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2015 Assessor School

Assessor School
December, 2015



Agenda
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• Welcome and Introductions
• Announcements
• Handouts
• Equalization update
• Technical and Assessment Services update
• Manufacturing and Utility update
• Questions
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Announcements
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• Internet Assessor School
o PowerPoint, videos and handouts
o Posted on DOR website in early January
o Complete quiz for credit
o http://www.revenue.wi.gov/training/assess/index.html

http://www.revenue.wi.gov/training/assess/index.html


• Registration Form
• Training Power Point 
• 2016 Calendar of Events
• SLF Contact Information
• Tax 18 Conservation Programs
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Handouts



Registration
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• Registration
o Provide name, email, address or phone number change
o Certification: bapdor@revenue.wi.gov

• Roster
o Only certified individuals sign
o Consistent with name as printed on certification card
o Use new certification number (WI#####CA)

mailto:bapdor@revenue.wi.gov
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NAME (LAST, FIRST, MIDDLE INITIAL)

BUSINESS MAILING ADDRESS

CITY COUNTY STATE ZIP CODE

BUSINESS PHONE NUMBER

(     )

RESIDENCE PHONE NUMBER

(     )

FAX NUMBER

(     )

□ CHECK IF THIS IS A NEW 
NAME OR ADDRESS 

STATUTORY 
ASSESSOR

(SIGNS 
ASSESSMENT 

ROLL)
□ Yes □ No

ROUND TRIP MILEAGE  
FOR STATUTORY ASSESSOR ONLY
Enter round trip mileage from residence to 
location of assessors school.

COUNTY OF RESIDENCE

□ CHECK IF THIS IS A NEW E-
MAIL ADDRESS

E-MAIL ADDRESS
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• General announcements and reminders
o MAR TAR ECR Report Review
o Sec. 70.05 Compliance
o Exempt Digital Cable Television Equipment

• Law changes
• Court cases

Equalization Update
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• December 1: letter to municipal clerk if 2015 final MAR not 
filed 

• January 1: deadline to submit a final or amended 2015 MAR, 
TAR and AAR

• March 11: deadline to submit PAD data for 2015 sales
• June 13: deadline to submit 2016 MAR, TAR, and ECR
• August 1: release of Preliminary Equalized Values
• August 15: release of Certified Equalized Values
• November 1: 2016 Major Class Comparison Report posted

Important Dates



• Reporting reminders:
o If your CAMA system produces these reports, review the reports 

before submitting 
 Acres are often placed in the wrong subclass 

• Compare to prior year subclass acres to be sure they are not placed 
in the wrong category

 Large change in personal property value
• Explain reasons  for change (e.g. 10 new accounts or large account 

out of business)
 Do not include value for property splits in the annexation category
 When reporting an annexation, must provide the losing/gaining 

municipality's name in comments
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Municipal Assessment Report



• Changes for 2016
o Type of Assessment  Required field
o Level of Assessment Cannot be zero
o Economic Obsolescence Minimum of 30 character 

explanation

• Reminder:  Notify District Equalization Office of any 
new municipalities you will be assessing for 2016
o DOR updates access to PAD, MAR, TAR, ECR, AAR
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Municipal Assessment Report (cont.)



• When municipal or TID value has a significant change 
from the prior year, enter a comment explaining the 
reason for the large value change

• If no comment provided, we will contact you during 
our review
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Exempt Computer Report



• Preliminary 70.05 Compliance, issued November 1 
o To have compliance measurement displayed on report, we need:

 Final MAR filed by October 1, 2015 and
 Error-free SOA

• Note:  DOR may have an SOA, but if it contains errors, it cannot be 
used to determine compliance

• Final Compliance Report issued in February, 2016
o Includes compliance for all municipalities
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70.05 Compliance



• If you received a Notice of Training, attendance at the 2015 
assessor school satisfies the training requirement
o Online assessor school also satisfies the training requirement

14

70.05 Compliance (cont.)
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• May, 2015, DOR provided guidance on exempt digital cable TV 
equipment 
o Digital cable equipment is exempt under 70.111(25)
o Not a new exemption
o Assessor to exempt such equipment in 2015 
o Assessor to correct  2014 assessment under 70.43
o Guidance can be found at:

 https://www.revenue.wi.gov/slf/cotvc/messages/2015/20150504.html

Cable Television Exemption

https://www.revenue.wi.gov/slf/cotvc/messages/2015/20150504.html
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• Guidance for 2016 (after 2015 tax roll delivered)
• If 2015 was illegally assessed and cable company files a claim 

under sec. 74.35 (Recovery of Unlawful Tax)
o Municipal Board must 'rescind' illegal tax if acted upon prior to 

