consistently 5% for each property 

The net increase for 2025 was consistently 6% for each property 

2023 home values for those who appealed decreased even more (as shown on future slides) 

 

This shows several things: 

1. 2023 home values were inflated too high from 2022 numbers (not as many appeals in 2022 since it was the first year of the 
big jumps and many homeowners claimed at the 2023 protest meetings that they wished they would have appealed 2022, but 
they didn’t realize it would keep jumping in future years as high as it did in 2023 when land values nearly doubled) 

2. County is padding values in land (not typically appealed) and away from homes (easier to win in an appeal).   

3. This shifting of the valuations from one category to another is indicative of the county raising land values by a certain dollar 
amount per neighborhood, while having the algorithm hold the total increase value consistent with a PREDETERMINED 
OUTCOME.  Fair market value is fair market value is supposed to be based on recent comparable sales and NOT  
pre-determined outcomes 

 

(note: All spreadsheets are available for any interested but the excel files were not included due to testimony time constraints) 
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The following excel sheets show 37 appealed samples (no ag) were: 

 

$2,014.160 overvalued on the homes from the pre-appeal to post appeal 2023 numbers (no land values were changed in appeal) 

(third sheet, purple column) 

 

The 2025 home values for those properties are still $915,700 lower than the 2023 pre-appeal home values 
(third sheet, purple column) 

 

Pre-appeal for the homes was 13.65% average increase from 2022; while post appeal average increase for the homes from 
2022 values was only 1.53%     (1st sheet, orange columns) 

 

270% average increase on land from 2021-2025 (third sheet, green column) 

 

14.56% average increase on homes from 2021-2025 (third sheet, orange column) 

 

47.23% average increase on total values from 2021-2025 (third sheet, white column after the two above) 

 

2023 Final county valuations to 2024 county valuations were consistently using a 5.00% algorithm (2nd sheet, gray columns) 
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One half of the property owners in the  
Timber Trace subdivision appealed in 2023, for a 

$1,674,240 decrease in home values. 

What would this look like if all 60+ homes appealed? 

Land values were not decreased, only home values. 

Land values continue to increase annually 

 

MiCo base acre for this subdivision is now $76,500 

2025 Home Values are still less than 2023  

pre-appealed values. 

What if: 

Everyone appealed in 2023, lowering the values another 
$1.7 million? 

What if no one appealed in 2023, would their values have 
continued to increase 5% in 2024 and 6% in 2025, further 
inflating the neighborhood? 
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5% Total 2024 Value increase was consistently used for this area   

 



 

33 



 

34 

6% Total 2025 Value increase was consistently used for this area  (matching the Appraiser’s testimony to the Commissioners that 
they would see an average 6% increase in rural. 

Outliers of higher increases have not been analyzed for reasons 
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Other rural parcels in the NW section of Miami 
County -  

Residential Parcels with homes but NO ag 
designations 

204.73% increase in 3 years 

151.46% increase in 3 years 

125.27% increase in 3 years 
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102-home sample in 2-5 acres without ag 

16.03% home value increase in 3 years 

201% land value increase in 3 years 

40.75% overall increase in 3 years 

26-home sample in 5-10 acres without ag 

23.28% increase in home values in 3 years 

150% increase in land values in 3 years 

50.58% overall increase in 3 years 

 

13-home sample in 10-20 acres without ag 

9.57% increase in home values in 3 years 

123% increase in land values in 3 years 

38.62% overall increase in 3 years 
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3. Appraisers are appraising “for the future” instead of in arrears for past 
market behavior. 
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KCAA Newsletter Appraising on the Plains: (copy in packet) 

 

Page 2 Quotes: Kathy Bridges, Linn County appraiser 

On June 16 – I posted the following on social media: “Windshield Time… Thought for Today An Appraiser’s job is 
trying to measure something that seems to be simply immeasurable. We are trying to measure human behavior. 
With the market over the past few years… this has undoubtedly been a challenge! “ 

As humans, we try to predict what other people are going to do on a daily basis. We often do this by identifying repeating 
patterns in behavior. For example, in simple terms: someone’s tendency to be late or times at which traffic is particularly 
bad, etc. Making a good decision requires us not only to make our best possible guess as to what is going on right now, 
but to also make our best estimate of what we think might happen in the future. In the last newsletter, I wrote about 
analysis and the trends and percentage of increases that our county was seeing (the measurement of human behavior). To 
be honest, it was scary to take that leap and make those unprecedented changes for 2022 values. That thought has 
resurfaced recently after I learned that so many counties were out of 2021 commercial ratio study compliance – around 40 
is what I was told. Yikes! And that 17 counties were out of 2022 substantial compliance, mainly due to the residential ratio 
study statistical measures. Boy did that make my heart sink. I know we all have a passion for what we do and take pride in 
our work. Commercial valuation has always been a challenge, but residential has certainly been up the ranks of being 
difficult, especially over the last few years. With that said, the big question is: What can we do as a KCAA family in the 
future to assist with measuring these behaviors?  
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KCAA Newsletter Appraising on the Plains: 

Page 15 Real Estate Notes of Interest By Brad Eldridge, MAI, CAE, RMA, Douglas County, Co-Editor  

Fall 2022: Mortgage Rates Continue to Move Up, FreddieMac, Sept. 1. “The market’s renewed perception of a more aggressive 
monetary policy stance has driven mortgage rates up to almost double what they were a year ago,” said Sam Khater, Freddie Mac’s 
Chief Economist. “The increase in mortgage rates is coming at a particularly vulnerable time for the housing market as sellers are 
recalibrating their pricing due to lower purchase demand, likely resulting in continued price growth deceleration.” 
 
