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Disclaimer

This presentation is for educational purposes only and does not provide tax 
advice. It is meant to accompany an oral presentation and not to be used as a 
standalone document.

This presentation is based on the facts and circumstances being discussed, and 
on the laws in effect when it is presented. It does not supersede or alter any 
provisions of Minnesota laws, administrative rules, court cases, or revenue 
notices. 

If you have any questions, contact us at sa.property@state.mn.us or consult a 
tax professional.



Agenda

ÅDepartment updates 

ÅWalkthrough of Utility & Pipeline Valuation Process

ÅWalkthrough of Railroad Valuation Process

ÅLunch

ÅCounty Role & Perspective

ÅPRISM

ÅPanel Discussion



CEH Check-in #1

Send private chat to the host with:

ÅName

ÅEmployer

ÅAssessor License Number



GovDelivery
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Intro & Topics

ÅWelcome Dan Lundgren to State Assessed Property

ÅHigh level demo of e-services

ÅDiscuss the Rev188
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Department Updates
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REV188



Utility & Pipeline to e-Services

Utility & Pipeline - Migration to e-Services

ÅExpected for 2024 AY

ÅReports filed in 
e-Services

ÅAdded Security ς
(No more emailing/mailing
reports, certifications, etc.)
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Energy Production Taxes
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Utility and Pipeline Valuation Process
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Outline

1. Utility & Pipeline Property

2. Unit Valuation

3. Reports

4. Issuing Market Values to Counties and Companies

5. Recap/Timeline

6. Webpages



Utility & Pipeline Property

What does the department assess?

Utility and pipeline operating property

ÅIf property is on the same or contiguous parcels 
ŀǎ ƻǇŜǊŀǘƛƴƎΣ ƛǘΩǎ ŀƭƭ ƻǇŜǊŀǘƛƴƎ

ÅImprovements to the land (such as fencing and 
concrete at substation locations)

ÅPipelines, pumping stations, compressor stations, 
transmission lines, distribution lines, etc. 

Land is not operating property. 
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Examples of Utility & Pipeline Property

Electric

Distribution LineSubstation Transmission Line



Examples of Utility & Pipeline Property

Prairie Island Nuclear Plant



Examples of Utility & Pipeline Property

Gas Distribution, and Gas Transmission



Examples of Utility & Pipeline Property

Wrenshall LNG Terminal



Examples of Utility & Pipeline Property

Pipeline

Clearbrook Terminal



Unit Valuation

How does the department value state assessed property?

²ƻǊƪƛƴƎ ǘƻƎŜǘƘŜǊ ǘƻ ŦǳƴŘ aƛƴƴŜǎƻǘŀΩǎ ŦǳǘǳǊŜ| www.revenue.state.mn.us

Unit Valuation



Unit Valuation

Why does the department value utility & pipeline property?

ÅProperty often crosses multiple taxing jurisdictions including county 
state, and sometimes international boundaries

ÅState assessment helps ensure a uniform assessment of this type 
of property

ÅMinnesota law
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Unit Valuation

The following approaches to value are used in developing a companies 
unit value:

ÅCost Approach

ÅIncome Approach

ÅMarket Approach
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Unit Valuation

Cost Approach (Original Cost Less Depreciation Model)
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Based on the principle of substitution, a buyer will not 
pay more for a property than the cost of a satisfactory 
replacement.

Original Cost less Depreciation =  Value



Unit Valuation

Income Approach (No Growth Yield Capitalization Rate Model)
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Based on the assumption that investors will buy and sell 
property based on its future expected income.

Net Operating Income  /  Rate  =  Value

We use a 3-year weighted average to arrive at the income 
figure.

ÅDefault weightings are:   25%  /  35%  /  40%



Unit Valuation

Market Approach (using Stock & Debt Model)
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Based on the accounting principle:

Assets (Property)  =  Liabilities (Debt)  +  Equity (Stock)

ÅUsed for publicly traded companies

ÅCalculate an operating to non-operating ratio



Unit Valuation

Allocate to Minnesota
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Unit Valuation

Remove Locally Assessed & Exempt Property
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Unit Valuation

Apportion Taxable Value to the Parcels
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Unit Valuation

Apportion Taxable Value to the Parcels
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Parcel ID Original Cost Appt. Factor Appt. MV

01.000.0001 $500,000 .750000 $375,000

01.000.0002 $400,000 .750000 $300,000

01.000.0003 $100,000 .750000 $75,000

01.000.0004 $1,000,000 .750000 $750,000

TOTAL $2,000,000 --- $1,500,000

MN Appt. Market Value / Total Original Cost = Appt. Factor

Example:

