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• What is field review? 

• Reasons DOR completes field review
o And why it matters to assessors

• When and where is field review conducted

• Field review process

• Communication between Equalization and assessor



W H AT  I S  F I E L D  R E V I E W ?
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F I E L D  R E V I E W  D E F I N E D
• Process by which DOR completes a thorough review of the prior year equalized value 

for a class of property within a municipality

• Objectives for field review: 
o Supplement areas where there is limited sales data
o Provide a regular cycle of review of our annual economics
o Check of the previous year's equalized value 
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F I E L D  R E V I E W
• Field review project includes:
o Analysis of vacant land sales over the prior three years

o Analysis and appraisal of improved sales over the prior three years

o Sales are used to determine market adjustments

o Appraisals for a random sample of improved properties

o Ratio study comparing the assessed value to the appraised values
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F I E L D  R E V I E W
• Classes of property typically reviewed
o Class 1: Residential – land and improvement values are reviewed

o Class 2: Commercial – land and improvement values are reviewed

o Class 7: Other – only improvement values are reviewed



R EA S O N S  
D O R  
C O M P L E T E S  
F I E L D  
R E V I E W
And why it matters 
to assessors
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P U R P O S E  O F  F I E L D  R E V I E W
• More accurate determination of the equalized value for a specified class of property

• Over time, trend adjustments to the equalized value may start to deviate from the 
actual market
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W H Y  D O E S  I T  M AT T E R  T O  T H E  
A S S E S S O R ?
• We will need some information from you:
o Property record cards (PRC), including:

» Required information listed in Chapter 7 of the Wisconsin Property Assessment Manual

» Photos 

» Sketches
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W H Y  D O E S  I T  M AT T E R  T O  T H E  
A S S E S S O R ?
• We may need some additional information from you:
o Specific information not noted on the PRC’s

» Municipal Assessment Classification questionnaire
 Are pin spotters at a bowling alley assessed as real estate or personal property?

 Are improvements to the land for campground sites valued with the land or improvements? 

» We may call or email you for information
 Example – we see a large fuel tank on a commercial property that is not on the PRC. We may 

contact you to find out if it's rented personal property, something that was recently added to the 
property or something that may have been overlooked.
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W H Y  D O E S  I T  M AT T E R  T O  T H E  
A S S E S S O R ?
• If DOR finds evidence that a field review change is needed, we will:
o Adjust the economic start-up base value DOR uses to complete their work in the current year

o This affects the ratio projections used in determining the current year economics
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W H Y  D O E S  I T  M AT T E R  T O  T H E  
A S S E S S O R ?
• Assessors need to know the combined effects of field review changes and our 

economics so they can:
o Make sure the municipality obtains compliance (during a revaluation)

o Let us know if they are seeing the market differently
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W H Y  D O E S  I T  M AT T E R  T O  T H E  
A S S E S S O R ?
• Equalization is tasked with independently setting the equalized value
o Sec. 70.57 (1)(a), Wis. Stats. requires us to certify equalized values on August 15

o We post our preliminary equalized values on August 1

o During the first 7 days of August, we may review our value based on additional 
information received



SCENARIO 1
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S C E N A R I O  1
• Assumptions 
o 8% field review increase applied to residential class
o Blend group sales show 3% trend increase for residential

 Scenario 1: Adequate residential sales for the class

o An 8% field review increase is applied to the start-up value
o Prior to the field review, residential sales showed an increase of 10%
o After the field review change is applied, the same sales show an increase of 

2%
o Combined effect would be an increase of 10%



SCENARIO 2
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S C E N A R I O  2
• Assumptions 
o 8% field review increase applied to residential class
o Blend group sales show 3% trend increase for residential

 Scenario 2: Inadequate residential sales for the class

o An 8% field review increase is applied to the start-up value
o A 3% trend increase would be applied for economics
o Combined effect would be an increase of about 11%

• Without the field review change, a 3% trend increase would have been 
applied, and the equalized value would continue to be undervalued



W H E N  A N D  W H E R E  I S  F I E L D  
R E V I E W  C O N D U C T E D
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W H E N  I S  F I E L D  R E V I E W
• April
o Supervisor start reviewing counties
o Technicians can start prep work once a county is chosen

• July – September
o Equalization staff begin their assigned work in July
o Time adjustment study
o Vacant land is analyzed
o Field visits commence
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W H E N  I S  F I E L D  R E V I E W
• August – December
o Most of our field work is completed
o Data entry is completed on properties fielded