January 31
o Municipal Board must 'refund' illegal tax if acted upon after January 31
o Clerk files Chargeback of Refunded or Rescinded Taxes (PC-201) with 

the Department of Revenue

Cable Television Exemption (cont.)
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• Guidance for 2016 (after 2015 tax roll delivered)
• If 2015 was illegally assessed and cable company does not file 

a claim under sec. 74.35 (Recovery of Unlawful Tax)
o Assessor makes correction of 2015 assessment on 2016 roll, under 

sec. 70.43 (Correction of Error by Assessor)
 Note:  74.35 claim is not required for correction under 70.43

Cable Television Exemption (cont.)
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• Guidance for 2016 (after 2015 tax roll delivered)
• If 2014 assessment has not been corrected

o Cable company requests refund, citing sec. 74.33 for refund/rescission 
of illegal 2014 tax

o Municipal Board may 'refund' illegal tax 
 Sec. 74.33 is discretionary 'May', not 'Shall" refund
 Refund under guidance of municipal attorney

o If refunded, Clerk files Chargeback of Refunded or Rescinded Taxes 
(PC-201) with the Department of Revenue

Cable Television Exemption (cont.)



• Rented Personal Property 70.111(22)
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Law Changes



• 2015 Budget Bill Expands 70.111(22), Wis. Stats.
o Retroactive to January 1, 2014
o Equipment rental of 1 month or less & 364 days or less

 Deleted: "which is engaged in any business other than personal property 
rental" 

 Substituted: "and the owner is engaged in the rental of the property 
subject to the exemption to the other enterprise." 
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Rented Personal Property Exemption



• Summary
o Eligible for exemption: personal property of companies that primarily 

rent equipment and may also provide ancillary services
o Not eligible for exemption: personal property of companies with a 

subsidiary company that leases or rents equipment to the parent 
company

o Guidance can be found at:
o https://www.revenue.wi.gov/slf/cotvc/messages/2015/20151106.html
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Rented Personal Property 
Exemption (cont.)

https://www.revenue.wi.gov/slf/cotvc/messages/2015/20151106.html


• Attic Angel Prairie Point, Inc. v City of Madison 
• West Capitol Inc. v Village Sister Bay
• Regency West Apts v City of Racine
• SSM Healthcare of Wisconsin v City of Fitchburg
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Court Case Summaries



• Wisconsin Court of Appeals, # 2012AP2095 - Unpublished
• Issue: 

o Exemption of Benevolent Association
• City's Arguments

o Issue preclusion applies:  AAPP previously litigated issue of 
benevolence, and ruling was not appealed

o The "benevolence test" applies to determine whether AAPP 
qualifies for exemption

o Circuit Court erred in denying City's motion for summary 
judgement based on contention AAPP is not benevolent
 Court of Appeals upheld circuit court decision granting exemption
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Attic Angel Prairie Point, 
Inc. v City of Madison



• Wisconsin Court of Appeals, # 2012AP2095 - Unpublished
• Decision

o Court of Appeals upheld Circuit Court decision granting exemption
 Issue preclusion does not apply
 Benevolence test rejected; cited case law is 'statutory test' for exemption, 

not a stand-alone 'benevolence test'
 City not entitled to summary judgement
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Attic Angel Prairie Point, 
Inc. v City of Madison



• WI Court of Appeals, #2013 AP2849, 2850, 2851 – Unpublished 
• Issues Presented by the Appellant:

o BOR committed legal errors when determining the property's value
 Assessor should not value shoreland using a formula (#FF x $/FF)
 Assessment based on speculative use
 Sales were not comparable or recent 
 Proper adjustments were not applied for differences between subject 

property and comparable sales
 Proper adjustments were not applied to account for size of parcel
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West Capitol Inc. v Village Sister Bay



• WI Court of Appeals, #2013 AP2849, 2850, 2851 – Unpublished
• Decision:

o Court of Appeals upheld Circuit Court decision
o Assessor's methods were acceptable
o West Capital failed to overcome the presumption of correctness of the 

assessor's valuation
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West Capitol Inc. v Village Sister Bay



• Wisconsin Court of Appeals, # 2014AP2947 – Unpublished
• Petition for review with the WI Supreme Court is pending

o Issue: Proper Valuation of Subsidized Housing
o Decision

 Three tier system to valuation of subsidized housing is appropriate 
 Hierarchy – Sale of subject, comparable sales, "all factors collectively"
 Absent sale of subject, comparable sales only need be "similar"

• Adjustments for rents / capitalization rate satisfy "similar" 
requirement  

 Relying solely on the income approach (third tier)  inappropriate  
o Appraiser must consider all three tiers

27

Regency West Apartments v City of Racine
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SSM Healthcare of WI v City of Fitchburg

• Wisconsin Court of Appeals, #2015AP429 - Unpublished
o Issues

 Personal Property of renal center and sleep center owned by SSM should 
be taxable as located in "doctor's offices"

 Request for total exemption of PP value cannot be converted to a partial 
exemption during litigation

o Decision
 Court found the facilities were not a "doctor's office"
 Court found SSM should receive partial exemption for personal property



• For copies of most opinions, published and unpublished, visit 
the official WI Supreme Court and Court of Appeals site:

http://www.wicourts.gov/opinions/index.htm
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Court Case Summary

http://www.wicourts.gov/opinions/index.htm


Questions, Comments,
or Suggestions?

