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Explanations of alternative methods of appeal 
 

Open Book Meetings  
 

Role of the board in the assessment process  

Traditionally, open book meetings have been scheduled for jurisdictions in which the Local Board of Appeal and Equalization 
duties have been transferred to the county. 

 
During “open book” meetings, the valuation and classification 
issues are handled by the assessor’s staff on a one-on-one basis 
with the property owner. 
Typically, open book meetings are held by the county assessor’s 
staff. However, larger cities with an appointed city assessor may 
hold their own open book meetings. 

 
The open book meetings are held in locations that are 
convenient for property owners. Often open book meetings are 
held over several days during both day and evening hours. This 
allows property owners to appeal when it best suits their schedules instead of having to rearrange their schedules to attend 
a meeting held at one place and time. 

 
The open book meetings provide a forum for property owners to meet with assessment staff on an informal basis to review 
information about their property and to ask questions about the assessment. This setting allows the assessor’s office to 
resolve questions and reduce the number of appeals to the County Board of Appeal and Equalization (or the Special Board of 
Equalization). 

 
Property owners do not need to make an appointment to meet with the assessment staff. They can simply show up at 
the dates and times stated on the Notice of Valuation and Classification to discuss their assessment. 

 
Depending on the jurisdiction, the appraisers may have laptop computers to access information about the taxpayer’s 
property. Some counties may be able to link directly to their computer-assisted mass appraisal (CAMA) system which 
allows the appraiser to obtain data on sales of comparable properties. 

 
When reviewing the details of the property with the owner, the appraiser can verify the accuracy of the county’s data 
and correct any errors. The property owner can also schedule an appointment for the appraiser to view the property if 
needed. 
 
Benefits for the property owner 
Property owners often find that the open book meeting is less intimidating than presenting their appeal to the board of 
appeal and equalization. They often appreciate the fact that they can have their questions answered in a more private 
setting, and not have to be apprehensive about making a presentation in front of their friends and neighbors. In this 
one-on-one setting, property owners may spend as much time with the appraiser as they need. They can compare the 
value of their home with the values of similar homes owned by their neighbors. 
The process is very efficient because concerns and questions are often resolved immediately. Property owners can see that 
the appraiser collects the same information on all properties, reassuring them that the process is the same for everyone, and 
they have not been singled out for a value increase. 

Open book meetings 

An open book meeting is a meeting held by the 
county assessor’s office to discuss property 
owners’ questions regarding their assessments. 
The one-on- one meeting usually is held as an 
alternative to the Local Board of Appeal and 
Equalization. 
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Property owners who are not satisfied with the “open book” approach may appeal to the County Board of Appeal and 
Equalization (or Special Board of Equalization) and/or appeal to Tax Court. 

 
It is only a recommendation that the property owner attend the open book meeting to discuss concerns prior to the county 
or special board. If a jurisdiction does not have a Local Board of Appeal and Equalization, the property owner is not required 
to attend an open book meeting in order to appeal to the County Board of Appeal and Equalization (or Special Board of 
Equalization). 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  

Open book benefits for property owners 

“Open book” meetings provide many benefits: 
• No appointment needed. 
• Property owners can verify or correct information about their property. 
• Property owners can schedule a time for the assessor to view their property. 
• The setting is less intimidating than a board meeting. 
• The property owner does not need to “present” their appeal in front of friends and neighbors. 
• Property owners can compare their values to the values of other similar homes. 
• Questions and concerns are often resolved immediately. 
• The process is very efficient. 
• Property owners may appeal to the County Board of Appeal and Equalization (or the Special Board of 

Equalization) and/or  to Tax Court if not satisfied with the outcome. 
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Benefits for the local board 
The benefit for the local board is that an open book meeting saves time for board members. It eliminates the need for 
the board to become familiar with and educated on the local real estate market. Board members will be able to spend 
this time concentrating on their other duties as town board or city council members. In addition, board members can 
avoid confrontational situations with constituents and will no longer be put into difficult situations by having to make 
decisions about the property values or classifications of property owned by friends and neighbors. 

 
However, one possible disadvantage is that the assessor who made the original assessment may also be reviewing the 
property for the open book appeal. 
Objectivity (or the appearance of objectivity) may be lost. 

 
Benefits for the county 
While the number of appeals made at the open book meeting may not be less than the number of appeals to the local 
board, the benefit for the county is that the open book process allows for immediate consideration of issues, and in 
many cases, appeals are resolved before the County Board of Appeal and Equalization. The process is efficient for the 
county because it can often consolidate several jurisdictions into one meeting (or a series of meetings) instead of 
holding at least one meeting in each jurisdiction. 

 
Option 1: Transferring assessment and local board duties to the county 
The town board or city council may transfer the powers and duties of the Local Board of Appeal and Equalization to 
the county board (under Minnesota Statutes, Section 274.01, subdivision 3) and no longer perform the function of a 
Local Board of Appeal and Equalization. 

 
However, in order to exercise this option, the local jurisdiction also must have its assessment done by the county. This 
means that the local jurisdiction must give up its local assessor. Some jurisdictions do not see this as an option, because 
they have no intention of relinquishing this power to the county. For other town boards or city councils, this may be a 
good option. 

 
Before transferring the powers and duties to the county board, the town board or city council must give public notice 
of the meeting at which the proposal for transfer is to be considered (the public notice needs to follow the procedure 
contained in Minnesota Statutes, 
Section 13D.04, subdivision 2). 