• December – April
o Market adjustments are determined
o Market adjustments are applied to sample appraisals
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W H E N  I S  F I E L D  R E V I E W
• April – May
o Field review projects are wrapped up

o Field review changes must be implemented before we can do our current year economics

o Economics for a field review county can push into June but must be completed prior to the 
MAR deadline
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W H E R E  I S  F I E L D  R E V I E W  D O N E
• Each district office completes field review in 1 or 2 counties each year

• Work is done on a cyclical basis
o Some district offices have more counties than others

o Expected cycle for a district to field review all counties is 8 to 10 years
» We won’t get back to another field review for awhile

» Communication with DOR is always important when doing a revaluation, but especially 
when we are doing a field review project
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W H E R E  I S  F I E L D  R E V I E W  D O N E
• Field review is not done in all classes for every municipality
o Focus on municipalities with low sales

o Not needed when there are consistent adequate sales in a class

o If there is no base in a certain class
» Many cities and villages have no Class 7 properties



25

W H E R E  I S  F I E L D  R E V I E W  D O N E
• Statistical measures are also considered when determining if field review is needed

• Other factors considered:
o We see a large difference between land and improvement ratios

o Assessor feedback



T H E  F I E L D  R E V I E W  P R O C E S S
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S U P E R V I S O R  P R E P
• Supervisor or lead/advanced PAS
o Reviews sales counts for all municipalities in county

o Review of statistics

o Determine complexity for each project

o Determine needed sample sizes

o Assign projects to staff
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S TA F F  P R E P
• PAS or technician
o Obtain the assessment roll for all municipalities

o Vacant land sales are queried and listed on a vacant land grid

o Improved sales are queried and added to our sample list
» Up to 50% of sample can be sales

» If there are excess sales, the most recent sales are used
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S TA F F  P R E P
• Random selection of properties is added to complete the sample

• Alternate samples are selected to be used if a sample cannot be used

• Record cards are requested from assessors for all improved properties in the sample

• Letters are sent to the local clerk, head of government, and law enforcement
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S A M P L E  S E L E C T I O N
Example: Town of Badger

o Total sample of 50 residential properties is needed
o There are 35 residential sales over the past 3 years
o The 25 most recent sales are added to the sample
o Random selection of 25 sales are added to complete the sample

» Assessment roll is stratified into 6 groups based on assessed value

» Each group includes 1/6 of the improved parcels in the municipality

» The 25 sales are assigned to their respective groups

» Remaining samples are randomly selected so each group makes up roughly 1/6 of the sample

» Each group has 2 randomly selected alternate samples chosen



31

A S S E S S M E N T  R A N G E
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F I E L D  W O R K  P R E P
• Prior to fielding, staff: 
o Review PRC's

» Note items that need field verification – e.g., an outbuilding on the aerial is not listed on the PRC

» Note questions that might need assessor follow-up

o Review aerials for:
» Sale/sample improved properties 

» Vacant land sales

o Determine which properties require a site visit

o Create maps of all sale and sample properties
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F I E L D  W O R K
• Field visits
o Residential and Class 7

» We conduct drive-by reviews
 DOR staff do not have the same rights to go onto a property as assessors
 DOR staff are not allowed to go down private roads or driveways

» We rely on accurate assessor records

» We also obtain information from online sources

» Properties that cannot be seen from the road may require an alternate sample
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F I E L D  W O R K
• Field visits
o Commercial

» We do request a walk-through of all commercial properties
 Property or business owners are not obligated to allow a walk through

 We use available online information

 If an inspection is refused
• Obtain a business card or phone number for follow-up
• Ask specific questions (e.g. - Is there a basement?) before leaving

» We may contact a property owner in advance to request a site visit
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F I E L D  W O R K
• Field visits
o Vacant land

» We can typically obtain information about vacant land sales from:

» We may field visit vacant property if:
 We still have questions about land classification

 The area in question can be seen from the roadway
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O F F I C E  W O R K
• Validate sales

• Time adjustment studies

• Vacant land studies

• Appraisals for sales properties

• Determining market adjustments

• Appraisals for samples

• Dispersion analysis
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S A L E S  VA L I D AT I O N
• Sales validation is completed on all sales to verify they are useable arm's length sales 

that may be used in our analysis

o DOR reviews:
» Questionnaires

» PAD data

» Online information and other resources

» During a commercial field visit
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T I M E  A D J U S T M E N T S
• Sales prices are time adjusted to reflect market value as of January 1

