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BOARD OF APPEAL & EQUALIZATION 
Tuesday, June 18, 2024, 6:30 P.M. 

Jackson County Courthouse, Commissioners Board Room 
405 Fourth Street Jackson, MN 

 
6:30 p.m. Oath of Office - Swearing in of Board of Appeal & Equalization 
  
  Call to Order 

1.1. Pledge of Allegiance 
 

1.2. Adoption of Agenda 
 

1.3. Board of Appeal and Equalization Training Acknowledgement 
- Commissioner Jim Eigenberg – training expires 7/1/27 
- Commissioner Roger Pohlman – training expires 7/1/27 
- Commissioner Scott McClure – training expired 7/1/22 
- Commissioner Phil Nasby – training expires 7/1/27 
- Commissioner Don Wachal – training expires 7/3/25 
- Auditor/Treasurer Kevin Nordquist – 7/1/27   

 
6:32 p.m. County Assessor, Karla Ambrose 

2.1. Assessment Review 
 

2.2. Scheduled Appeals (Comments must be limited to the appeal of 
tax parcel valuations; the Chair may limit the time for providing 
appeal comments)  
 

2.3. Unscheduled Appeals or Questions 
 

2.4. Local Board Appeals Deferred to County Board for Approval 
 
Unscheduled Adjourn (not sooner than 7:01 p.m.) 
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Overview of the Sales Ratio Study

• In order to evaluate the accuracy and uniformity of assessments within the state and to ensure compliance with property 
tax laws, the Minnesota Department of Revenue conducts an annual sales ratio study. The Sales Ratio Study is required by 
Minnesota Statute 270.12. The study measures the relationship between appraised values and actual sale prices, 
indicating both of the level of assessment (how close appraisals are to market value on an overall basis) and the uniformity 
of assessment (how close individual ratios are to the median ratio and each other). As a mathematical expression, a sales 
ratio is the assessor’s estimated market value (EMV) of a property divided by its sales price, as seen here: 

• Sales Ratio = Assessor's Estimated Market Value divided by Sales Price 

• The Sales Ratio Study is the accumulation of the ongoing process of collecting and verifying sales information. The State 
of Minnesota requires the reporting of sales information on an electronic Certificate of Real Estate Value (eCRV) in 
Minnesota Statute 272.115. Assessors must verify and review sales information reported through eCRV before it can be 
used in the study. Sales must meet certain criteria to be included in the study. 

• These sales are then summarized and analyzed to make generalizations about the market and the assessment for the 
Sales Ratio Study. The Department of Revenue’s Property Tax Data & Analysis Unit and Property Tax Compliance Officers 
(PTCOs) perform and review the Sales Ratio Study, working closely with county assessors and staff.



2024 Assessment Pay 2025
Tier Limit and Homestead Exclusion

Change

• Ag Land Tier Limit $3,500,000 (currently for payable 2024 is $2,150,000)

• Homestead Exclusion Limit $95,000 and top out at $517,200  (currently for 
payable 2024 is $76,000 and tops out at $413,800)



Agricultural
2024

• 26 Qualified Land Sales

• Median Sales Ratio of 86.77%

• No time trend implemented by the State

• No townships stood alone with 6 plus sales

• Neighboring Counties have similar increases 
along with time trends implemented by the state

2023
• 59 Qualified Land Sales

• Median Sales Ratio of 59.13%

• 32% Time Trend implemented by the State

• 4 Townships stood alone and received up to 78% 
value increases.

• Neighboring Counties also had similar increases. 
(Nobles, Cottonwood, Watonwan, Martin)



Ag Sales
• All Jackson County ag land received the same value 

increase to meet the 90% - 105% compliance with the 
DOR regulations for the 2024 assessment / payable 2025 

• Value increase of 8.5% 

• Final Ratio after increase of 93.2% 





Tillable Averages per Township



Commercial• 4 sales

• City of Jackson / 2 sales / Sales Ratio of 91.91%

• City of Lakefield / 2 sales / Sales Ratio of 46.31%

• Total Ratio combined with 4 sales / 62.54% Sales Ratio

• City of Lakefield  - 20% value increase

• City of Jackson, Heron Lake, Okabena, Wilder and Alpha – No Change



Rural Residential
(Township Residential)

2024 Assessment / Pay 2025
• 9 Sales off water  / 97% Sales Ratio

• No value change

• 6 Sales on Water

• 4 sales Fish Lake 79.71% Sales Ratio

• 5% value increase on Land 

• 5% value increase on Residential

• 2 sales Loon Lake 100% Sales Ratio

• No change

2023 Assessment / Pay 2024
• 10 Sales off Water / 66.17% Sales Ratio

• 4 Sales on Water

• Minneota sales with 77.59% Sales Ratio

• Total Sales Ratio combined 58.06%

• 36% value increase on all Rural Residential 
which included a state implemented 17% time 
trend both water influenced and non-
influenced



City of Heron Lake

2024 Assessment / Pay 2025
• 7 Sales / 103.94% Sales Ratio

• 5% Value Decrease

2023 Assessment / Pay 2024
• 3 Sales / 74.50% Sales Ratio

• 17%  time trend value increase implemented 
by the Department of Revenue.

• Time trend was due to the increase in sale 
prices over the past 21 months state wide.

• Every county was given a time trend.   



City of Jackson

2024 Assessment / Pay 2025
• 39 Sales / 106% Sales Ratio

• 6% Value Decrease

2023 Assessment / Pay 2024
• 46 Sales / 79.17% Sales Ratio

• 20% Value increase which included the 17% 
time trend increase implemented by the 
Department of Revenue.



City of Lakefield 

2024 Assessment / Pay 2025
• 24 Sales / 93.78% Sales Ratio

• No value change

2023 Assessment / Pay 2024
• 29 Sales / 76.61% Sales Ratio

• 21% Value increase which included the 17% 
time trend increase implemented by the 
Department of Revenue



City of Okabena

2024 Assessment / Pay 2025
• 1 Sale / 98.89% Sales Ratio

• No Value Change

2023 Assessment / Pay 2024
• 3 Sales / 64.54% Sales Ratio

• 30%  Value increase which included the 17% 
time trend increase implemented by the 
Department of Revenue.



City of Wilder

2024 Assessment / Pay 2025
• No Sales

• No Value Change

2023 Assessment / Pay 2024
• 1 Sale / 83.96% Sales Ratio

• 17% Value increase (time trend increase 
implemented by the Department of Revenue)



COUNTY WIDE MARKET CHANGES