30



Assessor School
December, 2015
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Technical & Assessment Services 



• Staff and Responsibilities
• SLF Meetings
• Tax Incremental Finance
• Board of Review
• Assessor Certification System
• Agricultural Classification – Updated Tax 18
• 2016 Updates
• Commercial Valuation
• Annual Assessment Report
• 2017 Updates

32

Topics of Discussion

2015 Wisconsin Department of Revenue
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Staff and Responsibilities

Wisconsin Department of Revenue2015
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• Director - Scott Shields 
• Technology & Applications

o Supervisor - Megan Bezanson
o Leo Kolaszewski, Sharon Hoepfner and Kyle Jackson
o Subjects:

 System changes / testing
 Process coordinators
 Application (MAR, TAR) changes / testing
 Internet updates
 Email list distributions

o Contact - OTAS@revenue.wi.gov
Wisconsin Department of Revenue2015

Staff and Responsibilities

mailto:DOROTASTechnologyandApplications@revenue.wi.gov
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• Tax Incremental Finance
o Mary Lou Clayton and Stacy Leitner
o Subjects 

 Creations
 Amendments
 Base value redeterminations
 Designations

o Contact - tif@revenue.wi.gov

Wisconsin Department of Revenue2015

Staff and Responsibilities (cont.)

mailto:tif@revenue.wi.gov
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• Certification & Education
o Jennie Miller, Mark Paulat and Michelle Drea
o Subjects:

 Wisconsin Property Assessment Manual
 Property Tax Guides and Common Questions
 Assessor Certification and Training
 Assessor Complaints
 Board of Review Training

o Contact - bapdor@revenue.wi.gov

Wisconsin Department of Revenue2015

Staff and Responsibilities (cont.)

mailto:bapdor@revenue.wi.gov
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SLF Meetings

Wisconsin Department of Revenue2015



• SLF Roundtable
o DOR convenes three times a year: 3/17/16, 7/21/16 and 11/10/16
o Assessors, Clerks, Treasurers, Listers, Registers of Deeds, Town's 

Association, County's Association, League of Wis Municipalities

• DOR Update Sessions
o County Listers: September annually
o County Treasurers: March, June and October annually
o Municipal Finance Officers: June annually
o Municipal Treasurers: April annually
o Register of Deeds: March and October annually
o UW Financial Workshops: September annually
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SLF Meetings

Wisconsin Department of Revenue2015



• WAAO Assessment Advisory Committee
o Eight meetings per year with DOR

• WAAO Rural Concerns
o No meetings scheduled pending committee chair appointment
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SLF Meetings (cont.)

Wisconsin Department of Revenue2015



40

Tax Incremental Finance

Wisconsin Department of Revenue2015
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• 88 creations (4 Town), 29 territory amendments, 4 base value 
re-determinations

• As of 11/1: 81 project plans (allocations /distressed), 5 
terminations

• Reports:
o March: Creations, Territory Amendments, Base Value Redeterminations
o June: Active, Terminated, Distressed
o August: Statement of Changes, Value Limitation
o September: Certification of Values

Tax Incremental Finance

Wisconsin Department of Revenue2015
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• Legislation summary:
o 2015 Act 24 – T of Rome, Adams County

 6/26/15: http://docs.legis.wisconsin.gov/2015/proposals/ab123
 TID special exception - allows T Rome to make cash grants for a golf course

o 2015 Act 30 – Milwaukee Bucks Basketball Stadium
 8/13/15: http://docs.legis.wisconsin.gov/2015/proposals/sb209
 TID exceptions: project costs allowed to fund parking within one mile of 

TID when parking is within one mile of sports arena; loan to assist 
exposition district for stadium; financing of project costs through payment 
of revenue bond proceeds; 12% limit does not apply

 Property tax exemption: sports arena except portion used as a restaurant 
open to public during times when arena is closed 

Tax Incremental Finance (cont.)

Wisconsin Department of Revenue2015

http://docs.legis.wisconsin.gov/2015/proposals/ab123
http://docs.legis.wisconsin.gov/2015/proposals/sb209
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• Legislation summary:
o 2015 Act 96 – Multi Jurisdictional TIDs (MJTID)

 11/12/15: https://docs.legis.wisconsin.gov/2015/proposals/ab45
 Any number of cities and villages may jointly create MJTID
 Generally, current law provisions that apply to all TIDs apply to MJTIDs
 Change: any town authorized to create a TID may participate in a MJTID

o 2015 Act 75 – V Weston TIDs 
 11/12/15: http://docs.legis.wisconsin.gov/2015/proposals/ab344
 Lengthens allocation time for tax increments and cost expenditures

o AB 390 – Town of Freedom
 http://docs.legis.wisconsin.gov/2015/proposals/ab390
 Allows Town to create TID in same manner as a City or Village

Tax Incremental Finance (cont.)

