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The appeals and equalization course details the
responsibilities, procedures and requirements of the
Local Board of Appeal and Equalization. The legislation
also requires the Commissioner of Revenue to develop a
handbook to be reviewed during this course. This
handbook includes:
 The role of the local board in the
assessment process;
 Legal and policy reasons for fair and impartial
appeal and equalization hearings;
 Meeting procedures that foster fair and
impartial assessment reviews and best
practices recommendations;
 Quorum requirements for local boards; and
 Explanations of alternate methods of appeal.

Failure to comply
Any city or town that fails to meet the compliance
requirements by December 1of each year is deemed to
transfer its powers to the County Board of Appeal and
Equalization for the following assessment year.

Compliance requirements
All cities and towns must certify to the county assessor
by December 1of each year that:
 At least one voting member at each local board
meeting has attended the appeals and equalization
course within the last four years; and
 A quorum was present at each local board meeting
in the prior year.

A local board whose powers are transferred to the county
for failing to meet these requirements may be reinstated
by resolution of the governing body of the city or town
and upon proof that one of the members of its Local
Board of Appeal and Equalization has attended the
appeals and equalization course. The resolution and proof
must be provided to the county assessor by December 1
to be effective for the following assessment year.

The Notice of Valuation and Classification must notify
property owners when the Board of Appeal and
Equalization for a city or town has been transferred to
the county for failure to comply with these requirements.
Instead of a Local Board of Appeal and Equalization
meeting, property owners must be provided with a
procedure for reviewing their assessments, such as open
book meetings, prior to the meeting of the County Board
of Appeal and Equalization. This alternate review
process will take place in April and May.

Note: The citation for the appeals and equalization
course and meeting requirements for local boards is
Minnesota Statutes, Section 274.014.

1 Role of the local board in the assessment process
The Local Board of Appeal and Equalization has the
authority to change the valuation or classification of a
property for the current assessment year. Taxes or
prior year assessments are not within the jurisdiction
of the local board.
Any decisions made by the local board must be
supported by facts and by Minnesota law. The board
must make informed decisions and ensure all
taxpayers are treated fairly and uniformly.

In order to make an informed decision on the valuation
or classification of a property, it is important to
understand the concepts of valuation and classification.
These two concepts are equally important in the
assessment process. They are both determined on the
assessment date, January 2, each year.
We will look at the definition of market value and
explain how classifications are determined.
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The role of the assessor

The assessor has an important role in the property tax
process in that it is very important to make sure all property
is valued at its market value and classified according to its
use so the property tax levy is divided correctly among all
taxable properties. The assessor does not determine your
property taxes. Likewise, assessors do not raise revenue by
increasing market values. This fact sheet discusses
estimated market value and classification. The assessor
determines these factors each year, and they are shown
annually on your Notice of Valuation and Classification.
This fact sheet also explains what you can do if you and the
assessor disagree about the value or classification of your
property.

How is my property value estimated?
Using a mass appraisal system and historical sales data, the
assessor’s job is to estimate the market value of all
properties on the assessment date of January 2 each year.
The assessor will consider the location of your property, the
amount of land you own, any improvements to the land,
physical characteristics of the improvements (including
square footage, decks, porches, etc.), and the quality of
construction. The assessor will then compare your property
to similar properties in your area that have recently sold in
order to estimate what your property would sell for in an
open-market arm’s length transaction. This value is called
the estimated market value.

Classification and class rates
All property is classified by the assessor according to
its use. Each class of property (home, apartment, cabin,
farm, commercial) has its own classification rate. This class
rate is determined by the state legislature. Like market
value, the class rate of your property plays a role in how
much property tax you pay.

Notice of valuation and classification

Each spring, the assessor will mail you a Notice of
Valuation and Classification informing you of the market
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value and classification of your property. If you believe the
classification or the estimated market value of your property
is incorrect, you have several appeal options.

What if I disagree with how my property
was assessed?
If you have a disagreement over valuation or classification
of your property, the first step is to contact your assessor.
Most issues can be resolved at this level.
 Verify information about your property, such as its
dimensions, age, and condition of its structures.
 Review records to determine the market values of
similar properties in your neighborhood.
 Review sales data to find out what similar
properties in your area are selling for.
 Ask the assessor to explain the criteria used for
classifying your property. You may also review the
classifications of other properties used in the same
manner as yours.
If your property has not be inspected recently, both interior
and exterior, ask the assessor to come out to review your
property. If your concern is not resolved after conferring
with the assessor, you may attend the annual Local Board of
Appeal and Equalization or Open Book meeting identified
on your valuation notice.

Appealing your assessment

There are formal methods of appeal available. Keep in mind
that, by law, the Local Board of Appeal and Equalization
cannot make a change favoring a taxpayer if the assessor is
not allowed to inspect the property.
You have the right to appeal your market value estimate
and/or property classification if you feel your property is:
 Classified improperly.
 Valued at an amount higher or lower than you
could sell your property for.
 Valued at a level different from similar property in
your area.
This fact sheet is intended to help you become more familiar with Minnesota
tax laws and your rights and responsibilities under the laws. Nothing in this fact
sheet supersedes, alters, or otherwise changes any provisions of the tax law,
administrative rules, court decisions, or other revenue notices.
Alternative formats available upon request.
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Remember, your assessor is not responsible for the dollar
amount of taxes that you pay. Tax rates are determined by
your local taxing authorities (the city, the county, school,
districts, etc.). If you think your taxes are too high, you
should make your opinion known to your taxing authorities
during the budget meetings in November and December.

