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ASSESSOR
• Locates the property to be taxed:  estimates its market value (how much the property would sell for 

in today’s market); and assigns it a class according to it’s use.
• Multiplies the estimated market value of each piece of property by the tax capacity percentage set by 

law for its class.  The result is the tax capacity.
• Sends out valuation notices in the spring.
• Adds together the tax capacities for all the property in the taxing district and give the total to: County 

Auditor

PROPERTY OWNERS WHO DISAGREE WITH THE 
ASSESSOR’S VALUE MAY APPEAL TO: BOARDS OF 
APPEAL

BOARDS OF REVIEW
TOWN OR CITY BOARD OF REVIEW

• Town board or city council
• Meets between April 1 and May 31

COUNTY BOARD OF EQUALIZATION
• County Commissioners
• Meets last two weeks of June 

STATE BOARD OF EQUALIZATION
• Commissioner of Revenue
• Meets between April 15 and June 

30

THE REVIEW BOARD MAY CHANGE THE 
ESTIMATED MARKET VALUE OR 
CLASSIFICATION

MINNESOTA TAX COURT
• Small claims or regular  division

TAXING DISTRICTS
(your school district, town or city, county, 
etc.)

• Determine the services (such as street 
maintenance, fire, and police protection) 
to be provided in the coming year.

• Estimate the costs of those services and 
determine what portion will come from 
property taxes.

• Prepare proposed budget/levy amounts.

• Sends proposed levy amounts to: County 
Auditor

• Holds Truth-in-Taxation hearings on 
budget.

• Sends final levy amounts to: County 
Auditor

COUNTY AUDITOR

• Determines the tax capacity rates by 
dividing the proposed levy by the 
proposed total amount of tax capacity 
in the taxing district.

• Applies Special Assessments.

• Calculates the amount of each property 
owner’s proposed tax.

• Prepares Truth-in-Taxation notice.

• Mails notice to each taxpayer.

• Recalculates the amount of each 
property owner’s tax based upon the 
final levy amounts.

Prepares a listing of the tax on all property 
owners in the county and gives list to: 
County Treasurer

COUNTY TREASURER
• Makes out the property tax statements from the County tax rolls.
• Mails out the tax statements.
• Collects payments in two installments (May 15 and October 15) for 

residential and agricultural (May 15 and November 15).
• Distributes tax receipts to taxing districts.

“WHO DOES WHAT” IN THE PROPERTY TAX SYSTEM



DO YOU THINK YOUR PROPERTY IS OVER ASSESSED?
The diagram below shows the steps in contesting your property valuation:

VISIT YOUR LOCAL ASSESSOR’S OFFICE

• Check the facts
• Compare the value with properties of similar characteristics

• Seek an adjustment

1 –STEP APPEAL 3-STEP APPEAL

Appeal to City or Town Board of Review
• Meets in April or May
• Appeal can be made in person or by letter
 

Appeal to County Board of Equalization
• Meets within the last two weeks of June
• Appeal can be made in person or by letter
• Call County Assessor for appointment

Appeal to Minnesota Tax Court
• Appeal must be made by April 30 of following year

REGULAR DIVISION
• Attorney recommended
• Decision appealable to 

Supreme Court
• Can be used for any property

SMALL CLAIMS DIVISION
• Attorney not necessary
• Decisions final
• Use for your home or any property assessed under 

$300,000



LOCAL BOARD OF APPEAL AND EQUALIZATION RULES 
AND DUTIES
• Can reduce the value of a property.
• Can increase the value of a property.
• Can add omitted properties back on the assessment roll.
• Can add improvements to the assessment roll.
• Can change the classification of a property.
• Cannot consider prior year assessments.
• Cannot order percentage increases or decreases for an entire class of 

property.
• Cannot reduce the aggregate assessment of the taxing jurisdiction by more 

than 1 percent.
• Cannot exempt property.
• Cannot grant special program status.
• Cannot make changes benefiting a property owner who refuses the Assessor 

entry.
• A board member cannot make changes to a property in which he/she has a 

conflict of interest or financial interest.
• Appeals must be based on facts.  The property owner must present 

supporting evidence to convince the board that the current year valuation 
or classification is incorrect.  The supporting evidence can be presented 
either in person, through a letter, or through an authorized representative.