$1,500,000

$2,000,000
= .750000



Equalization
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Applying Equalization

Å9ǉǳŀƭƛȊŜ ǿƘŜƴ ŀ ŎƻǳƴǘȅΩǎ ƳŜŘƛŀƴ 
commercial/industrial sales ratio 
is below 90% 

Å9ǉǳŀƭƛȊŜ ά{ǘǊǳŎǘǳǊŜΣ hǿƴŜŘ [ŀƴŘέ

ÅEqualize to 95%, not 100%

Example:

$1,000,000  x  90%  =  $900,000

County Sales Ratio = 85%

100% - (95% - 85%) =  90%

Equalization Rate:

Application:

MN Appt. MV Eq. Rate



Property Record Report
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Property Record Report

ÅDue Date: March 31

ÅLŘŜƴǘƛŦȅ ǇǊƻǇŜǊǘƛŜǎΩ ƭƻŎŀǘƛƻƴ

ÅCost information used to apportion 
5hwΩǎ ƳŀǊƪŜǘ ǾŀƭǳŜ



Property Record Report
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Property Record Report

Property Details

ÅCompany ID

ÅDOR Property ID

ÅParcel ID

ÅCounty Name

ÅCity/Town Name

ÅProperty Name

ÅNew/Retired/Pre-existing

ÅProperty Type Description

ÅPrior Year Cost

ÅCurrent Year Additions

ÅCurrent Retirements

ÅCost of Exemption

ÅCurrent Year Cost

Property Cost Information



Market Value Report
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Market Value Report

ÅDue Date: March 31

ÅInformation used to value the company (Cost, Income, and Market)

ÅRecords cost information of excludable

ÅAllocation data



Market Value Report

Certification Page



Market Value Report

Section 1 & 2 (Company Information & Allocation)



Market Value Report

Section 3 (Plant Accounts)



Market Value Report

Section 4 & 5 (Depreciation)



Market Value Report

Section 6 (Income and Expense)



Market Value Report

Section 7 & 8 (Excludable Property)



Market Value Report

Section 9, 10, & 11 (Long-Term Debt, Forecasts, and Additional Notes)



Market Value Report

Section 12 (Stock & Debt Model)



Certifications to Companies & Counties
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Certifications 

ÅValuation (Company)

ÅSent between April ςJuly

ÅApportionment (County & Company)

ÅSent end of June/Beginning of July

ÅRevised Apportionment, when necessary (County & Company)

ÅSent in September



Utility and Pipeline - Timeline

January 2: 

March 31:

March ςJuly: 

July 15:

October 1:

December 31:

Assessment date

Market Value Report and Property Record Report due

Complete and issue valuations and apportionment 

Send equalized apportioned values to counties

Send corrected equalized apportioned values to counties

Send corrections due to clerical errors

wŜǾŜƴǳŜΩǎ ¢ƛƳŜƭƛƴŜ



Company & County Responsibilities
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Parcel Creation/Management prior to Assessment Year

ÅNew property reporting

ÅTaxing jurisdiction changes

ÅOmitted/or double assessed property



County Responsibilities
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Utility & Pipeline Property Records ςPosted in April

ÅReview property records

ÅPIDs

ÅCity/Townships

ÅProperty Type Descriptions

ÅMissing or Duplicate Records

ÅSignificant retirements/additions



County Responsibilities
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Utility & Pipeline Property Records ςPosted in April

ÅResources for Review

ÅCompany Representatives

Å/ƻǳƴǘȅ wŜŎƻǊŘŜǊΩǎ hŦŦƛŎŜ

ÅGIS

ÅState Assessed Property Section



Utility & Pipeline
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2022 Assessment

Å104 Utility & Pipeline Companies

Å63 Electric

Å18 Gas Distribution

Å14 Pipeline

Å9 Gas Transmission

Å17,362 individual records

Å$19 Billion apportioned market value



Utility & Pipeline
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Apportioned Market Value ς2022 AY

Electric - Coop

Electric - IOU

Gas Distribution

Pipelines - Gas Transmission

Pipelines - Other

$8.7

$2.0

$2.6

$1.5

$4.1



Utility & Pipeline
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Utility & Pipeline %of Total TMV 

2.1%STATEWIDE
CLEARWATER

KOOCHICHING

ITASCA

RED LAKE

GOODHUE

KITTSON

LAKE OF THE WOODS

CARLTON

SHERBURNE

MARSHALL

28.1%

16.0%

14.5%

14.5%

12.7%

11.9%

9.9%

9.4%

8.4%

8.1%



Utility and Pipeline Property Tax

https://www.revenue.state.mn.us/utility-and-pipeline-property-administration


Questions?