 
A town board or city council that wishes to transfer the assessment and local board duties to the county board must 
communicate this intent in writing to the county assessor before December 1 of any year to be effective for the following 
year's assessment. This transfer of duties may either be permanent or for a specified number of years. However, the duties 
must be transferred to the county board for a minimum of three years, and the length of the transfer must be stated in 
writing. A town or city may renew its option to transfer its duties to the county board. 

 
Property owners in jurisdictions that have chosen this option would be provided with an open book meeting in place of the 
Local Board of Appeal and Equalization. 
Property owners who are not satisfied with the outcome of the open book meeting may appeal to the County Board of 
Appeal and Equalization and/or to Tax Court.  
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Option 2: Transferring local board duties to the county 
Previously, the only option for transferring the local board duties to the county board meant that the local jurisdiction had to 
give up its local assessor as well. Some jurisdictions saw this option as a loss of control, and therefore, it was not considered to 
be an option for the city or town. 

 
The quorum and training requirements for local boards were implemented to improve the local board process so that the 
boards function fairly and objectively. The intent of the legislation was not to force or require a city or town to give up its local 
assessor. However, a jurisdiction that fails to meet these requirements must transfer the duties of the Local Board of Appeal 
and Equalization to the County Board of Appeal and Equalization. In this situation, the jurisdiction would lose the right to hold 
its local board, but it would be able to retain its local assessor. 
It seems unfair that a jurisdiction which voluntarily transfers its Local Board of Appeal and Equalization duties to the 
County Board of Appeal and Equalization must give up its local assessor, while a local board that must transfer its duties 
to the county board for failing to meet the training or quorum requirements may retain its local assessor. 

 
It seems appropriate that the local jurisdiction be given the opportunity to decide to forego its right to act as a Local 
Board of Appeal and Equalization and still maintain its local assessor. If the town board or city council deems that 
property owners would be best served with an open book meeting, which also would relieve the board from having 
to make difficult value and classification decisions, the board or council should contact the county assessor and inform 
him/her of the jurisdiction’s intent to be treated as though it did not meet the quorum or training requirements. It 
should clarify that the city or town is transferring its duties to the county board, but will retain its local assessor. The 
town board or city council must notify the county assessor of this decision in writing before December 1 of any year 
to be effective for the following year's assessment. 
Property owners in a jurisdiction that has chosen to transfer its Local Board of Appeal and Equalization duties to the 
County Board of Appeal and Equalization would be provided with an open book meeting in place of the local board. 
Property owners who are not satisfied with the outcome of the open book meeting may appeal to the County Board of 
Appeal and Equalization and/or to Tax Court. 

 
The local board can be reinstated by resolution of the governing body of the city or town and upon proof of 
compliance with the training requirements. The resolution and proof of compliance must be provided to the county 
assessor before December 1 of any year to be effective for the following year's assessment 

  



                                            Board of Appeal and Equalization Handbook  
           

 

   
36 

 

Other alternate methods of appeal 
 

Special Boards of Appeal and Equalization - Local 
The governing body of a city (including cities with charters that provide for a board of equalization) may appoint a Special 
Board of Appeal and Equalization in lieu of a local board. The city may delegate to the Special Board of Appeal and 
Equalization all of the powers and duties of the Local Board of Appeal and Equalization. Town boards are not able to appoint 
special boards. 

 
The special board serves at the direction and discretion of the appointing body, subject to the restrictions imposed by law. 
The appointing body shall determine the number of members of the board, the compensation and expenses to be paid, 
and the term of office of each member. 

 
At least one member appointed to the Special Board of Appeal and Equalization must be an appraiser, realtor or other 
person familiar with property valuations in the assessment district. The special board must also meet the training and 
quorum requirements that a local board must meet. 
 
Special Board of Appeal and Equalization - County 
As mentioned in the quorum requirements section of this handbook, the county commissioners of any county can appoint a 
special board of equalization and delegate the powers and duties to this special board. A special board may also be required 
when the training or quorum requirements are not satisfied by the county board of appeal and equalization. 

These special boards serve at the direction and discretion of the appointing body and are subject to the restrictions 
imposed by law. The appointing body shall determine the number of members of the board, the compensation and 
expenses to be paid, and the term of office of each member. 

 
At least one member appointed to the Special Board of Appeal and Equalization must be an appraiser, real estate 
agent, or other person familiar with property valuations in the county. This special board must also meet the training 
and quorum requirements that regular boards must meet. 

 
Tax Court 
Minnesota has a specific court established to hear and determine all questions of law and fact arising under the tax laws 
of the state. The Tax Court has statewide jurisdiction. Except for an appeal to the Supreme Court, the Tax Court is the 
sole and final authority. The petitioner must file in Tax Court on or before April 30 of the year in which the tax is 
payable, not the year of the assessment. 

 
There are two divisions of Tax Court: the Small Claims Division and the Regular Division. The Small Claims Division only 
hears appeals in certain circumstances and is less formal. Property owners often represent themselves and there is no 
official record of the proceedings, meaning the decisions cannot be appealed further. The Regular Division hears all 
types of appeals and the decisions can be further appealed. 

 
There is a filing fee and other fees associated with appealing to Tax Court. The court is based in St. Paul, but it travels 
to the county where the property being appealed is located for the trial. More information is available at Minnesota 
Tax Court / Minnesota.gov (mn.gov) 


