
2026 Village-Wide Property Revaluation Frequently Asked Questions 

Why am I receiving a new assessment notice? 

The Village of Marshall completed a village-wide revaluation of all properties for 2026. 

Wisconsin law requires municipalities to periodically update assessments to reflect current 

market conditions and maintain fairness among property owners. 

 

The Village's assessments had not been comprehensively updated for market conditions 

since 2019. Due to significant increases in real estate values over the past several years, 

assessments needed to be adjusted to reflect current market values. 

What is a revaluation? 

A revaluation is a comprehensive review of all properties within the Village to determine 

their estimated market value as of January 1, 2026. 

 

The goal is to ensure that properties are assessed fairly and uniformly based on what they 

would likely sell for on the open market. 

Does a higher assessment automatically mean my property taxes will increase? 

No. 

 

Your assessment determines your share of the overall tax levy. The reassessment itself does 

not increase the amount of money collected by the Village, School District, County, or 

Technical College. 

 

Think of the tax levy as a pie. The reassessment changes how the pie is divided among 

property owners—it does not automatically make the pie larger. 

My assessment increased by 70%. Does that mean my taxes will increase by 

70%? 

No. 

 

Many properties in Marshall experienced significant increases because assessments had 

fallen behind current market values. 

 

The assessor's work resulted in an overall Village-wide increase in assessed values of 

approximately 67%. 

 

If your property's assessment increased by roughly the same percentage as the Village 

average, your taxes may change very little. 



How are property taxes actually determined? 

Property taxes are based on two factors: 

 

1. The total tax levy established by the Village, School District, County, Technical College, 

and other taxing jurisdictions. 

2. Your property's share of the Village's total assessed value. 

 

Because assessments across the Village increased significantly, the tax rate (mill rate) will 

decrease. 

 

The final tax rate cannot be determined until all taxing jurisdictions adopt their budgets 

later this year. 

Can I calculate my taxes using last year's tax rate? 

No. 

 

Please do not multiply your new assessment by last year's mill rate. 

 

The 2025 mill rate will not apply to 2026 assessments because the Village-wide 

reassessment significantly changed the tax base. 

Why did my assessment increase so much? 

The Village's overall assessed value increased by approximately 67%. 

 

Many properties throughout Marshall were substantially below market value due to 

significant appreciation in the local real estate market since 2019. 

 

The purpose of the revaluation is to bring assessments closer to actual market value as of 

January 1, 2026. 

What if I disagree with my assessment? 

The first step is to contact the assessor during the Open Book process. Open Book allows 

property owners to discuss their assessment with the assessor, review property 

information, and ask questions. 

 

Many concerns can be resolved during Open Book without the need for a formal appeal. 

What is Open Book? 

Open Book is an informal opportunity to discuss your assessment directly with the assessor. 

 

Open Book: Monday, June 22, 2026, 10:00 AM – 4:00 PM, by appointment. 

 

To schedule an appointment, contact Associated Appraisal Consultants at 920-749-1995. 



What is the Board of Review? 

The Board of Review is the formal appeal process for property assessments. 

 

Property owners who disagree with their assessment after speaking with the assessor may 

file a formal objection and present evidence before the Board of Review. 

 

Board of Review: Thursday, July 23, 2026, 5:00 PM until adjournment, by appointment with 

the Village Clerk. 

Who should I contact with questions? 

Questions regarding your assessment should be directed to: 

 

Associated Appraisal Consultants 

920-749-1995 

Info@apraz.com 

 

Village staff are happy to assist with general information regarding the process, but 

questions regarding specific property values should be directed to the assessor. 