State Assessed Property Section

sa.property@state.mn.us



CEH Check-in #2

Send private chat to the host with:

ÅName

ÅWhat utility & pipeline webpage resource do you or would you find useful?



Railroad Property Tax
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Railroad Property Tax ςOutline

1. Unit Valuation

2. Reports

3. Administration 

4. Issuing Market Values to Counties and Companies

5. Timeline

6. Webpages
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Railroad Property Tax

What does the department assess?
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Railroad Property Tax

Unit Valuation 

1. Estimate market value

2. Allocate to Minnesota

3. Remove locally assessed and non-taxable property

4. Apportion remaining value to parcels with operating property

5. Apply equalization, if necessary
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Railroad Property Tax ςUnit Valuation

Cost Approach

Step 1: Road + Owned and Leased Properties + CWIP = Original Cost

Step 2: Less Book Depreciation = Net Cost

Step 3: Calculate Net Road

Step 4: Calculate Obsolescence 

Step 5: Obsolescence x Net Cost  = Obsolescence Amount

Step 6: Net Cost ςObsolescence Amount = Cost Indicator of Value
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Railroad Property Tax ςUnit Valuation

Income Approach

Step 1: Calculate past five-year average of net railway operating income

Step 2: Calculate yield capitalization rate 

Step 3: Income / Rate = Income Indicator of Value 
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Railroad Property Tax ςUnit Valuation

Stock and Debt Approach

Step 1: Determine publicly traded company liabilities 

Step 2: Determine publicly traded company stock value 

Step 3: Assets (Property)  =  Liabilities (Debt)  +  Equity (Stock)
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Railroad Property Tax ςUnit Valuation

System Unit Value

²ƻǊƪƛƴƎ ǘƻƎŜǘƘŜǊ ǘƻ ŦǳƴŘ aƛƴƴŜǎƻǘŀΩǎ ŦǳǘǳǊŜ| www.revenue.state.mn.us

Approach to Value Weight

Cost Approach %

Income Approach %

Stock and Debt Approach %

System Unit Value Market Value



Railroad Property Tax ςAllocate to Minnesota

ÅMiles of Track

ÅTon Miles of Revenue Freight

ÅGross Transportation Revenue

ÅCost of Road Property 
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Railroad Property Tax ςMN Apportionable Market Value

Minnesota Allocated Value

- Less Locally Assessed

- Less Non-Taxable Property 

= Minnesota Apportionable Market Value
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Railroad Property Tax ςApportionable Market Value

ÅMiles of Track (mainline and other)

ÅRailroad Operating Land (acres)

ÅRailroad Operating Structures Cost
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Railroad Property Tax ςReports
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Railroad Property Tax ςReports
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Railroad Property Tax ςReports
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Railroad Property Tax ςReports
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Railroad Property Tax ςReports

²ƻǊƪƛƴƎ ǘƻƎŜǘƘŜǊ ǘƻ ŦǳƴŘ aƛƴƴŜǎƻǘŀΩǎ ŦǳǘǳǊŜ| www.revenue.state.mn.us



Railroad Property Tax ςReports

²ƻǊƪƛƴƎ ǘƻƎŜǘƘŜǊ ǘƻ ŦǳƴŘ aƛƴƴŜǎƻǘŀΩǎ ŦǳǘǳǊŜ| www.revenue.state.mn.us



Railroad Property Tax ςReports
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Railroad Property Tax ςReports
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Railroad Property Tax ςReports
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Railroad Property Tax ςReports
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Railroad Property Tax ςReports
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Railroad Property Tax ςReports
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Railroad Property Tax ςCertified Market Values
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Railroad Property Tax ςTimeline

Date Railroad Department

December 1, 2022 Files changes in their operating property

December 15, 2022 Notifies counties of changes in railroad operating property

March 31, 2023 (ext. 
to April 15)

Annual Report of Railroad Companies due

March 31, 2023 ς
May 31, 2023

Send valuations to railroad companies

June 30, 2023 Send certified railroad orders to the counties

August 31, 2023 Send corrected, certified railroad orders to the counties

December 31, 2023 Deadline for issuing corrected orders related to clerical errors
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Railroad Property Tax ςWebpage
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