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Responsibilities of the County Board of Appeal and Equalization 

 

The responsibility and procedure for the County Board of Appeal and Equalization are contained in 

Minnesota Statutes 274.13 and 274.14. 

1.  The County Board of Appeal and Equalization shall consist of the County Commissioners or a 

majority of them, with the County Auditor, or if the Auditor cannot be present, the Deputy 

County Auditor or if there is not a Deputy, the Court Administrator of the District Court.  Their 

purpose shall be to form a Board of Appeal and Equalization for the assessment of the property 

in the County.   

2. Each time the County Board of Appeal and Equalization convenes, each board member present 

will need to sign the document entitled Minnesota Revenue Certification Form 2022.  The 

purpose of this form is to document that a trained board member is present and that a quorum 

has been established. 

 

 Any county that fails to meet the compliance of having a certified member by February 1st: 

 Is deemed to have transferred its powers to the Special Board of Equalization for the 

following assessment year. 

 The county board must appoint a special board before the following year’s assessment.  

The Special Board of Equalization serves at the direction and discretion of the 

appointing County Board, and is subject to the restrictions imposed by law on the 

appointing board.  The appointing board may determine the number of members to be 

appointed to the special board, the compensation and expense to be paid, and the term 

of the office of each member.  At least one member of the special board must be an 

appraiser, real estate agent, or other person familiar with property valuations in the 

county.  For a Special Board, the County Auditor is a nonvoting member and serves as 

the recorder. 

 A county board whose powers are transferred to the special board for failing to meet 

these requirements may be reinstated by resolution of the County Board and upon 

proof that at least one of the County Board’s members has attended the appeals and 

equalization course.  The resolution and proof must be provided to the commissioner of 

revenue by December 1st to be effective for the following assessment year. 

 

County and Special Boards of Appeal and Equalization are both held to the same training and quorum 

requirement as are outlined in Minnesota Statute, section 274.135.  For both County and Special Boards 

of Appeal and Equalization, at least one member of the board must have completed Department of 

Revenue training and received certification, and a quorum of members must be present at each 

meeting. 
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If a board attempts to convene but cannot because it does not have a quorum or trained member 

present, the taxpayers will be allowed to appeal to the Commissioner of Revenue so they are not 

disenfranchised.  Pursuant to law, a fee of $500 per tax parcel will be assessed to the county for these 

appeals. 

An important duty placed by law upon the County Board is to serve as the County Board of Appeal and 

Equalization.   Effective actions taken by the County Board may potentially make a direct contribution to 

attaining assessment equality. 

One of the main objectives in property tax administration is an equalized assessment (sales ratio’s 

between 90-105%).  It is important that maximum equalization be attained both among individual 

properties as well as between taxing districts. The purpose of the County Board of Appeal and 

Equalization is to provide a fair and objective forum for property owners to appeal their valuation or 

classification.  The goal of the County Board of Appeal and Equalization should be to attempt to address 

property owner’s 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.  It is assumed that the assessor properly valued and classified all the property in the 

jurisdiction.  The burden of proof rests with the property owner, who must present factual evidence to 

disprove the assessor’s value or classification. 

3. Board meetings dates/times.  Minnesota Statute, section 274.14 states: 

 The board must meet after the second Friday in June on at least one meeting day and 

may meet for up to ten consecutive meeting days 

 The actual meeting dates must be contained on the valuation notices mailed to each 

property owner in the county as provided in section 273.121.  For this purpose, 

“meeting days” is defined as any day of the week excluding Sunday.  At the board’s 

discretion, “meeting days” may include Saturday. 

 For County Board of Appeal and Equalization meetings convened in 2022, the board 

must hold at least one meeting that does not recess or adjourn prior to 7:00 p.m. 

 If the board does not offer a meeting until 7:00 p.m., the board must meet on a 

Saturday. 

 For County Boards that require appointments, appointments must be allowed as late as 

7:00 p.m. or on a Saturday. 

In no case can the County Board of Appeal and Equalization exceed the maximum length of session of 10 

consecutive meeting days.  If the County Board of Appeal and Equalization completes its work in less 

than 10 days, it may adjourn at that time. 

No Action taken by the County Board of Appeal and Equalization after June 30 is valid, except for 

corrections that are clerical in nature or changes that extend homestead treatment until the tax 

extension date for that assessment year.  Any such changes made by the assessor after adjournment 
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must be fully documented and maintained in a file in the assessor’s office and shall be available for 

review.  