• Time adjustments are developed for improved and vacant properties, 
when sufficient data



TIME 
ADJUSTMENTS
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T I M E  A D J U S T M E N T S
• Paired sale review
o Properties that sell at least twice during the review period are considered

o Only sales of properties that are unchanged are considered
» No splits or combinations
» No new construction
» No demolition

• Paired sales with a classification change are closely scrutinized
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T I M E  A D J U S T M E N T S
• Sales ratio analysis
o Comparison of aggregate ratios over a 3-year period

o Ratios are not comparable across revaluations
» Example: If sales are being reviewed between 2022 and 2024 and there was a 2023 revaluation
 We are unable to compare sales ratios from 2022 and the other two years
 We could compare the 2023 ratio to 2024



42 T I M E  A D J U S T M E N T S



TIME 
ADJUSTMENT 
SCENARIO
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S C E N A R I O
• Assumptions
o 2023 Interim market adjustment by assessor 

o 4 sets of valid paired sales
» Average: 0.85% / month

» Median: 0.89% / month

o 2022 Sales – aggregate ratio of 61%

o 2023 Sales – aggregate ratio of 98%

o 2024 Sales – aggregate ratio of 91%
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S C E N A R I O  
• Assumptions
o Economic adjustments

» 2022: 5% Increase

» 2023: 8% Increase

» 2024: 6% Increase

» Average monthly increase: 0.53% / month
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S C E N A R I O
• Summary
o Paired sales support 0.85 to 0.89% / month
o Sales ratio analysis supports 0.64% / month

» Can't use the 2022 sales ratio due to IMU
» Change in ratio from 2023 to 2024

o Economics supports 0.53% / month

• Results
o Paired sales and ratio analysis both support a higher time adjustment
o PAS sets the time adjustment to 0.64% / month
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VA C A N T  L A N D
• Vacant land sales are analyzed to determine neighborhoods and obtain land values to 

use for our appraisals
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VA C A N T  L A N D
• Influence factor adjustments
o Adjustments for: 

» View
» Traffic
» Water access
» Type of lake frontage
» Railroad tracks
» Easements
» Lot access (landlocked or only accessible by boat)
» Lot shape

o Determined by the market
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VA C A N T  L A N D
• When no vacant sales are available to determine land values 
o Review similar sale characteristics

» Traffic counts 
» Online sources (e.g., – DNR)

o Extraction (land residual) method

o Allocation or land ratio method
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A P P R A I S A L  O F  I M P R O V E D  S A L E S  
• All sales are data entered into our system

• Cost model analysis is done for each property

• Improved market adjustments are developed

• Market adjustments are stratified based on supported criteria

• Sale properties that change after the sale and prior to the appraisal date are updated 
after the market adjustment is developed
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M A R K E T  A D J U S T M E N T S
• Ties our cost model to market value

• Sales data is analyzed to determine credible market adjustments

• Class and property type
o Residential – house style, waterfrontage, neighborhood, construction grade, condition
o Commercial – building type, frame type, neighborhood, quality of construction
o Class 7:

» Operational vs. non-operational farms
» Residential in nature
» OBY only
» Traditional farm vs mega farm
» Farm type – grain/crop, dairy, beef, turkey, etc.



52 M A R K E T  A D J U S T M E N T S
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A P P R A I S A L  O F  S A M P L E S  
• All improved non-sale sample properties are data entered into our system

• Cost model analysis is done for each property

• Market adjustments from our analysis on sale properties are applied to the non-sale 
sample properties
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D I S P E R S I O N  A N A LY S I S  
• Ratio study is completed for each municipality and class

• This ratio study is used to determine prior year equalized value adjustments

• Changes are applied to the land and improvement economic startup base values for 
each class



55 D I S P E R S I O N  A N A LY S I S  
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C O M M U N I C AT I O N  B E T W E E N  
EQ UA L I Z AT I O N  A N D  A S S E S S O R
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C O M M U N I C AT I O N  I S  E S S E N T I A L
• For DOR
o As the assessor, you typically have more information on properties and the municipality

o We rely on the property record card that you provide to us

o We may reach out to you if further clarification or verification is needed
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C O M M U N I C AT I O N  I S  E S S E N T I A L
• For the assessor
o When completing a revaluation, request an estimate of compliance prior to sending out 

assessment change notices

o We may contact you if:
» Your municipality is in the final two years of compliance and
» We know you are completing a revaluation

o Contact us if:
» You want to provide feedback
» You want to provide documentation



T H A N K  YO U !
Questions?
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