MINNESOTA DEPARTMENT OF REVENUE RULES ON 
EQUALIZATION
• Median sales ratios are used for equalization, when a valid sample is 

available.
• 6 sales in any taxing district in any property class constitutes a valid 

sample.
• Jurisdictions without valid samples are subject to review based on 5-year 

trends.
• Adjusted ratios under 90 percent could result in a state ordered increase.
• Adjusted ratios over 105 percent could result in a state ordered decrease.
• Farmland values may be changed if border values are not within 10 percent 

of adjoining counties.
• State board orders are not subject to appeal.



RURAL RESIDENTIAL MARKET 
DATA
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RURAL RESIDENTIAL
NUMBER OF SALES BY YEAR

Northern Twp. Avg. SP = $357,000  (22)
Southern Twp. Avg. SP = $317,000  (24)

*A 12.6% difference between the North and South sides of the County



RURAL RESIDENTIAL MARKET 
DATA CONTINUED

*Department of Revenue requires the median 
ratio to fall between 90%-105%
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RURAL RESIDENTIAL
SALES RATIO BY YEAR



AGRICULTURAL LAND SALES

Bolded = Multi Parcel Sales with Average CPI
Highlighted = Ag land with Residential Structures
Annual Time Trend Applied 5.8979% to January 2025



AVG CPI BY TOWNSHIP

MOWER COUNTY 
TOTAL TILL AC. IN TWPS: 373,929
COUNTYWIDE AVG CPI 87

TOWNSHIP: AVG CPI

ADAMS 86

AUSTIN 77

BENNINGTON 91

CLAYTON 91

DEXTER 91

FRANKFORD 87

GRAND MEADOW 90

LANSING 81

LEROY 81

LODI 89

LYLE 77

MARSHALL 90

NEVADA 80

PLEASANT VALLEY 91

RACINE 87

RED ROCK 83

SARGEANT 89

UDOLPHO 79

WALTHAM 88

WINDOM 81



AGRICULTURAL LAND VALUES 2025 (100% CER/CPI--REGION 1)

