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BOE APPEALS PROCESS

Valuation Notices

County BOE

State BOE

Court 
Action

• Valuation notices from county 
stating property values and 
listing tax areas/districts sent 
out by July 22

(§59-2-919.1(1))

• Taxpayer has the later of 45 days or 
September 15th to file application to 
appeal property values

• September 1st tax relief 
deadline(1)

 (§59-2-1004(3)(a))

• The appeal to the Tax Commission must be filed 
with the county auditor within 30 days after 
the final action of the BOE. (3)

 (§59-2-1006(1)(a))

• A party may appeal to the district court 
within 30 days after the day on which an 
objection is considered to be denied.

 (§59-2-1007(11)(c))

• The county BOE shall decide on 
each appeal filed within 60 
days after the day on which 
the taxpayer makes an 
application(2) 

(§59-2-1004(7)(c))

• The commission shall decide all appeals 
not later than March 1 of the following 
year for real property or within 90 days 
for personal property. (§59-2-1006(6))

• Unless stayed, the decision of the district court shall 
be binding upon all parties until changed upon 
appeal. If no appeal is taken, the decision of the 
court shall constitute a final determination of the 
matter.

 (§59-1-607)

Decision Appeal

https://le.utah.gov/xcode/Title59/Chapter2/59-2-S919.1.html?v=C59-2-S919.1_2023050320230503
https://le.utah.gov/xcode/Title59/Chapter2/59-2-S1004.html#59-2-1004(3)(a)
https://le.utah.gov/xcode/Title59/Chapter2/59-2-S1006.html?v=C59-2-S1006_2020051220210101#59-2-1006(1)
https://le.utah.gov/xcode/Title59/Chapter2/59-2-S1007.html#59-2-1007(11)(c)
https://le.utah.gov/xcode/Title59/Chapter2/59-2-S1004.html#59-2-1004(7)(c)
https://le.utah.gov/xcode/Title59/Chapter2/59-2-S1006.html?v=C59-2-S1006_2020051220210101#59-2-1006(1)
https://le.utah.gov/xcode/Title59/Chapter1/59-1-S607.html


Valuation Notice

Tax Relief 
Application/

Valuation Appeal

Auditor/BOE 
Receives Appeal

Stipulation

BOE Hearing

Decision/Dismissal BOE Appeal

Stipulation

USTC/State BOE 
Hearing

MAIN DISCUSSION



RECENT LEGISLATION



H.B. 58—TAX MODIFICATIONS

• County Assessor & County BOE no longer 
have the burden of proof if the change in 
value on a property is equal to the 
inflation adjusted value

• Removes the requirement to show 
percent/value changes in state basic rate 
and multicounty assessment & collection 
rate on valuation notices

https://le.utah.gov/~2023/bills/static/HB0058.html


H.B. 257—GREENBELT PROPERTY 
AMENDMENTS

• If a greenbelt (FAA) property decreases below 
the minimum 5 acres due to a government 
entity or public utility company exercising 
eminent domain, the county 
BOE/commissioners may waive the acreage 
requirement once the owner appeals and 
submits proof of the eminent domain (or 
threat thereof)

• This exemption/exception continues if entire 
property is sold to new owner (i.e., not voluntarily 
split up before sale)

https://le.utah.gov/~2023/bills/static/HB0257.html


PROPERTY TAX APPEALS MODIFICATIONS
(UPCOMING— IN COMMITTEE FOR 2024)

• 2024FL0951

• Requires expenses incurred by a county in 
an objection to the USTC's assessment of 
property to be apportioned equally among 
all taxing entities within the county

• Will adjust §59-2-1328

https://le.utah.gov/MtgMinutes/publicMeetingMinutes.jsp?Com=INTREV&meetingId=18836#29550


DEFINITIONS/KEY TERMS



BOE CLERK

• §59-2-1001(1)

• The county legislative body is the county board of equalization, and the county auditor is the 
clerk of the county board of equalization.

• § 59-2-1001(4)

• The clerk of the board of equalization shall notify the taxpayer, in writing, of any decision of the 
board. The decision shall include any adjustment in the amount of taxes due on the property 
resulting from a change in the taxable value and shall be considered the corrected tax notice.