Wisconsin Department of Revenue2015

https://docs.legis.wisconsin.gov/2015/proposals/ab45
http://docs.legis.wisconsin.gov/2015/proposals/ab344
http://docs.legis.wisconsin.gov/2015/proposals/ab390
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Board of Review

Wisconsin Department of Revenue2015
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• Calendar
o www.revenue.wi.gov/municipalities/bor-calendar.html
o 2015: 1,030 municipalities provided Open Book/Board of Review dates
o New for 2016: 

 County Lister / Treasurer can provide information (current application 
allows assessor and municipal clerk)

 Allows public to enter email address after municipality provides 
information (current application allows public to provide an email when 
no information exists for a municipality)

 Added links to Appeal Guide and Guide for Property Owners
 Posting for 2016 entries in February

Wisconsin Department of Revenue2015

Board of Review

http://www.revenue.wi.gov/municipalities/bor-calendar.html
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• Training affidavit – State Law 70.46(4)
o Requires one BOR voting member attend training within two years of 

BOR's first meeting
o Clerk shall provide affidavit to DOR
o New for 2016

 On line application for clerk to complete Affidavit
 Clerks will have ability to print and save
 Posting in December 2015

Wisconsin Department of Revenue2015

Board of Review, cont.
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• 2016 Training
o UW-Extension: http://lgc.uwex.edu/
o Clerks Association: http://wisclerks.org/education-training/training1/
o Towns Association sessions at district meetings from January to 

March: http://www.wisctowns.com/home
o No changes to video
o Updated handouts

• New for 2017 
o Video being updated during 2016 – mock initial two hour BOR session

Wisconsin Department of Revenue2015

Board of Review, cont.

http://lgc.uwex.edu/
http://wisclerks.org/education-training/training1/
http://www.wisctowns.com/home
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Assessor Certification System

Wisconsin Department of Revenue2015



• Move from mainframe to windows / JAVA platform
• Updated certified assessor continuing education application

o ww2.revenue.wi.gov/Internet/slfassessor-inquiry.html
o Use new certification number (WI#####CA)

• Re-certifications:
o Email reminders sent
o New cards send electronically – ability to save and print

• Enhanced available assessor continuing educational look-up
o ww2.revenue.wi.gov/Internet/slfassessor-session.html
o Send certificates for courses attended on-line without rosters
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Assessor Certification System

Wisconsin Department of Revenue2015

https://ww2.revenue.wi.gov/Internet/slfassessor-inquiry.html
https://ww2.revenue.wi.gov/Internet/slfassessor-session.html


• Delinquent Tax Check Automation
o State law requires DOR to revoke state licenses or certifications of 

individuals liable for delinquent taxes
o 73.09(7m): DOR may deny application or revoke certification if 

applicant for certification or recertification or person who holds a 
certificate is liable for delinquent taxes

• Statutory Assessor Certification Expiration Automation
o Internal report identifying statutory assessor with pending expirations
o Allows DOR to contact prior to expiration
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Assessor Certification System (cont.)

Wisconsin Department of Revenue2015
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Agricultural Classification 
Updated Tax 18

Wisconsin Department of Revenue2015



62

• Agricultural Classification – General
o Land devoted primarily to a qualifying agricultural use during prior 

production season and compatible with agricultural use on January 1 
(statutory assessment date)

o Land classified agricultural for 2015 was devoted primarily to an 
"agricultural use" during 2014 production season and was compatible 
with agricultural use on January 1, 2015

o "Agricultural use" is defined in Tax 18.05(1): tilled land devoted to crop 
production, pastured land devoted to livestock production and land 
enrolled in certain programs

o No impact for making agricultural classification determination: zoning 
and highest and best use 

Wisconsin Department of Revenue2015

Agricultural Classification 
Updated Tax 18
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• Rule change
o docs.legis.wisconsin.gov/code/admin_code
o Rule: agricultural classification definitions and use-value calculation
o Cropping, Pasturing, Christmas Trees and Ginseng continue to qualify
o Updates to program listing 

 Old rule: listed specific programs, out of date many no longer active
 New rule: lists WI agricultural standards from WI Department of Ag
 WPAM updated annually with qualifying program information

• Effective for 2016 assessment
o Status of land during prior production season (2015)
o Compatible with agricultural use on assessment date (January 1, 2016)

Wisconsin Department of Revenue2015

Agricultural Classification 
Updated Tax 18
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Land without improvements subject to federal / state easement or enrolled in federal 
/ state program if all the following apply:
1. Land in agricultural use under (a), (b), or (c) when entering easement or program
2. Qualifying easements and programs shall adhere to standards and practices 

under ATCP 50.04, 50.06, 50.71, 50.72, 50.83, 50.88, 50.91, 50.96, or 50.98. 
WPAM shall list qualifying easements and programs

3. Terms of temporary easement or program do not restrict return of land to 
agricultural use under par. (a), (b), or (c) after easement or program is completed
or
Terms of easement, contract, compatible use agreement or conservation plan for 
that specific parcel authorized agricultural use, as defined in par. (a), (b), or (c), 
for that parcel in prior year

