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Does my County Have a real property 
lister?

• Every County in Wisconsin has a person or 
department that performs real property lister 
duties as outlined in §70.09.

• The title of the Real Property Lister, 
department they work in, and the number of 
people who perform the duties varies from 
County to County.



What Department is my real property 
lister in?

• Treasurer’s Offices
• Land information Offices
• Register of Deeds Offices
• Information Technology Departments
• Surveyor’s Departments
• City Assessor’s Office



http://wrpla.org/wp-content/uploads/2013/09/WRPLA-
Assessment-Websites-Map.pdf

Presenter
Presentation Notes
The link here connects to a webpage where each county on the map is linked to their mapping webpage.

http://wrpla.org/wp-content/uploads/2013/09/WRPLA-Assessment-Websites-Map.pdf


What does a real property lister do?



“…Prepare and maintain accurate ownership 
and description information for all parcels of 

real property in the county” - §70.09 

We make sure the taxpayers get the tax bill for 
the parcel of land that they own.



Real Property Lister Tools

• Parcel database program
• Deed imaging program
• Mapping Software
• Existing parcel maps
• Knowledge of legal descriptions



Presenter
Presentation Notes
GCS (33 Blue counties) and Transcendent (22 Yellow counties) are the most commonly used software



GCS                    Transcendent

Land Record Software Vendors



What happens with a deed?

Deeds get recorded in 
Register of Deeds 

Office 

Real Property 
Lister reviews 

deeds

Parcel Maps

Update Parcel 
Database for 
public view

Parcel Database for 
assessment

Assessor sends 
assessment data 
back to the Lister

Tax bills are 
generated from 
assessment data

An attorney 
drafts a deed

Lister notifies attorney of 
any errors in deed



Checking legal descriptions

• RPLs check legal descriptions to make sure 
they match an existing parcel owned by the 
grantor.
– Compare to existing database descriptions
– Map out the description to compare to previous 

mapping



Mapping Technology

Old school
• Hand drawn
• Limited space 

for 
information



Need to make 
Changes?



Hand Drawn vs. CAD Drawn

1950ish 2008

Presenter
Presentation Notes
Sherry Bierman (the Vilas County Lister) lives in the SW-NE



Hand Drawn vs. Digital

Presenter
Presentation Notes
Notice the difference in detail on the coast line



Presenter
Presentation Notes
The parcel lines can now be added onto aerial imagery with ease.
This is the same section as the previous slide



Mapping Technology

• GIS (Geographic Information Science)
• Counties have been reproducing their parcel 

maps on GIS programs since the 1990s
• A few counties are still in the process of 

mapping and the rest are working on 
maintenance and improvement.



Internal Mapping Software

Presenter
Presentation Notes
Esri’s ArcMap program is the most commonly used for mapping parcels
It has a wide variety of tools and is the industry standard across the nation for geographic information.



Public Facing Web-maps

Presenter
Presentation Notes
Our public facing web map is hosted by a third party vendor and pulls ownership data from our parcel database.



Types of Legal Descriptions

• Aliquot Part
• Metes and Bounds
• Subdivision
• Description by exception



Aliquot 
Parts



Metes and 
Bounds



Metes and 
Bounds



Metes and 
Bounds
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0’

82
0’
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Presenter
Presentation Notes
We typically map cardinal directions as being parallel to a section line or 40 line which are rarely true cardinal directions



Subdivision

Presenter
Presentation Notes
Subdivisions are tied into the PLSS corners



Certified Survey Map



Plat of Survey

Parcels from plats of surveys must be described by the metes and 
bounds description on the survey.

Presenter
Presentation Notes
Plats of survey do not create “lots” until a deed is recorded with the description.



Description by Exception
That part of the SW1/4 
of the NE1/4 of section 
8, Township 17 North, 
Range 4 West, Monroe 
County Wisconsin, 
lying North of the 
centerline of CTH B, 
excepting therefrom lot 
1 of Vol 21 of CSMs p. 
167, recorded as 
document # 578601

Presenter
Presentation Notes
A simple description by exception
	- check the 40
	- check the road
	- check the excepted survey



When Description by 
Exception gets Ugly

Presenter
Presentation Notes
These 21 exceptions describe this 1 parcel.

Can you see a better way to describe this parcel?



