
Understanding Your Tax Bill

A Basic 

Understanding of

Assessment and Taxation



Taxation Cycle

 Assessment Process – Municipal Assessor places values on 
properties

 Equalization Process by DOR – Equalized value total that 
determines tax rates and apportionment is calculated

 Budget Process – levies are set

 Apportionment Process – levy amounts are apportioned to 
taxpayers



Assessment

 Taxes are based on Assessment

 Effective Date of Assessment is January 1 of each year

 Assessor values properties based on market and 
State of Wisconsin percentages



Assessment Process

 Local Assessors place values on property specified under 
s73.03(2a) stats

 From View

 From best information that is practically obtained

 Value of Land and Buildings should equal the Market Value



Open Book

 All property records are “Open Records”.

 If the property owner received a notification regarding 
their assessment and has questions or concerns they 
should meet with the assessor to discuss values prior to 
open book.

 Assessor is allowed to make changes at the Open Book 
Session.

 If not satisfied, the property owner can protest values by 
requesting a hearing at the Board of Review



Board of Review

 Assessor’s Value is presumed correct

 To have a correction made, owner must prove property is 
overvalued in comparison with similar properties

Use arm’s length sales/recent sales of comparable 
properties

Size of lot, size and age of buildings, depreciation and 
income potential



Appeals
 If a taxpayer is not satisfied with the decision of Board of 

Review

Review the Department of Revenue – Guide for Property 
Owners 

https://www.revenue.wi.gov/DOR%20Publications/pb060.pdf

Can file a complaint with the Circuit Court of Appeals

Contact the Department of Revenue regarding the 
appeal

https://www.revenue.wi.gov/DOR%20Publications/pb060.pdf


Equalized Values - Definition

 Estimate of total taxable value of all real and personal 
property in each taxation district as of January

 Excludes exempt property

 Agricultural land (class 4) – use value vs. market value

 Undeveloped land (class 5) – 50% of market value

 Agricultural forest (class 5m) – 50% of market value

 August1 – DOR issues preliminary values

 August 15 – DOR issues certified values



Equalized Values - Purpose

 Provide uniform basis to administer property tax system 
for levy purposes

 Fairness and equity between municipalities

 Municipal boundary for school, county, technical college 
boundaries

 Equalized values do not extend to individual properties

 Individual parcel/property tax fairness dependent on 
the municipal assessment roll



Equalized Values - Uses
 Apportionment of property tax levy

 Counties

 School districts

 Technical colleges

 Allocation of state aids

 Debt limit calculation



Equalized Values - Uses

 Municipal assessment compliance – sec. 70.05 Wis. 
Stats.

 Equating manufacturing property assessments

 Levy limit calculations – net new construction



EQUATED MANUFACTURING, EQUATED 
STATEMENT OF ASSESSMENTS AND AGGREGATE 
RATIOS
 As the Municipalities adjourn their Board of Reviews the 

Statement of Assessment is filed with the Department of 
Revenue.

 Equalization uses these in determining the equalized 
values for the taxing jurisdictions

 Department of Revenue will begin calculating the 
manufacturing rolls along with the final Equated 
Statement of Taxes and the Aggregate Ratio and release in 
mid October



Apportioning Tax Levies

 Property tax levies of such jurisdictions are 
apportioned to each municipality on the basis of 
Equalized Value.

 For example, if a municipality contains 50% of the Equalized 
Value within a county, its residents should pay 50% of the 
county property taxes levied.



Levies

 County Board sets the amount to be levied across the 
municipalities

 The amounts to be paid by the municipality are determined 
by taking the county’s total equalized value (less the Tax 
Increment District) and dividing that by the equalized value 
of each of the municipalities to come up with the percentage 
of the levy due from the municipality.

 These amounts are reported on the Apportionment (PC-400).  
This same process is used when determining the amount of 
the county referendum to be charged to each of the 
municipalities.

 These must be filed with the state and delivered to the 
municipalities no later than November 15.



Setting Budgets and Tax Levies
 Schools and Technical Colleges

 The process is very much the same for the school districts and 
technical colleges.  They are to have their budgets completed and 
certifications of taxes and referendums levied against the 
municipalities by the first Monday in November.

 Municipalities

 Municipalities also have the process of creating their 
budget.  Their levy amount goes against all properties 
within their jurisdiction so there is no need to do any type 
of apportionment.  They don’t have a deadline for setting 
their budget however, they should be mindful of state 
statutes requiring the tax roll to be delivered by the 3rd

Monday of December.



WHEN DISCUSSING TAXES

TAXES ARE APPORTIONED –
based upon Equalized Value

TAXES ARE CALCULATED –
 based upon Assessed Value



School Tax Credit
 The School Tax Credit, Lottery and First Dollar credits are released the 

third Monday of November by the Department of Revenue.

 How is school tax credit determined

Formula for calculating the school levy tax credit:

Municipality's 3-Year Average School Levies
Statewide 3-Year Average School Levies

x Total Funding =

Municipality's
Credit

 Ex: 6,660,558
4,832,905,497

x 1,195,000,000 = $1,646,911



LOTTERY CREDIT

 How is lottery credit determined

The amount of funds available for the lottery and 
gaming credit is determined in November of each 
year based on revenues generated from the Wisconsin 
Lottery, pari-mutuel on-track betting and 
bingo during the year.

To receive the Lottery Credit you must own the 
property and it must be your primary residence as of 
January 1st of the taxing year.  You are only allowed 
one Lottery Credit.



