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What we 

will 

cover 

this 

evening

:

City of La Crosse’s Budget Revenues & 

Expenditures breakdowns

City of La Crosse’s Property tax 

classifications (which property types 

pay what)

Net new construction and its impacts to 

the City’s budget

Comparable WI cities and their 

comparable tax classifications

School enrollment data

Commercial development

Takeaways





Municipal Statement of 

Assessment
• Wisconsin municipalities have a mix of the 
following tax classifications :

• Residential 
• Commercial
• Manufacturing
• Agriculture (assessed based on use – “use valuation”)

• Undeveloped (assessed at 50% of full value)
• Ag. Forest (assessed at 50% of full value)
• Productive Forest Land (commercial forest products)
• Other (ag. additional residence & buildings)

• Personal Property (this classification was eliminated by 
State in 2023)

https://www.revenue.wi.gov/Pages/SLF/SOA.aspx



Who is paying the levy?

• Cities main tax classifications are:
• Residential

• Commercial

• Manufacturing

• Personal Property (but this classification was 
eliminated by State in 2023)

• The total value of these four categories = Total 
Assessed Value

• Mill rate = Levy

Total Assessed Value
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What is the 

importance of 

Net New 

Construction?

Since 2005, Net New Construction 

has limited the amount you can 

raise your levy (Levy Limits)

Net New Construction is calculated 

by adding up all new construction 

(less demolition), divided by the 

municipalities Total Equalized 

Value

Net New Construction is not 

related to property appreciation 

values

• However, if property 

appreciation accelerates during 

a period of minimal new 

construction it may make NNC 

appear smaller 

New Construction (Less Demolition)
Total Equalized Value 

In 2024, La Crosse’s NNC was 

0.936%, allowing a $368,621 

increase in 2025 Levy

City has attempted to fiscally 

manage through debt levy shifts





La Crosse Debt Capacity (2016 –

2023)
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Development Gap between 

Redevelopment & Greenfield 

Development

Redevelopment

• Purchase price (Rental 
value)

• Demolition

• Disposal of demolition 
materials

• Lot reconfiguration (?)

• Smaller scale
• More difficult to develop 
economy of scale

• Greater risk for 
individual builder 

• Flood Plain issues w/ 
some properties

Greenfield Development

• Land price
• Purchase price
• Utility installation (May 
not apply)

• Road infrastructure

• Economy of scale

• Lower risk for 
individual builder if 
neighboring properties 
are of equal value and 
condition





Takeaways for La Crosse’s Tax 

Base

Net New Construction

• Has not kept up with 
inflation since 2011 
(earliest data)

• Predominantly 
represented by 
commercial construction

• City has offset impacts 
to NNC with debt levy, 
but 5% max. Eq. Value

Largest Tax Component

• Residential 
housing/capita less than 
all La Crosse County 
municipalities

• La Crosse’s commercial 
tax class showing 
largest portion of net 
tax class growth

• Eau Claire seeing 
greater residential 
housing growth & 
commercial growth

• Density is not a panacea



Questions?

Karl Green, Local 

Government Education 

Program Manager

• Karl.green@wisc.edu

• 608-785-9763

mailto:Karl.green@wisc.edu

