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Fundamentals of 
Property Taxation 
and Assessment



Definition and Basis of 
Ad Valorem Property Tax

Definition of Ad Valorem Tax

Ad valorem property taxes are based on the assessed value of property 
rather than its market value.

Assessed Valuation Rates

Different types of properties have specific assessed value percentages 
ranging from 12% (agricultural) to 33% (vehicles) of true value.

Public Hearing Requirements

Public hearings are required with advance notice via newspapers or 
public postings.  Gives property owners opportunity to have input on the 
level of taxation for their property.

Property Tax Levy Deadlines

Municipalities must set property tax levies by specified dates, mainly 
September 1 or October 1.



Assessed Valuation vs. 
Market Value and Tax Rate 
Limits

Assessed Value vs Market Value

Assessed value is a fraction of the market value and differs by property 
type for tax purposes (e.g. home with market value of $100,000 is 
assessed at $19,000, 19% of market value)

Assessment Percentages by Property Type

Residential property is assessed at 19%, agricultural at 12% and 
commercial/industrial at 32% of market value.

Tax Rate Limits and Approval (Hancock Amendment)

Local property tax rates cannot exceed maximum authorized limits 
without voter approval to protect taxpayers' interests.



Assessment Categories and 
Rates for Real and Personal 
Property

Real Property Assessment Rates
Residential properties are assessed at 19% of their 
market value, agricultural land at 12% and all other 
real property (commercial/industrial) at 32%.

Personal Property Assessment Rates
Manufactured homes are assessed at 19%, farm 
machinery and livestock at 12% and other vehicles 
at 33%.

State-Assessed Property
Missouri State Tax Commission assesses type of 
property that span across multiple counties.  
Examples include railroads, utilities, pipelines, 
electric and telecommunications companies.



Timelines and 
Procedures for 
Setting Property Tax 
Levy



Timelines for Setting Property Tax 
Levy and Consequences of Missing 
Deadline 
County Clerk Sends Notice of Assessed Valuation

County Clerk receives assessment information from County Assessor and sends Notice of Aggregate 
Assessed Valuation to political subdivisions by July 1.

Deadline for Most Cities
Political subdivisions except charter counties must annually set tax rates by September 1.

Deadline for Charter Counties and Cities Not In a County
Charter counties and cities not within a county must set property tax levies by October 1 each year.

Required Public Hearing

Cities must hold public hearing and publish assessed valuations, revenue needs, and proposed tax rates 
before setting tax rates.

Consequences of Missing Deadline
Failure to set tax rates on time results in certification of no new tax rates except for bond payments.



Timelines for Setting 
Property Tax Levy and 
Consequences of Missing 
Deadline 
County Clerk Sends Notice of Assessed Valuation
County Clerk sends post Board of Equalization (BOE) 
assessed  valuations to political subdivisions in mid-
September.

Deadline for Most Cities
Political subdivisions except charter counties must annually 
set tax rates by October 1.

Required Public Hearing
Cities must hold public hearing and publish assessed 
valuations, revenue needs, and proposed tax rates before 
setting tax rates.

Consequences of Missing Deadline
Failure to set tax rates on time results in certification of no 
new tax rates except for bond payments.

St. Louis County



Requirement and Process for 
Public Hearings

Statutory Requirement

RSMo Statute Section 67.110 mandates public 
hearings prior to setting property tax levy.

Public Notice Methods

Notice of hearings must be published in newspapers 
in general circulation in the county or posted in at 
least three public places at least seven days before 
the hearing.  Must include time, date and place for 
hearing.

Public Notice Must Contain

• Assessed valuation by category for fiscal year of 
levy

• Assessed valuation by category for prior fiscal 
year

• Proposed tax rate(s)

• Amount of revenue provided by proposed 
property tax rate(s)



Hancock 
Amendment and Tax 
Rate Ceiling



Hancock Amendment 
and Tax Rate Ceiling

Hancock Amendment Impact (November 6, 1980)

The Hancock Amendment requires adjusting property tax rates when property values 
increase faster than inflation to maintain consistent property tax revenue.