Wisconsin Department of Revenue2015

Agricultural Classification 
Updated Tax 18 (cont.)
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• Handout – listing for WPAM
• No changes for land enrolled in CRP and CREP
• Agricultural program classification process:

1. Review existing records and classifications
2. Conduct required annual classification reviews
3. Distribute updated PR-324 (Ag Program Information Request) to land 

owners with who may have land in qualifying program
4. Review completed form and supporting documents (ex: program 

contract, compatible use agreement, maps, plans, air photos)

Wisconsin Department of Revenue2015

Agricultural Classification 
Updated Tax 18 (cont.)
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• 2016 agricultural classification if:
1. Qualifying program or easement (see WPAM list)
2. Classified agricultural at time of program or easement enrollment
3. Enrolled in program or easement during 2015 production season
4. Continues to be enrolled in qualifying program or easement on 

January 1, 2016 (no improvements)

Wisconsin Department of Revenue2015

Agricultural Classification 
Updated Tax 18 (cont.)
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2016 Updates

Wisconsin Department of Revenue2015
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• Changes collected through 7/31
o Public comments
o Assessor requests
o Law changes
o Court cases: published appellate court and supreme court decisions
o General updates and clarification

• Potential exceptions to deadline: law change, court case after 
7/31 and before WPAM publication

• Updates drafted, discussed with stakeholders, reviewed, 
published in December

Wisconsin Department of Revenue2015

Update Process



69

• 2016 Wisconsin Property Assessment Manual
o Chapter 1 – new tax bill with referendum fields (Act 55)
o Chapter 5 – XML and Act 20 updates
o Chapter 7 – highest and best use, use of sales
o Chapter 9 – leased commercial property steps; cable TV
o Chapter 10 – manufacturing updates
o Chapter 11 – list of eligible programs for agricultural 

classification (revised Tax 18) and 2016 use-value 
calculation

Wisconsin Department of Revenue2015

2016 Updates
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• 2016 Wisconsin Property Assessment Manual, cont.
o Chapter 15 – updated rented equipment exemption (Act 

55), added rented DVDs to video tape section (taxable)
o Chapter 17 – Cable TV form removal
o Chapter 22 – updated local exposition exemption (Act 60)
o Chapter 23 – Cable TV chapter removed (updates to Ch 9)
o No applicable 2015 Supreme Court decisions or published 

Appellate cases

Wisconsin Department of Revenue2015

2016 Updates (cont.)
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• 2016 State Prescribed Forms
o Annual updates: PE-106: Fixed Asset Schedule 
o Layout changes and fillable versions

 PA-003: Statement of Personal Property (includes Cable TV for 2016)
 PA 115A and 115B: Real and Personal Property Objections 
 PA-800: Summary - Board of Review Proceedings
 PA-811: Summary - Waiver of Board of Review Request
 PR-298: Ag Land Conversion Charge
 PR-302: Notice of Board of Review Determination
 PR-324: Ag Classification Conservation Program Information Request

o Fillable version: PR-301: Notice of Assessment
o Removed: PA-016: Cable TV (now part of PA-003)

Wisconsin Department of Revenue2015

2016 Updates (cont.)



20 Minute Break
Please return to your seats at the designated time

72
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Commercial Property

Wisconsin Department of Revenue2015
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• Walgreen v City of Madison
o http://www.wicourts.gov/sc/opinions/06/pdf/06-1859.pdf
o Published: Supreme Court – 7/8/08
o 2016 WPAM updates, Ch 9

 Court quote
 Include typical terms and adjust for special / extraordinary terms for 

income approach and lease analysis (financing, land acquisition, 
development)

Wisconsin Department of Revenue2015

Commercial Property

http://www.wicourts.gov/sc/opinions/06/pdf/06-1859.pdf


75

• Bonstores v City of Wauwatosa
o http://www.wicourts.gov/ca/opinions/12/pdf/12-1754.pdf
o Published: Court of Appeals – 10/8/13
o 2016 WPAM updates, Ch 9: 

 Court quotes on comparable sales and use of RE Transfer Return (RETR)
 Distressed properties are not seen as meaningfully comparable to 

operating properties
 Avoid using sales of vacant improved properties ("dark") or distressed as 

comparable unless subject is similarly dark or distressed

Wisconsin Department of Revenue2015

Commercial Property (cont.)

http://www.wicourts.gov/ca/opinions/12/pdf/12-1754.pdf
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• Walgreen v. City of Oshkosh 
o wicourts.gov/ca/opinion/DisplayDocument.pdf?content=pdf&seqNo=

131662
o Appellate court - 12/17/14 
o Not a published decision – no information in WPAM
o Cited Walgreen v City of Madison Supreme Court Decision as primary 

basis to uphold circuit court decision and Walgreen value
o Improper to value business concern, increase in value from lease is 

contractual and not real property rights

Wisconsin Department of Revenue2015

Commercial Property (cont.)