Local Board of Appeal and Equalization

If you choose to appeal to your boards of appeal and
equalization, first must first meet with your Local (city or
town) Board of Appeal and Equalization. These are often
the same people as your city council or town board. The
board meets on a specified day in April or May. The exact
date is listed on your Notice of Valuation and Classification.
We strongly recommend that you contact your city or town
clerk to schedule your appearance. Some jurisdictions hold
an open book meeting instead of a Local Board of Appeal
and Equalization. Please check your Notice of Valuation
and Classification for date, time, and place.
You may make your appeal in person, by letter, or have
someone else appear for you. The assessor will be present
to answer questions. You must present your case to the city
or town board before going to the County Board
of Appeal and Equalization.
Cities and towns have the option of transferring their board
powers to the County Board of Appeal and Equalization. If
your municipality has elected to do this, your Notice of
Valuation and Classification will direct you where to begin
your appeal.

County Board of Appeal and Equalization

If you are not satisfied after your Local Board of Appeal
and Equalization or open book meeting, or if your city or
town has transferred its powers to the county, you may
appeal to the County Board of Appeal and Equalization.

Minnesota Tax Court

You have until April 30 of the year the tax becomes payable
to appeal your assessment to the Minnesota Tax Court. In
other words, you must appeal your 2009 valuation and
classification on or before April 30, 2010.
The Tax Court has two divisions: The Small Claims
Division and the Regular Division.
The Small Claims Division only hears appeals involving
one of the following situations:
 The assessor’s estimated market value of your
property is less than $300,000.
 Your entire parcel is classified as a residential
homestead (1a or 1b) and the parcel contains no
more than one dwelling unit.
 Your entire property is classified as an agricultural
homestead.
 You’re appealing the denial of a current year
application for homestead classification of your
property.
The proceedings of the Small Claims Division are
less formal and many people represent themselves.
Decisions made by the small claims division are final and
cannot be appealed further.
The Regular Division will hear all appeals – including those
within the jurisdiction of the small claims division.
Decisions made here can be appealed to a higher court.
Most people who appeal to the regular division hire an
attorney because the hearing is conducted according to the
Minnesota Rules of Civil Procedure.
You may obtain complete information on Tax Court
appeals by writing or calling the court administrator in your
county or by contacting:

This board meets in June. The exact date is listed on
your Notice of Valuation and Classification. The members
are usually the county board of commissioners or their
appointees. We strongly recommend that you contact your
county auditor or assessor to schedule your appearance
before the board. Many counties request that taxpayers
make appointments to appear.

Minnesota Tax Court
Minnesota Judicial Center
Suite 245
25 Reverend Dr. Martin Luther King, Jr. Boulevard
St. Paul, MN 55115
(651) 296-2806
www.taxcourt.state.mn.us

You may make your appeal in person, by letter, or have
someone else appear for you. The assessor will be present to
answer questions. If you are not satisfied with the decision
of the County Board of Appeal and Equalization, you may
appeal to the Minnesota Tax Court.

Conclusion

In conclusion, it is essential that taxpayers understand that
assessors use historical sales data to estimate a property’s
market value. This estimate may be appealed informally by
speaking with the assessor or formally by appearing at the
Local or County Boards of Appeal and Equalization.
For additional information, please refer to Fact Sheet 12a
Understanding Property Taxes and Fact Sheet 12b How the
Assessor Estimates Your Market Value

Introduction
Purpose of the local board
The purpose of the Local Board of Appeal and
Equalization is to provide a fair and objective forum
for property owners to appeal their valuation or
classification. The local board often serves as the
first formal step in the appeals process for taxpayers.
One of the most important duties placed by law upon the
governing body of a township or city is to serve as the
Local Board of Appeal and Equalization. Effective
actions taken by the local board may potentially make a
direct contribution to attaining assessment equality.

The goal of the Local Board of Appeal and Equalization
should be to attempt to address property owners’ issues
efficiently, fairly and objectively.
Always keep in mind that any changes made by
the board must be substantiated by facts. Any
value reductions must be justified because they
have the effect of shifting the tax burden to other
property in the jurisdiction. Further, any changes
made by the local board must meet statutory
guidelines.

Training for Local Boards of Appeal and Equalization
Legislation enacted in the 2003 session requires that
there be at least one member at each meeting of a Local
Board of Appeal and Equalization (beginning with the
2006 local boards) who has attended an appeals and
equalization course developed or approved by the
Commissioner of Revenue within the last four years.
Many long-standing local board members are in their
second four-year certification cycle. They may have
also attended additional appeals and equalization courses
as a refresher. This handbook and the accompanying
presentation have been updated to provide additional
useful information to help the local board members
better understand the overall assessment process and
their role within it.
The impetus for the legislation
The 2003 legislation was enacted as a response to
complaints that were directed to the Governor,
Legislature and Department of Revenue. The legislature
determined that training was needed to address the
procedural shortfalls of some local boards. This training
will provide information and education for local board
members that will make the process more efficient and
result in a better overall experience for both property
owners and local board members.

Does “training” sound familiar?
Training for Local Boards of Appeal and
Equalization is not a new concept. From 1947 to
1979, Local Boards of Appeal and Equalization
(then referred to as local boards of review) were
required by law to attend an instructional meeting at
the county. In 1979, Minnesota Statutes,
Section 273.03, subdivision 1 read as follows:
“The assessors and at least one member of each
local board of review shall meet at the office of
the county auditor on a day to be fixed by the
commissioner of taxation for the purpose of
receiving instructions as to their duties under
the laws of the state.”
While training or instructional meetings may not be
a “new” idea, the 2003 legislature determined that
training for Local Boards of Appeal and
Equalization was necessary to explain and clarify the
role and duties of the local board to help ensure that
property owners receive a fair and impartial review
of their valuation and classification.
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