4.  It is a requirement that a property owner has made an official appearance at the Local Board of 

Appeal and Equalization prior to an appearance at the County Board of Appeal and Equalization.  

This could have been done in person, by agent, or by letter. 

5.  If the jurisdiction elected to have an alternative Board of Appeal and Equalization, the County 

Board of Appeal and Equalization meeting can be attended without the property owner 

attending the alternative review meeting provided by the assessor.  These property owners 

were notified of the “open book” information meeting however, it is not a prerequisite to 

attending the County Board of Appeal and Equalization.     

6. For the 2022 assessment all Redwood County property owners were afforded the opportunity to 

attend a Local Board of Appeal and Equalization or Open Book Meetings to discuss their values 

and classification. 

7. For equalization activities the Board must not reduce the aggregate value of all property in 

Redwood County by more than one percent of the total valuation.  If the total amount of 

adjustments made by the County Board does lower the aggregate assessment by more than 1 

percent, none of the adjustments will be allowed.  There are no restrictions to the amount of 

the total aggregate increases.   

8. Members of the County Board can’t participate in discussions or actions involving appeals of 

their own property, property of relative, or property in which they have a financial interest.  

county board members shall not participate in any actions of the board which result in market 

value adjustments or classification changes to property owned by the board member, the 

spouse, parent, stepparent, child, stepchild, grandparent, grandchild, brother, sister, uncle, 

aunt, nephew, or niece of a board member, or property in which a board member has a financial 

interest.  The relationship may be by blood or marriage.  The appeal should be handled solely by 

the remaining members of the board who have no such interest in the property. 

9. The format for the County Board of Appeal and Equalization is at the discretion of the Board.  

Before the Board convenes the Board must take the oath of office.  This is typically given by the 

Judge.  If a property owner appears and is requesting a change in valuation and the assessment 

staff have not been given an opportunity to review the property, the first meeting should be 

recessed until a later date in order for the assessor’s staff to make appointments to view 

properties and make recommendations to the Board when it reconvenes the meeting.  All work 

of the Board has to be done by June 30, 2022.      

All information that is provided to the board is taken under advisement and in some cases 

additional information is obtained and provided to the board.  There will be a recommendation 

made from the Assessor’s Office on each appealing property; the Board may follow all, some or 

none of the Assessor’s recommendations. 

10.  The County Auditor shall keep a record of the proceedings and the orders of the Board.   The 

County Assessor completes a certification form and must submit it along with a copy of the 

minutes within five working days to the Department of Revenue as required by section 274.16.   
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The 2022 Redwood County Assessment 

 

Market Value as the Basis for the Assessment 

 

The 2022 assessment, like each of the annual assessments, affect all property owners in Redwood 

County.  State law requires the assessor value all the property at market value each year as of January 

2nd.    This has been done and the property owners have been notified of their 2022 value and 

classification on the prescribed by statute format of the Local Board of Appeal and Equalization Form.   

 

Minnesota Statute 273.121 reads, “All real property shall be valued at its market value.  In estimating 

and determining such value, the assessor shall not adopt a lower or different standard of value because 

the same is to serve as a basis for taxation, nor shall they adopt as criterion of value the price for which 

property would sell at auction or forced sale, or in the aggregate with all the property in the town or 

district but they shall value each article or description of property to be fairly worth in money” 

 

The statute says all property shall be valued at market value, not may be valued at market value.  This 

means that no factors other than market value issues shall affect the assessor’s value and subsequent 

action by the Board of Appeal and Equalization.   

 

Market value is, “The most probable price in terms of money which a property will bring if exposed for 

sale on the open market by a seller who is willing but not obligated to sell, allowing a reasonable time to 

find a purchaser who is willing but not obligated to buy, both with knowledge of all the uses to which it 

is adapted and for which the property is capable of being used”.  

 

The real estate tax is ad valorem (by value), and based on the value of property and not the owner’s 

ability to pay.  The assessment is updated in a uniform objective manner each year.  The assessor 

analyzed the previous twelve month’s real estate sales to modify the mass appraisal system to the 

current market as well as to improve equalization among properties.  For the January 2, 2022 value, 

sales from October 1, 2020 to September 30, 2021 were analyzed both for market trends as well as the 

assessment to sale ratio (assessor’s value divided by sale price). 
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Reasons Why Valuations Change 

There are two reasons that valuations change.  The most common is inflation or deflation of prices in 

the real estate market.   