Maximum Authorized Rate

The maximum authorized rate is the higher of the 1984 tax rate or the latest voter-
approved rate, limiting tax levies without voter consent.

Tax Rate Ceiling Explanation

The tax rate ceiling limits the maximum tax rate in a year, adjusted for property value 
increases and inflation.

Property Tax Rollback Requirement

When assessed property value rises faster than inflation, tax rates must be rolled 
back to maintain revenue consistency.

Tax Rate Adjustments and Voter Approval

Tax rates can be voluntarily lowered or raised to the ceiling; increases above the 
ceiling need voter approval.

Multiple Tax Levies and Classifications

Municipalities may impose multiple tax levies and in limited cases vary rates by 
property classification.



Inflation Factors and 
Adjustments for New 
Construction

Tax Rate Limitations

Political subdivisions cannot impose taxes exceeding their current rate 
ceiling to ensure stable taxation.

Inflation Revenue Increase

Political subdivisions adjust revenues based on the inflation rate set by 
State Tax Commission or 5%, whichever is less.  (2.9% in 2025)

Revenue from New Construction

Assessed valuation from new construction are not included in 
calculations during the first year after construction; however, its revenue 
is included in property tax rate.  

Tax Rate Rollback

If assessed valuation exceeds the inflation rate determined by the State 
Tax Commission, Governing bodies are required “roll back” tax rates to 
maintain similar property tax revenue from year-to-year.



Tax Rate Calculation 
Forms and Setting 
Rates



Summary – Prior Year Tax Rate Ceiling
Enter the previous year’s tax rate ceiling, which will be used to calculate current 
year’s ceiling.

Form A – Assessed Valuation
Use numbers provided by County Clerk for real estate, personal property, new 
construction (if applicable) and prior year assessed valuation numbers.  Enter exactly 
as provided by County Clerk.

Form B – Additional Voter Approved Rates
Provide election information (e.g. date of election, results, rate increase and 
expiration date (if applicable).  Also include ballot language from election.

Form C – Debt Service Requirements
1. Debt service requirements for following year, including principal, interest and 

paying agent fees.
2. 2-10% (of anticipated debt service payments) delinquency and collector fee 

costs.
3. Reserve for anticipated future debt service payments and fees.
4. Anticipated December 31st fund balance (also used to fund anticipated debt 

service payments during year)

Tax Rate Calculation 
Forms

(Data Entry Page)



Users will have very little information to enter on this page, which is 
primarily limited circumstances.

G1 – Required Sales Tax Deduction Taken from Tax Ceiling
Only necessary if city levied a sales tax with promise to roll back property 
tax rate ceiling.  Enter amount required to comply with rollback.

G2 – 20% Reduction for NOT Submitting Non-Binding Levy
Penalty for failing to submit non-binding levy by April 8th.  Only applies to 
First Class Charter Counties (Jackson, Jefferson, St. Charles, St. Louis) 
and City of St. Louis.

H – Voluntary Reduction by Political Subdivision
Voluntary reduction to tax ceiling.

I – Allowable Recoupment Rate
Recoupment of previously lost revenue due to by decision of State Tax 
Commission or court decision.  Recoupment must be approved by State 
Auditor’s Office.

Tax Rate Calculation 
Forms

(Summary Page)



Tax Rate Calculation 
Forms

(Form A)
Users will not enter information on this page, as it is a rollup of Data Entry 
Page and Summary Page and where tax rate is calculated.

Ensure valuation and new construction numbers correspond with those 
provided by County Clerk.



Tax Rate Calculation 
Forms

(Form B)
Users will not enter information on this page, as it is a rollup of Voter 
Approved Rates from the Data Entry Page.

Ensure numbers and information provided on Data Entry Page are 
correct.



Tax Rate Calculation 
Forms

(Form C)
Users will have very little information to enter on this page.  This is a 
rollup of all debt service information entered on Data Entry Page.

9 – Voluntary Reduction by Political Subdivision

Enter information here if city wishes to voluntarily reduce debt service 
levy.



Tax Rate Calculation 
Forms

(Informational Data)
Users will not enter any data on this page, as it is a high-level view of all 
pages.



