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• Equalized value and FSAS

• Purpose

• Process overview 

• Unit value development

• Questions?
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• Role FSAS plays in setting equalized values
o Annually determine the average market value per acre of agricultural, undeveloped, forest, 

ag forest and Class 7 within a taxation district

• Other contributing factors
o Field review

o Municipal Assessor's Report (MAR) Processing

o Economics
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• Calculating equalized values is a bit of a jigsaw puzzle
• Many pieces (our processes) play a role in the resulting value
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Purpose
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• To annually determine the average market value (i.e., unit value) per acre of various 
types of land classifications within a taxation district based on land use
o Agricultural 
o Undeveloped 
o Forest and agricultural forest 
o Class-7 other

• Large acre sales that occurred in the taxation district and in similar taxation districts are 
analyzed and used as a basis for determining the unit values, which are then applied to 
the assessor's acre base to calculate the equalized value for these property classes 
during MAR auditing in June
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• Unit value sales analysis – used by DOR to value property classified by municipal 
assessors as agricultural, forest land, undeveloped, productive forest land or other 

• Sales (38 acres or larger) – are verified and broken down into component parts to 
identify average selling prices per acre and the contributory value of any improvements 
(houses, barns, and other improvements to the land) 

• Average selling prices per acre of land – are then used to estimate the market value of 
all lands classified by municipal assessors. Annually, approximately 4,000 transactions 
are analyzed in this manner statewide. 
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Process Overview
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1. Part one – analyzes valid, arms-length sales of large parcels of land (>19 acres (vacant 
only) or >38 acres, depending on the county)
o Both vacant and improved sales are included in this analysis
o Part one is completed when unit values ($/acre) are established for every large acreage sale 

within your assigned county/counties
o Results of this analysis are entered in IPAS

2. Part two – analyzes the sales data from part one to determine the recommended per 
acre (units) value for each land classification within each taxation district
o Property Assessment Specialists (PAS) utilize the Fielded Sales Analysis (FSA) transaction in 

IPAS to complete this portion of FSAS
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• Larger acreage sales typically include multiple classes of property 
o Assessed values may be at 'Use Value' or 50% of market value (non-market assessed 

values can't be compared to selling prices)
o Unit Valuation lends itself well to breaking out different sub-classes of land involved in 

each sale

• Sales may be used across district boundaries (blend groups) without any full value 
calculation or adjustment

• Sales of larger tracts of land are typically based on a $/Acre basis 
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• Administrative Rule 
o Tax 18.05(1) Agricultural Use

» NAICS – Crop and animal production
» Christmas trees and ginseng
» Specific conservation programs 

o Tax 18.05(4) Devoted to Agricultural Use
» Prior production season (2025 for 2026 assessment)
» Compatible with ag use on January 1

o Tax 18.06(1) Agricultural Classification
» Physical evidence of ag use – crops, fencing, livestock
» Assessor may request additional information
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Wisconsin Property Assessment Manual (WPAM)
• Farmland abandoned or converted to recreational (in transition to a higher use) 

classified based on cover 

• Land that does not produce and is not capable of producing because of poor soil or site 
conditions 

• Roadway right-of-way fronting agricultural land if not in an ag use

• Example – rock outcropping, borrow pits, depleted quarries, submerged land and other 
land not used and with no potential for use
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• Common FSAS Subclasses
o Fallow

o Swamp

o Waste

o Ponds

o Lakebed/river bottom

o Road right-of-way
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• Sec. 70.32, Wis. Stats.

• Bog, marsh, lowland brush, uncultivated land zoned as shore land or other 
nonproductive lands

• Valued at 50% of full value
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• Sec. 70.32, Wis. Stats. 

• Productive forest land means "land that is producing or is capable of producing 
commercial forest products and is not otherwise classified under this subsection"
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Wisconsin Property Assessment Manual (WPAM)
• Productive forest lands and related services in this classification are determined primarily 

by the use of the land. Forested areas used for hunting, fishing, recreation, or in the 
operation of a game preserve, should be classified as forest unless clearly operated as a 
commercial enterprise or are exempt

• Forest lands include those forested areas, not on farms or ranches, which are being 
managed or set aside to grow tree crops for “industrial wood” or to obtain tree products 
such as bark or seeds

• Forested areas on farms, ranches, or estates, with no commercial use made of the trees 
are to be included in this classification, including cutover. Cherry orchards, apple orchards, 
and Christmas tree plantations are classified as agricultural property.
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• Technicians in district offices
o Queries vacant and improved sales over 38 acres

o Sends Questionnaires to the Grantee

o Create maps for the Property Assessment Specialist (PAS) to use

o Creates spreadsheet of sales for PAS review

o FSAS begins in late January or early February



T H E  P R O C E S S  O V E R V I E W

22

• PAS reviews questionnaires in detail
o Enter notes for reject sales in IPAS

• Review vacant sales first
o Can include sales with small imps 

o Use GIS to determine land classification

o Use benchmark or homogenous sales as a starting point for unit values paying 
attention to prior year unit values





T H E  P R O C E S S  O V E R V I E W
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Review vacant sales first 

• Tools used
o GIS to determine land classification

o Google Maps/Google Earth/Streetview

o Multiple Listing Service (MLS) / DNR Surface Viewer

o Field view vacant sales if acreage is in question after your office review



T H E  P R O C E S S  O V E R V I E W
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• Use the vacant land sales to value the land in the improved sales

• Use benchmark/homogenous sales as a starting point for breaking down mixed 
class sales

• Use prior year unit values as a starting point if no benchmarks and to check 
reasonableness of benchmarks

• Field the improved sales and/or any vacant land sales as needed
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Bucky Badger
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Town of Badger



















D N R  M A P  –  W E T L A N D S

36

Maps and GIS (Wetlands)
• dnr.wi.gov/maps/

• dnr.wisconsin.gov/sites/default/files/topic/Wetlands/WWI_Classification.pdf











41







C O M PA R I S O N

44
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• After completion of all vacant sales 

• Begin break out of land classification for improved sales
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• Improved sales

• Value structures

• Land classification is completed using the same tools as vacant sales

• Physical viewing of improved parcels following the Field Visit Criteria Flowchart
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Unit Value Development
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1. Part one – analyzes valid, arms-length sales of large parcels of land (>19 acres (vacant 
only) or >38 acres, depending on the county)
o Both vacant and improved sales are included in this analysis
o Part one is completed when unit values ($/acre) are established for every large acreage sale 

within your assigned county/counties
o Results of this analysis are entered in IPAS 

2. Part two – analyzes the sales data from part one to determine the recommended per 
acre (units) value for each land classification within each taxation district
o Property Assessment Specialists (PAS) utilize the Fielded Sales Analysis (FSA) transaction in 

IPAS to complete this portion of FSAS
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o Blend group 205 Report
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