• R884-24P-66

• Minutes and decision letter are different documents; both drafted and sent by clerk

https://le.utah.gov/xcode/Title59/Chapter2/59-2-S1001.html?v=C59-2-S1001_2018050820180508
https://le.utah.gov/xcode/Title59/Chapter2/59-2-S1001.html?v=C59-2-S1001_2018050820180508
https://adminrules.utah.gov/public/rule/R884-24p/Current%20Rules?searchText=board%20of%20equalization


BOE MINUTES

• R884-24P-66

• (7) The county board of equalization shall prepare and maintain a record of the appeal.

• (a) For appeals concerning property value, the record shall include:

• (i) the name and address of the property owner;

• (ii) the identification number, location, and description of the property;

• (iii) the value placed on the property by the county assessor;

• (iv) the basis for appeal stated in the taxpayer's appeal;

• (v) facts and issues raised in the hearing before the county board that are not clearly evident from 
the county assessor's records; and

• (vi) the decision of the county board of equalization and the reasons for the decision.

• (b) The record may be included in the minutes of the hearing before the county board of equalization.

https://adminrules.utah.gov/public/rule/R884-24p/Current%20Rules?searchText=board%20of%20equalization


BOE DECISION LETTER

• R884-24P-66

• (8)(a) The county board of equalization shall notify the taxpayer in writing of its decision.

• (b) The notice required under Subsection (8)(a) shall include:

• (i) the name and address of the property owner;

• (ii) the identification number of the property;

• (iii) the date the notice was sent;

• (iv) a notice of appeal rights to the commission; and

• (v) a statement of the decision of the county board of equalization; or

• (vi) a copy of the decision of the county board of equalization.

• (9) A county shall maintain a copy of a notice sent to a taxpayer under Subsection (8).

https://adminrules.utah.gov/public/rule/R884-24p/Current%20Rules?searchText=board%20of%20equalization


STIPULATED AGREEMENTS (PT-14)

• County assessor & appellant may enter into a stipulated agreement prior to a BOE hearing if 
both parties agree to a final determination of value

• Assessor and appellant must submit to BOE:

• Signed stipulation agreement

• Written evidence to support stipulated/concluded value

• BOE must review and approve all stipulated agreements

• Should spell out whether it disposes of all outstanding or pending issues

• Stipulated agreement should specify which issues are stipulated and which are still pending on 
appeal

• Any items stipulated are not appealable

• A party’s failure to sign/return a stipulation may not be considered by the BOE to be 
acceptance of its terms

https://propertytax.utah.gov/form/pt-014.pdf


BOE DECISION LETTER EXAMPLES

The following examples highlight some of the letters that we 

received that comply with legislation and administrative code



BOX ELDER

• Enclosures

• Notice of Corrections

• Market and taxable values for last year and 
current year (prior to BOE evaluation) and post-
BOE market and taxable values

• Request for Redetermination of County Decision 
(TC-194)



KANE

• No enclosures—all on one page

• Contains market value and taxable value pre-BOE and 
post-BOE

• Provides a detailed statement of the decision of the 
county board of equalization

• Provides more insight to the taxpayer about the appeal to 
the USTC—no different issues



CACHE

• Enclosures

• BOE Final Decision

• Market and taxable values pre-BOE and post-BOE 
decision

• BOE Adjusted Valuation Notice



JUAB

• Enclosures

• Request for Redetermination of County Decision 
(TC-194)

• Information included within one sheet

• For ease of appealing, includes TC-194 with OE 
decision letter



CARBON

• No enclosures—all on one page

• Notice of Corrections

• Market and taxable values for last year and 
current year (prior to BOE evaluation) and post-
BOE market and taxable values

• Provides appeal date deadline

• 30 days from action taken



APPEALING THE COUNTY BOE’S 
DECISION

§59-2-1004

"Final assessed value" means:

• (i) for real property for which the taxpayer appealed the valuation or equalization to the county board of equalization…the 

value given to the real property by the county board of equalization, including a value based on a stipulation of the parties;