 

The second reason for a valuation change is, even in a stable market, if a property value based on 

analysis of sales, is thought to be under assessed, either in relation to other properties or to a range of 

acceptable guidelines, the valuation may increase.  Different types of real estate change at different 

rates and the economic principle of change say that values are constantly changing.  In order to treat all 

types of property fairly the Commissioner of Revenue requires all property types to be assessed 

between 90 and 105 percent of selling prices.  Any assessment, be aggregate property type, that is 

outside of these parameters could receive a State Board of Equalization change. 

 

Methodology in Estimating Value 

 

The purpose of the assessment process is to make an accurate estimate of the market value of each 

parcel of property every year.  This requires current information about the properties being assessed 

and the local real estate market.  The Redwood County Assessor’s Office maintains a record of every 

property in the county, including its size, location, physical characteristics and condition.  This record is 

updated whenever new information becomes available.  The information may be as a result of a door-

to-door revaluation, improvements being made to the property or when the property owner requests a 

physical review.   

 

The Assessor’s office examines all sales that are recorded in the County Recorder’s Office in order to 

analyze as much information as possible about the local real estate market.  The document that is 

prepared at recording is the electronic Certificate of Real Estate Value (ECRV).  The assessor’s office 

receives a copy as well as the State of Minnesota, Department of Revenue.  When reviewing the 

Certificates of Real Estate Value any evidence suggesting a forced sale, foreclosure, sale to a relative or 

anything but an arms- length transaction results in the sales information being omitted from the study.  

This is important because the real estate sales information is the database for the statistical 

comparisons necessary to make the property assessment. 
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Measures of Assessment Level and Quality 

 

The accuracy of the Assessor’s Office work project is measured by the assessment to sale ratio (sales 

ratio), which is the assessor’s estimated market value divided by the actual selling price.  For example, a 

house having an estimated market value at $90,000 and an actual selling price of $100,000 equals a 

sales ratio of 90 percent.  The State studies sales of property by classification, by jurisdiction and 

requires the sales ratio to be between 90 to 105%.   

One of the main objectives in property tax administration is an equalized assessment.  It is important 

that maximum equalization be attained both among individual properties as well as between taxing 

districts because the assessment serves as a basis for: 

1.  Tax levies by overlapping governmental units (i.e. counties, school districts, and special 

taxing districts). 

2. Determination of net bonded indebtedness restricted by statute to a percentage of either 

the local assessed value or market value. 

3. Determination of authorized levies restricted by statutory tax rate limits.  

4. Apportionment of state aid to governmental units via the school aid formula and the local 

government aid formula. 

An equitable distribution of the tax burden is achieved only if it is built upon a uniform assessment.  The 

result of a non-uniform assessment is a shift in the tax burden to other property owners.    

 

For the 2022 State Board of Equalization, Redwood County was issued an order for the City of Vesta to  

raise the residential/non-commercial seasonal recreational residential values by 5% which we have done 

already.  We did receive a notification to monitor areas in other districts but nothing that deems major 

response at this time as we just don’t have the sales.  A copy of the 2022 State Board of Equalization 

orders is attached.   
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Below is the map of tillable values along with the neighboring counties. 

We went up 17% on tillable land this year. 

Redwood County – 2022 LBAE 

 

 

On the following pages a listing of all appeals that were made at Township and City meetings as well as 

any adjustments that were made.  
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For the 2022 assessment:   We assessed 34 of the 41 taxing districts located in Redwood 

County with remaining 7 districts done by 2 local assessors.  For the upcoming 2023 

assessment the County is now doing 36 districts, with only 4 townships left to make a 

decision on a new local assessor or have the County do it  

 

 

 

Board Decision required: 
 
None at the time of preparing this document. 

 



Tillable Acre ------ Sale Price / tillable Acrea

_________ Bare land under 35 acres deeded

_________ Bare land over 35 acres deeded 78.50 - $7,134

81.14 - $10,108 55.37 - $9.456

59.00 - $10,682

82.56 - $9,488

72.64 - $8,122

141.66 - $9,690 75.00 - $10,987 78.40 - $10,938

31.42 - $8,765

69.30 - $8,831

71.45 - 8,565

     39.50 - $9,620 46.25 - $10,270 33.04 - $11,879

     151.00 - $14,131 119.00 - $10,840 37.61 - $10,436

77.00 - $10,286

68.15 - $8,183

77.00 - $14,442 114.32 - $10,191      130.40 - $15,337

62.51 - $13,060

CITY LIMITS:

Sales 10/2021 thru 9/2022
Redwood County Tillable Ag Sales
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