http://www.wicourts.gov/ca/opinion/DisplayDocument.pdf?content=pdf&seqNo=131662
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• CVS Pharmacy v. City of Appleton
o https://s3.amazonaws.com/s3.documentcloud.org/documents/16814

68/decision-in-appleton-cvs-1.pdf
o Circuit Court - 1/7/15
o Circuit decisions are not placed in WPAM
o Valuation determined in investment market and not real estate market
o Highest and best use discussion: municipal use of pharmacy / drug 

store with Nestle case as basis; court stated features having most 
impact on value were tenant characteristics and not property 
characteristics – municipality valuing based on triple-net lease 
investment and not based on use as pharmacy / drug store

o Court found cost approach most reliable
Wisconsin Department of Revenue2015

Commercial Property (cont.)

https://s3.amazonaws.com/s3.documentcloud.org/documents/1681468/decision-in-appleton-cvs-1.pdf
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• General steps:
1. Determine property rights subject to assessment
2. Determine type of value 
3. Determine highest and best use 
4. Collect data 
5. Determine value subject to tax

Wisconsin Department of Revenue2015

Commercial Property (cont.)
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• Determine highest and best use, 2016 WPAM 
updates, Ch 7:
o Start with assumption current use is highest and best use
o Recognize current use does not necessarily represent 

highest and best use or full market value
o All available uses should be considered

Wisconsin Department of Revenue2015

Commercial Property (cont.)
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• Sales approach, 2016 WPAM updates, Ch 9:
o Real Estate Transfer Return (RETR) shows total value of real estate 

transferred under 77.22(2)(a)
o Amended RETR is needed if inaccurate real estate value on RETR
o Consider effect of creative or atypical financing upon sale price to 

establish "full value"
 If financing arrangements result in buyer paying more for property than 

would have paid if financing was typical of market
 Make cash equivalency adjustment to remove effects of creative or 

atypical financing, positive or negative

Wisconsin Department of Revenue2015

Commercial Property (cont.)



81

• Sales approach, 2016 WPAM updates, Ch 9 (cont.):
o Choose comparable sales with similar highest and best use and similar 

placement in commercial real estate market
o Avoid sales of distressed properties as comparable unless subject 

property is similarly distressed
o Distressed properties are not meaningfully comparable to operating 

properties

Wisconsin Department of Revenue2015

Commercial Property (cont.)
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• Income approach, 2016 WPAM updates, Ch 9:
o Review lease terms: expenses paid by tenant or owner?
o Do items reflect business interest, property interest, financing 

arrangement?
o Reasons contract / market rents may differ:

 Leases are not current
 Leases that are not ‘arm’s-length’ transactions
 Owner occupied properties
 Lease payment includes items /services not related to property 
 Short term leases may not reflect market value for other reasons

Wisconsin Department of Revenue2015

Commercial Property (cont.)
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• Income approach, 2016 WPAM updates, Ch 9:
o No adjustment for typical terms: 

 Leases are designed to compensate owner for market rate 
financing costs, land acquisition and development costs

o Make adjustment for special terms: 
 reimburse for extraordinary financing, land acquisition, 

construction and development costs

Wisconsin Department of Revenue2015

Commercial Property (cont.)
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• Cost approach, 2016 WPAM updates, Ch 9:
o Market value in exchange may not recapture all costs 
o Demolition and remediation costs can cause differences 

between actual costs and costs from a manual 

Wisconsin Department of Revenue2015

Commercial Property (cont.)
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Annual Assessment Report

Wisconsin Department of Revenue2015
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• Deliver to
o Municipality before or at Board of Review (BOR)
o DOR within 30 days after adjournment of BOR

• 2014 DOR Review of AARs
o Electronically filed AARs confirmed and reviewed by DOR
o DOR in-depth review (533 total) for following categories:

 Full Revaluation (57)
 Exterior Revaluation (34)
 Interim Market Update (99)
 Select Maintenance (339)
 Other – not specified (4)

Annual Assessment Report (AAR)

Wisconsin Department of Revenue2015
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Eau Claire & Wausau Sessions
David Lockrem
Wausau Equalization

Green Bay Session
Patrick Grabner
Green Bay Equalization

Madison & Milwaukee Sessions
Amy Mercer
Madison Equalization

2014 AAR Review

Wisconsin Department of Revenue2015
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Areas of concern:
• General Descriptions of the Jurisdictions
• Neighborhood & Market Area Identification
• Performance and Test Measures, Inspections
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2014 AAR Review (cont.)



General Description of the Jurisdiction
• Brief, non–informative
• Too much copy and paste – fluff

o Internet data isn't specific enough
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2014 AAR Review (cont.)



Elements of a Good Description
• What makes your community tick?
• Remember, you’re the expert

o Your reader may not be
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2014 AAR Review (cont.)