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

DODGE $9,800 $9,000 $8,500 $8,500 $9,500 $9,500 $9,500 $9,800 $14,000 $14,600 $15,000

FILLMORE $7,400 $6,500 $7,400 $7,100 $7,400 $7,000 $7,050 $8,000 $11,000 $11,500 $11,900

FREEBORN $9,000 $8,500 $7,900 $7,500 $7,700 $7,300 $7,500 $9,000 $11,250 $12,000 $12,000

GOODHUE $8,300 $8,100 $8,100 $8,600 $8,700 $8,300 $8,300 $9,000 $10,800 $12,300 $12,600

HOUSTON $7,400 $6,900 $6,900 $6,900 $7,100 $7,500 $7,500 $8,625 $9,700 $10,000 $10,200

MOWER $10,100 $9,900 $9,000 $9,000 $9,000 $9,400 $9,400 $10,300 $13,800 $13,800 $14,000

OLMSTED $8,600 $8,600 $8,140 $8,140 $8,140 $8,140 $8,140 $9,950 $12,600 $13,200 $14,800

RICE $6,600 $6,000 $6,600 $6,600 $7,200 $6,800 $6,800 $8,500 $12,000 $12,250 $13,200

STEELE $9,200 $9,000 $9,000 $8,300 $8,100 $8,100 $8,400 $9,300 $13,800 $15,000 $15,000

WABASHA $7,400 $7,400 $7,400 $7,400 $7,600 $7,600 $7,220 $8,300 $10,400 $10,500 $12,500

WASECA $9,300 $9,300 $9,000 $9,107 $9,107 $8,652 $8,700 $9,100 $12,200 $13,100 $13,000

WINONA $8,400 $7,700 $7,700 $7,600 $8,200 $8,200 $7,800 $8,600 $9,500 $10,200 $10,300

REGION 1 AGRICULTURAL LAND VALUES



AGRICULTURAL SALES DATA

**DEPARTMENT OF REVENUE REQUIRES THE MEDIAN RATIO TO BE 
BETWEEN 90-105%.  

2024 ASSESSMENT DATA
(sales occurring between 10/22 – 9/23)

NUMBER OF SALES: 40

AVERAGE SALE PRICE/DEEDED AC: $10,400

MEDIAN SALE PRICE/DEEDED AC: $10,900

HIGHEST SALE PRICE/DEEDED AC: $13,600

LOWEST SALE PRICE/DEEDED AC: $2,200  *conservation easement sale (CREP)

MEDIAN SALES RATIO: 95%

2025 ASSESSMENT DATA
(sales occurring between 10/23 – 9/24)

NUMBER OF SALES: 53

AVERAGE SALE PRICE/DEEDED AC: $11,300

MEDIAN SALE PRICE/DEEDED AC: $11,900

HIGHEST SALE PRICE/DEEDED AC: $14,800

LOWEST SALE PRICE/DEEDED AC: $1,000  *conservation easement sale (CREP)

MEDIAN SALES RATIO: 94%

2024 ASSESSMENT/2025 TAXES PAYABLE
AG TIER LIMIT $3,500,000

2025 ASSESSMENT/2026 TAXES PAYABLE
AG TIER LIMIT $3,800,000



AGRICULTURAL SALES DATA 
CONTINUED 

2026 ASSESSMENT DATA
(sales occurring between 10/24 – 3/1/2025)

NUMBER OF SALES: 16

AVERAGE SALE PRICE/DEEDED AC: $11,700

MEDIAN SALE PRICE/DEEDED AC: $11,900

HIGHEST SALE PRICE/DEEDED AC: $13,600

LOWEST SALE PRICE/DEEDED AC: $9,300

MEDIAN SALES RATIO: 93%

**Sales study goes until Sept. 30, so this is only a preliminary ratio as of 
March 1, 2025. 



AGRICULTURAL SALES DATA   
CONTINUED 

100 CPI $14,000

AVG CPI (87) $10,900   BASE

PASTURE/MEADOW $3,500

WOODS $3,500

WASTE $1,500

RIM/CREP $2,000

RR $1,500

WIND TURBINE-PER TOWER SITE $30,000

CELL TOWER SITE $30,000

2025 LAND SCHEDULE:

$6,500 
$6,800 $7,000 

$9,300 

$10,400 

$11,300 

2019 2020 2021 2022 2023 2024

AVG. SALE PRICE/DEEDED ACRE



MARKET VALUATION CHANGE 
BY JURISICATION



5 YEAR TOWNSHIP QUINTILE 
PLAN-BY ASSESSMENT YEAR

5 YEAR QUINTILE PLAN

TOWNSHIPS ASSESSMENT YEAR APPRAISER

ADAMS 2030 JACK
AUSTIN 2027 JACK
BENNINGTON 2027 JACK
CLAYTON 2030 JACK
DEXTER 2029 RENEE
FRANKFORD 2030 RENEE
GRAND MEADOW 2030 RENEE
LANSING 2027 RENEE
LEROY * 2026 JACK
LODI * 2026 JACK

LYLE 2029 JACK
MARSHALL 2030 JACK
NEVADA 2029 JACK
PLEASANT VALLEY 2028 RENEE
RACINE 2028 RENEE
RED ROCK * 2026 RENEE
SARGEANT 2029 RENEE
UDOLPHO * 2026 RENEE
WALTHAM 2030 RENEE
WINDOM 2028 JACK

* WILL BE REVIEWED THIS SUMMER 



TAXPAYER RESPONSE RATES
FOR QUINTILED TOWNSHIPS 
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Sample Postcard for 
Quintiles
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