FIRST DOLLAR CREDIT

 The First Dollar Credit is a reduction on the property 
tax bill for Wisconsin property owners. Every parcel 
containing real property improvements qualifies for 
the First Dollar Credit. 

 This credit automatically applies to all qualifying 
properties so property owners do not have to apply for 
this credit.



Calculation of Tax Bills

 Once all of the pieces are received

 The municipality enters the information into the Ascent 
Land Records System

 Forwards all of the documentation on to the Treasurer’s 
office

 Entered information is verified

 Tax bills are computed

 Proofs are sent to the municipality

 Once approved Tax bills are posted to the website and 
sent to the printers for mailing



TIMELINE – IN A PERFECT WORLD

 January 1 – Assessment process begins

 The second Monday of June Municipalities file their Statement 
of Assessments with the Department of Revenue

 August 15 – Final Equalized Values released

 Mid October – Release of the Full Value/Equated Manufacturing 
released along with Final Equated Statement of Assessment and 
Aggregate Ratio

 First Monday in November Schools and Technical Colleges 
release their Apportioned levy amounts to the Municipalities 
along with their referendum information.



TIMELINE – IN A PERFECT WORLD

 November 15 County files/emails the Apportionment sheet for 
the amounts levied against the municipalities including 
referendum information.

 Third Monday of November School Tax, First Dollar and Lottery 
Credit information is released by the Department of Revenue.

 Municipalities set their levy prior to the third Monday in 
December.

 Information entered into the County Land Records System and 
Documents forwarded to the County

 Taxes calculated and proofs created for municipalities to review 
and confirm they are ready for release

 Taxes posted on the website and are printed and mailed.



UNDERSTANDING YOUR TAX BILL
The Tax Bill will identify 

the County
The Year of the Tax Bill
Real Estate/Personal 

Property

Name of the Owner
Parcel Number/Account 

Number
Bill Number

Location of Property 
(Site Address)

Brief Legal Description



Assessed Values is determined by the Assessor

Average Assmt Ratio is the Aggregate Ratio which is a comparison of the 

municipality's total locally assessed value to the Department's non-
manufacturing based Equalized Value.

Net Assessed Value Rate is the Mill Rate that multiplied against (x) your total 
Assessed Value equals your gross tax.



Estimated Fair Market value is calculated by taking the Assessed Value divided by 
the Average Assmt Ratio (Aggregate Ratio) to the nearest hundred.  

Just as it says if you have prior year taxes due there would be a * in the box.

School Taxes also reduced by school levy tax credit – a credit that directly reduces 
the amount of school taxes showing on your specific tax bill for the portion of just 
your taxes



In this box you will see 
at the top your net tax 
This amount will include 
any credits the tax 
parcel is eligible for 
(first dollar and lottery 
credit).  Also in this box 
you will see special 
charges, special 
assessments, delinquent 
utilities, POWTS, and 
MFL charges against 
that tax parcel.



An Example of other 
charges you may see on 

your tax bill



This is what a tax bill will look like if this parcel participates in the Managed Forest Land 
(MFL) Program through the Department of Natural Resources.  As you can see there are two 
assessed values showing but only one fair market value.  The Land value of $2400 is in the 
agricultural assessment classification and is assessed much differently and not subject to 
displaying a fair market value.  Therefore the Fair Market value is based upon just those 

acres that participate in the MFL program.

Although there is an assessed value these acres in the program are taxed by a per acre 
value.  In this case they only pay $9.49 per acres so this parcel only has two acres 

participating in the program.



It is required to show both current and prior information for the body of the tax bill.
Taxing Jurisdictions are the entities that are allowed to levy taxes
The Estimated State Aids are allocated by the state and sent directly to the taxing 
jurisdictions.
The Net tax is broken down by Taxing Jurisdiction
Percentage of change to see where the changes occurred from prior year. 

The credits also show current and prior years and percentage of change.  The credits 
are deducted from the Total Tax to give you the Net Property Tax.  However this may 
not be your total tax due.



If you have 
any specials 
in the Net 
Property Tax 
box, those 
will be added 
to your “Net 
Property Tax” 
total for your 
“TOTAL DUE” 
amount



Referendums

This area of the tax bill shows if there were any referendums that impacted 
the tax bill.
It shows the Taxing Jurisdiction, the total referendum levied against that 
municipality, the individual tax impact to that specific parcel and the year 
that the referendum will no longer show on the tax bill.



Payment Information

The stubs on the bottom of the tax bill provide the installment option amounts and 
the PAY FULL AMOUNT.  The due dates are provided.  Who to make your checks payable 
to along with where the payment can be mailed.



Calculating the installment options are a little complicated.  
You would take the “Total” of the Net Tax prior to credits being applied (-) minus the First 
Dollar Credit.  Divide this total by 2.  This is the amount of the 2nd installment.  To 
calculate the 1st installment you must deduct the amount of the lottery credit and add 
special assessments and/or taxes in the Net Property Tax Box.  This will be the amount of 
the 1st installment.

Example:  $5,382.46 - $79.30 = $5303.16
$5303.16 divided by 2 = $2,651.58 (amount of 2nd installment)

$2651.58 - $260.29 = $2,391.29
$2,391.29 + $26.00 + $75.00 + $10.00 = $2502.29 (amount of 1st installment)



Back Page of Tax Bill



That is the 
explanation of
What information 
is needed, where 
the information 
comes from, how 
it is calculated 
and where that 
information is on 
the tax bill.

Any Questions?