Elements of a Good Description
• Jurisdiction Location & Boundaries - clearly defined

o General location within the County and State
o Delineate using N, S, E, & W boundaries

 Roads
 Legal 
 Water
 Geographic

92

2014 AAR Review (cont.)



Elements of a Good Description
• Jurisdiction Demographics

o Municipality Size
 Land Area vs Water Area

o Indicate the Primary Land Uses
 Urban, Rural, etc.
 Agricultural, Recreational
 Residential, Commercial, Industrial
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2014 AAR Review (cont.)



Elements of a Good Description
• Jurisdiction Demographics

o Population Data
 Populace
 Seasonal vs non-seasonal
 Age – young families vs retired, mixed
 Income data
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2014 AAR Review (cont.)



Elements of a Good Description
• Jurisdiction Demographics

o Value and Marketability Factors
 Employment, schools, recreational opportunities
 Area economic stability, +/-
 Transportation access
 Public vs Private Utilities
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2014 AAR Review (cont.)



General Description Example
• Janesville, WI (pop. 63,575) is Wisconsin’s tenth largest 

municipality. It is located in south central Wisconsin astride 
the Rock River. Janesville is a regional trade and service center 
for Rock County (pop. 160,331). It is well served by Federal 
and State highways having direct access to Interstate 39/90, 
US Highways 51 and 14 and State Highways 11 and 26.
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2014 AAR Review (cont.)



General Description Example
• Madison (Wisconsin’s State Capital) 40 miles northwest via Interstate-39/90
• Beloit, WI and Rockford, IL, 10 and 30 miles respectively to the south via 

Interstate-39/90
• Milwaukee 71 miles northeast
• Chicago 109 miles to the southeast 
• Indianapolis, IN, Minneapolis/St Paul, MN and Des Moines, IA are all 

approximately 300 miles away
• Janesville is also home to the Southern WI Regional Airport
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2014 AAR Review (cont.)



General Description Example
• Since 1960, the City's population has grown over 80% with 

rapid growth in the 1960s and 1970s, stable populations in 
the 1980s, steady growth in the 1990s, and slow growth since 
2000. The 2010 average age is 37.1. According to the U.S. 
Census Bureau, Janesville has 27,996 households with a 
median household Effective Buying Income of $38,758.
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2014 AAR Review (cont.)



General Description Example
• Janesville is served by the Janesville and Milton K-12 Public 

School Districts, seven parochial schools, 2 Montessori 
schools, Blackhawk Technical College and the two year 
campus of University of Wisconsin – Rock County. It is also 
within commuting distance of the University of Wisconsin 
Madison and Whitewater campuses. 
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2014 AAR Review (cont.)



Neighborhood / Market Areas
• Limited discussion - if at all
• 2014 AAR states that both areas were to be analyzed & 

included in the report – most times not discussed
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2014 AAR Review (cont.)



Neighborhood identification
• Find subsets within your community

o How many, where are they? 

• Look for complementary land uses
• Provide a map and detailed description

101

2014 AAR Review (cont.)



Market Area Identification
• Define area where comparable sales are coming from

o Within the municipality
o Outside the municipality

 Why comparable?

• Provide a map and detailed description
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2014 AAR Review (cont.)
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Performance and Test Measurers
• Analysis of local trend not well documented

o Identifying the method(s) is not enough
o Discuss reason for your choice(s)

• Ratio Study Charts
o Unclear what was being asked of you
o Ratio study notes were lacking

 Definitions (Aggregate Ratio, Mean, Median, COD, COC, PRD)
 Describe what your statistics are telling you
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2014 AAR Review (cont.)



Ratio Study Charts
• Many struggled with ratio study charts
• Confusion over what years sales & assessment data to use

o Example:  2014 assessment year
 Chart 1: 2013 sales, 2013 assessments
 Chart 2: 2013 sales, 2014 assessments

o Statistical results incomplete or non-plausible numbers
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2014 AAR Review (cont.)
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2014 AAR Review (cont.)

Ratio Studies Chart
• Statistically accurate 

information must be used to 
populate these tables

• Assessment quality and 
uniformity is derived from 
these test measures



Other Areas of Concern
• Land Valuation

o Approximate market value ranges not noted
o Influence factors not listed or explained
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2014 AAR Review (cont.)
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Other Areas of Concern
• Scope of Work

o Sales analysis and validation, building permits, agricultural 
classification, inspections (slide #25)

• Include all required/relevant attachments
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2014 AAR Review (cont.)
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• All Full Revaluation, Exterior Revaluation and Interim Market 
Update Assessments

• Selection of Maintenance Assessments if the assessor did not 
complete another type of Assessment

2015 DOR AAR Review

Wisconsin Department of Revenue2015
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• Posted November 2015
• Maintenance version
• Similar look as MAR, TAR and ECR
• Video posting on DOR website in December with form walk 

through and examples

2016 AAR

Wisconsin Department of Revenue2015
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• Standardized list of attachments for all AARs:
o Notice of Assessment
o Affidavit
o Maps (provide link to any internet maps used)
o Information for those who helped complete assessment
o Contract
o Sample PRC by class of property
o Open Book Summary (if assessor completes)
o BOR Notice