• (ii) for real property for which the taxpayer or a county assessor appealed the valuation or equalization to the [USTC]…the 

value given to the real property by: 

• (A) the [USTC], if the commission has issued a decision in the appeal or the parties have entered a stipulation; or

• (B) a county board of equalization, if the commission has not yet issued a decision in the appeal and the parties have 

not entered a stipulation

https://le.utah.gov/xcode/Title59/Chapter2/59-2-S1004.html


DISMISSALS

• Decisions by the BOE are final orders on the merits of the case, and appeals to the 
State Tax Commission shall be on the merits of the case except for

• Dismissal for lack of jurisdiction

• Dismissal for lack of timeliness

• Dismissal for lack of evidence to support a claim for relief

• On appeal from a dismissal by a BOE for these exceptions, the only matter that will 
be reviewed by the State Tax Commission is the dismissal itself, not the merits of 
the appeal.

• If the State Tax Commission finds that the dismissal was inappropriate, they will remand the 
case to the county



BOE “TIMELINESS” EXCEPTIONS

• R884-24P-66

• (12)  [A] county board of equalization shall accept an application to appeal the valuation or 
equalization of a property owner's real property that is filed after [September 15 of the calendar 
year or 45 days after receiving their valuation notice] if any of the following conditions apply [and 
no co-owner of the property was capable of filing an appeal]:

• (a) [The] property owner was incapable of filing an appeal as a result of a medical emergency 
to the property owner or an immediate family member of the property owner

• (b)  [The] property owner or an immediate family member of the property owner died

• (c) The county did not comply with the notification requirements of [the valuation notice]

• (d)  A factual error is discovered in the county records pertaining to the subject property

• (e)  The property owner was unable to file an appeal within the time period…because of 
extraordinary and unanticipated circumstances that occurred during the period

https://adminrules.utah.gov/public/rule/R884-24p/Current%20Rules?searchText=board%20of%20equalization


INDIVIDUALS FILING AN APPEAL WITH 
THE COUNTY AUDITOR

• TC-194

• Any person dissatisfied with the decision of the BOE concerning the assessment of 
any property in which the person has an interest may appeal that decision to the 
State Tax Commission.

• The appeal must be filed with the county auditor within 30 days of the final action
of the BOE

• When the assessor is dissatisfied with the decision of the county BOE, they may elect 
to appeal to the State Tax Commission. In such appeals, the assessor is the petitioner 
vs. the county BOE.

• All parties should be represented before the State Tax Commission regarding their 
own interests.

https://tax.utah.gov/forms/current/tc-194.pdf


INDIVIDUALS FILING AN APPEAL WITH 
THE COUNTY AUDITOR (CONT.)

• An appeal of a BOE decision may not be filed by the appellant directly with the State Tax 
Commission. The appellant must appeal a BOE decision to the State Tax Commission by 
filing the appeal notice with the county auditor within 30 days after the BOE’s final 
action.

• When an appeal is filed with the State Tax Commission without first being filed with the county 
BOE, the State Tax Commission will forward the appeal back to the BOE.

• If the taxpayer misdirected an appeal to the State Tax Commission within 30 days of the BOE’s 
decision, the appeal will be deemed timely by the county auditor when received from the State 
Tax Commission.



AUDITOR FILING REQUIREMENTS WITH 
THE USTC (STATE BOE)

• TC-194

• The county auditor must file the notice of appeal with the State Tax Commission.

• The notice of appeal must specify the grounds for the appeal.

• The county auditor will certify and send to the State Tax Commission: 

• The minutes of the proceedings of the BOE for the matter appealed

• All documentary evidence received in that proceeding

• A transcript of any testimony taken at that proceeding that was preserved.

• If the appeal is from a hearing where an exemption was granted or denied, the county auditor 
must certify and transmit to the State Tax Commission the written decision of the board of 
equalization.

• If the appeal to the State Tax Commission is late, the evidence to support why the appeal is 
late should be included with the appeal.

https://tax.utah.gov/forms/current/tc-194.pdf
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