Redfin Reports More Sellers Retreat Amid Falling Prices, Volatile Mortgage Rates, Redfin, Aug. 25. “Would-be sellers are reluctant 
to list their homes as they have begun to see prices come down. With few new listings, buyers’ newfound bargaining power is 
reaching its limit, especially now that demand has stabilized.”   
 
U.S. House Prices Rise 17.7 Percent over the Last Year; Up 4.0 Percent from the First Quarter, Federal Housing Financing Agency, 
Aug. 30. “Housing prices grew quickly through most of the second quarter of 2022, but a deceleration has appeared in the June 
monthly data. The pace of growth has subsided recently, which is consistent with other recent housing data.”  
 
Lumber Price Growth Moderates in July, builderonline.com. Aug. 15. “Prices for building materials have increased 35.7% since 
January 2020, with approximately 80% of the increase occurring since January 2021. Despite the strong increases since 2020 and 
2021, building material prices rose only marginally, by 0.4%, in July, according to the Producer Price Index (PPI) from the Bureau 
of Labor Statistics.”  
 
Winter 2023: 

Realtor.com® Housing Forecast: Homebuying Costs Aren’t Coming Down in 2023, Realtor.com, Nov. 30. “Overall in 2023, 
Realtor.com® forecasts that buyers and sellers can expect: Average mortgage rates of 7.4%. Home sales prices will moderate to 
an increase of 5.4% and rents will increase 6.3% year-over-year.”  

Summer 2023 

Realtor.com® May Housing Report: Home Price Gains Slow to Lowest Rate on Record, Realtor.com, June 1. “April and May are 
historically popular months to buy, and typically by this time in the year we’ve exceeded the prior year’s peak home price. Weakening 
home price growth for the past 12 months is increasing the odds that we may not see a new home price peak this year, for 
the first time in the history of our listing data, which dates back to mid2016, and this is likely welcome news to home shoppers.”  

Kansas Housing Market Overview, Redfin, June 2023. “In May 2023, home prices in Kansas were up 2.1% compared to last year, 
selling for a median price of $276,300. On average, the number of homes sold was down 10.8% year over year and there were 
3,320 homes sold in May this year, down 3,716 homes sold in May last year.  
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4.  Actual sales comps being inflated at 12% per year, when NAR and    
KCRAR show average annual appreciation is closer to 6% 
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Comps provided by Miami County show the appreciation amount used by the County averages 12% per year. 

This is not in alignment with the market, or the expert KCRAR reports for the region, which are closer to a 6% annual appreciation 
(except during a brief COVID “undue duress”, an abnormal event and not a solid indication of actual fair market value; therefore it 
could have been disregarded per statute). - notice below we see 12% annual ave.using the County’s data 

The following pages show Real Estate Trends tables of: 

1st Qtr 2024 appreciation = 6% for the year or 19.6% total for the 3-year period  

1st Qtr 2023 appreciation = 5.9% for the year or 27.1% for the 3-year period 

1st Qtr 2022 appreciation = 6.7% for the year or 38.3% for the 3-year period 

1st Qtr 2021 appreciation = 12.4% for the year or 37% for the 3-year period 

1st Qtr 2020 appreciation = 15.3% for the year or 28.2% for the 3-year period 

1st Qtr 2019 appreciation = 5.7% for the year or 27.3% for the 3-year period 
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This abnormal inflationary period could never have 
been considered per KSA 79-503a 

 

79-503a 
(i) sale value on open market with due allowance to 
abnormal inflationary factors influencing such values;  
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This abnormal inflationary period could never have 
been considered per KSA 79-503a 

 

79-503a 
(i) sale value on open market with due allowance to 
abnormal inflationary factors influencing such values;  
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5. Due to lack of similar properties in the rural area, the “comparability” 
numbers on the comp sheets are often times greater than 100 or even 
200 - when the report explanation claims 0-50 is a great comparable, 51-
100 is a  good comparable, 101 or more is NOT a good comparable. 
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DefiniƟon from Lyon’s County 
webpage 
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6. Farm agriculture savings is being diluted,  

with tax market value being greater than actual market value,  

due to the 3 variables in the County’s control  
(farmsite land, home, ag buildings) being inflated above actual market 
value. 

 

When adding ag land back in at market value, it makes the entire parcel 
inflated above market value because the 3 variables in the county’s 
control are inflated above market value 
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Depreciable ag buildings saw an 88.53% increase in 
one year from 2022-2023 and 108.7% increase from 
2022-2024 

 

64.23% residential land increase from 2022-2024 

 

15.33% residential home value increase from 2022-
2024 

 

27.40% overall increase in 2 years time, when ag 
land decreased 1.99% from the state. 
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5.  
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Sold comp similar to previous page 
proves overvaluation and ag dilution 
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Similar locations, similar parcels, extreme discrepancies in taxation. 