2016 AAR (cont.)

Wisconsin Department of Revenue2015
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• Attachments for all non maintenance AARs:
o Standard 8 attachments
o Market area maps, adjustments by neighborhood
o Sale stratifications
o Valuation statistics (dispersions, frequency charts)
o Summary reports
o Other charts / graphs

2016 AAR (cont.)

Wisconsin Department of Revenue2015



115

• Prefills from 2015 AAR and 2016 MAR / SOA:
o Assessment type history (MAR)
o Assessment software (MAR)
o General description (AAR)
o Oath of office (AAR)
o ECR, MAR and TAR filing dates with DOR
o Parcel counts (SOA)
o Assessment Statistics (AAR)
o Influence Factors (AAR)

2016 AAR (cont.)

Wisconsin Department of Revenue2015
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• Issues we are working on with Assessors and other 
stakeholders in 2016 for possible release in 2017
o Measuring your AAR (e.g. from 1 to 10)
o Completeness of data sent in your AAR
o Accuracy of data collected
o Training for Assessors and local officials on the AAR

2016 AAR (cont.)

Wisconsin Department of Revenue2015
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Signature Page
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2017 Updates
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• Provide suggestions by 7/31/16
o Systems (e.g. eRETR)
o Forms (e.g. Statement of Personal Property)
o Publications (e.g. WPAM and Guides)

2017 Updates 

Wisconsin Department of Revenue2015
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• WPAM – Volume 2
o Residential, apartment and agricultural listing and cost 

information
o 330 pages
o Online for free: revenue.wi.gov/html/govpub.html#property 
o Paper purchase available
o Published January 1, 2000 - modifiers posted annually
o 2017 proposed re-write

2017 Updates (cont.) 

Wisconsin Department of Revenue2015
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Manufacturing & Utility Bureau 

Assessor School
December, 2015



• Contact list and district map
• Manufacturing classification 
• Building permits
• Notification rolls 
• Shift (Add/Delete) letters
• Website - Manufacturing landing

142

Manufacturing Discussion Topics



• Manufacturing classification timeline
o Manufacturing assessment classification request must be received by 

March 1 (s. 70.995(5))
o DOR looks at the business activity of the establishment
o No retroactive classification as manufacturing

o DOR has sole discretion in classification (s.70.995 (4))

• Manufacturing classification of personal property
o Initial classification affects business personal property only
o DOR may assess all or part of the personal property of a qualifying 

manufacturing establishment
• Real estate classification depends on substantial use

143

Manufacturing Classification



• Types of information to pass on to DOR
o Building permits
o Sale or expansion of manufacturing parcels 
o Sale of large agricultural parcels that may be used in manufacturing 

(frac or mining)
o Economic influence, zoning changes, TID creations or closings
o Regional industry information that might be new enough, that we 

don't know about it

144

Permits and Other Information



• All DOR rolls are now available on-line and will not be mailed
• Including omitted or correction rolls in 2015

• Review notification rolls for errors & omissions 
o Missing manufacturing RE parcels or PP accounts 
o TID codes
o School district/Union high codes
o Special district codes

145

Notification Roll Review



• Exchange of information with DOR is important in establishing 
an accurate municipal assessment roll
o Do not shift a real estate parcel or personal property to manufacturing 

classification until you receive official notification from DOR
o Double assessment or omitted property may otherwise result

• DOR add/delete (shift) letters sent to assessor includes
o Situs address
o Local parcel number
o TID & Special district information
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Assessor and DOR Communication



• "Manufacturers" landing page
o Online services – taxpayers and preparers
o Assessment rolls
o Reports
o Appeals and objection forms
o Guides
o Resources
o Common Questions
o Common Forms 
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Website
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• Assessor Training: revenue.wi.gov/training/assess/index.html
• Assessment Manual: revenue.wi.gov/html/govpub.html#property
• Publications: revenue.wi.gov/html/pubs.html

• Reports: revenue.wi.gov/report/index.html

• Common questions: revenue.wi.gov/faqs/index-pt.html

• Email lists: revenue.wi.gov/html/lists.html
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Additional Information

Wisconsin Department of Revenue2015
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Thank you for attending!
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Certification Statement 

As the Secretary of the Wisconsin Department of Revenue (DOR), I have reviewed this guidance document or proposed 
guidance document and I certify that it complies with secs. 227.10 and 227.11, Wis. Stats. I further certify that the 
guidance document or proposed guidance document contains no standard, requirement, or threshold that is not 
explicitly required or explicitly permitted by a statute or rule that has been lawfully promulgated. I further certify that 
the guidance document or proposed guidance document contains no standard, requirement, or threshold that is more 
restrictive than a standard, requirement, or threshold contained in the Wisconsin Statutes.  

DEPARTMENT OF REVENUE  

 

Peter Barca  

Secretary of Revenue 
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