State Auditor Website, 
Review and Verification 
with Missouri Statutes



State Auditor Website
(Data Entry Page)

Form A – Assessed Valuation

Use numbers provided by County Clerk for real estate, personal property 
and new construction (if applicable).  Enter exactly as provided by County 
Clerk.



State Auditor Pro 
Forma Review

City certifies Line F for the current tax year rates

Sends certified rates and ordinance to County Clerk by October 1

State Auditor will review information provided by City

Will email any questions (e.g. missing information, valuation is large 
percentage higher/lower than previous year)

State Auditor does NOT review numbers entered into website agree 
with County records



Ordinance Setting Levy

After public hearing, Governing Body will adopt ordinance setting levy 
rates for following tax year.

Provide ordinance and certified rates to County Clerk by October 1



State Auditor 
Verification & Tax Bills 

Tax Rate Setting
Tax rates are annually set by local governments based on prior revenues, 
inflation, and assessed valuation adjustments.

Verification
The State Auditor’s Office verifies cities’ compliance with Missouri statutes and 
certifies rates to County Clerk.

Homeowner’s Tax Bill
Homeowner's tax is calculated using assessed values of real (property) and 
personal (vehicles) multiplied by local tax rates.

Appeal Process Overview
County boards of equalization handle valuation appeals; further appeals can be 
made to the State Tax Commission within 30 days of decision.

Payment and Deadlines
Tax bills are sent on November 1 after rates are certified by State Auditor’s 
Office; payments are due by December 31 before becoming delinquent.

Multi-Rate Levy



State Auditor 
Verification & Tax Bills 

Tax Rate Setting
Tax rates are annually set by local governments based on prior revenues, 
inflation, and assessed valuation adjustments.

Verification
The State Auditor’s Office verifies cities’ compliance with Missouri statutes and 
certifies rates to County Clerk.

Homeowner’s Tax Bill
Homeowner's tax is calculated using assessed values of real (property) and 
personal (vehicles) multiplied by local tax rates.

Appeal Process Overview
County boards of equalization handle valuation appeals; further appeals can be 
made to the State Tax Commission within 30 days of decision.

Payment and Deadlines
Tax bills are sent on November 1 after rates are certified by State Auditor’s 
Office; payments are due by December 31 before becoming delinquent.

Single-Rate Levy



Additional Tax Levy 
Information



Raising the Tax Rate After 
Voluntary Reduction
Voluntary Tax Rate Reduction

Cities can voluntarily lower their tax rate below the ceiling in a non-
reassessment year (even numbered year) to reduce tax burden during the 
following reassessment year (odd numbered year).  

Raising Tax Rate After Reduction

Raising the tax rate back to the ceiling after a voluntary reduction can be 
accomplished by holding a public hearing and adopting ordinance setting and 
certifying the tax rate.



Voter Approval for Tax Rate 
Increases
Requirement for Voter Approval

Tax rates above the ceiling require voter approval up to the statutory limit before 
they can be increased.

Timing for Tax Rate Implementation

Tax increases for the current levy must be approved before the tax rate is set for 
that year.

Political Subdivision Tax Rate Fixing

Each subdivision fixes tax rates annually, with late voter approvals excluded from 
the current year's levy except specific cases.



Special Levies and Multi-Rate Tax 
Levies
Variety of Special Levies

Municipalities impose special levies for parks, libraries, hospitals, public health, 
and museums beyond the general levy.

Single vs Multi-Rate Levies

Most municipalities apply a single tax levy rate; only limited cases allow different 
rates by property classification.

Authorized Multi-Rate Classifications

Certain areas like St. Louis County and Gladstone can set different rates for real, 
agricultural, commercial, and personal property.



Conclusion
Legal Framework 
Understanding
Comprehending Missouri 
statutes are essential when 
setting property tax levies.

Adhering to Timelines

Following deadlines is crucial 
to properly implement 
property tax levies and avoid 
penalties.

Public Engagement

Involving the community helps 
balance taxpayer protection 
with revenue requirements 
for fair taxation.

Rate Calculation 
Balance
The Hancock Amendment 
requires careful calculation of 
property tax rates while 
meeting revenue needs 
without overburdening 
taxpayers.
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