The “Forty” and you

• A quarter quarter is rarely ever actually 40 
acres.

• Most are between 38 and 42 acres.
• Many counties will still list 40 acres unless 

surveyed.
• Many will re-calculate acreage when better 

GIS data for PLSS corners is available



How do the PLSS corner coordinates affect mapping?

Presenter
Presentation Notes
Here the coordinates for the NE corner of section 26 were to far to the north by ~95 feet



The coordinates for SE Corner of Section 23 moves to the south by approximately 95 feet

Presenter
Presentation Notes
-The section line moves to take in an entire building in section 23 that was mapped in section 26
-Acreages change significantly



Presenter
Presentation Notes
The parcel lines here moved to take in a building and match up much better with occupation.



Why don’t the property lines match 
my fence lines?

Presenter
Presentation Notes
M&B don’t match up with current occupation.
Existing fence lines match area in green.
Current deeded parcel boundary is in red.
Driveway is outside of parcel as well



A survey can help!

Presenter
Presentation Notes
Note: this surveyor has specifically called out that land will need to be exchanged between owners to correct the boundaries.



Surveys can 
correct 
unclear 

descriptions

Presenter
Presentation Notes
Surveyor states that:
	-existing description does not close
	-based on this description and adjacent ones it is his belief that this depiction is what was intended.

Red lines are old parcel lines

Note the 30’ difference from the “recorded as” distance



Presenter
Presentation Notes
Note from page 2

Notice the drastic differences between “recorded as” and surveyed distances




Why is there a property line going 
through my house?



The Angle of the 
Imagery

Presenter
Presentation Notes
Look at the silos



Bad measurements when property 
was first described

Land division 
ordinances largely 
prevent this where 
they apply by 
requiring surveys for 
smaller parcels.

Presenter
Presentation Notes
Blue outline is deeded description

Pink is intended buildings owned

Note that pink line still goes through house
	- angle of imagery



Bad measurements when property 
was first described

Presenter
Presentation Notes
Someone probably miss read a written distance



Bad (or no) measurements before 
construction

Presenter
Presentation Notes
28CSM054 was surveyed in May of 2018

Party “A” bought 2 lots

Party “B” bought the third and had a shed built over the line within the same year as the land was surveyed

This is the proposed survey that would be the remedy



Mapping Inaccuracy

• Tied to Inaccurate PLSS corner coordinates
• Part of a vague or ambiguous description
• Proration of subdivision
• Overlapping description
• Mapping error

Presenter
Presentation Notes
Sometimes the map is wrong and in reality there is no encroachment

When a surveyor gets involved they can show where your deed lines are on the ground.



What happens with a deed?

Deeds get recorded in 
Register of Deeds 

Office 

Real Property 
Lister reviews 

deeds

Parcel Maps

Update Parcel 
Database for 
public view

Parcel Database for 
assessment

Assessor sends 
assessment data 
back to the Lister

Tax bills are 
generated from 
assessment data

An attorney 
drafts a deed

Lister notifies attorney of 
any errors in deed





Common Description Errors in Deeds

I write around 100 letters to attorneys each year 
notifying them of errors in deeds they have drafted
• Missing exceptions
• Lines dropped in metes & bounds descriptions
• Missing or incorrect forty references
• Typos in bearings or distances of metes and bounds
• Failure to refer to surveyed lands properly



POC (480’ W of NE corner)

Presenter
Presentation Notes
This description is one of my favorite examples of errors

Find the POC

River is about 580’ W of NE corner



How did we 
get to the 

East line of 
the forty?

POC (480’ W of NE corner)

It looks like 
there is a line 
missing from the 
description...

Presenter
Presentation Notes
In this case the missing line was dropped only from the most recent deed, so the language can be recovered



POC (480’ W of NE corner)

Did that say 
a distance
of 3 acres?

Presenter
Presentation Notes
Acres is a measure of area, not distance



SOUTH FORK LEMONWEIR RIVER

We can put the 
two parts of this 
description and 
make a pretty good 
guess that the 
intent is “lands 
north of the East 
Fork Lemonweir
River in this 
forty…” 

Presenter
Presentation Notes
The intent is clarified by highlighted right?

Wrong

The Lemonweir splits in this 40

As it turns out the area in the NW-NW North of the East Fork Lemonweir is approximately 3 acres
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