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Karl Green, Associate Professor

La Crosse County UW-Extension

� La Crosse’s four main tax base components

� City of La Crosse’s tax base compared to similar 
sized cities in Wisconsin

� City of La Crosse’s tax base compared to 
neighboring communities in Wisconsin

� Graphs comparing housing values in La Crosse to 
neighboring municipalities

� Statistics & GIS maps illustrating City of La Crosse 
local housing assessments
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� Tax levy represents ~47% of total revenue for La 
Crosse (largest single revenue source)

� Mill rate = Levy

Total Assessed Value

� In a city, the four main tax classifications are:

� Residential

� Commercial

� Manufacturing

� Personal Property 

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

Residential
53%

Commercial
37%

Manufacturing
4% Personal

6%

City of La Crosse 2009 
Tax Assessment Classes 
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Residential Equalized Value Per Capita

Fond du Lac Sheboygan Oshkosh Wausau Janesville Appleton Eau Claire La Crosse
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� Inner metropolitan area
� Not large relative volume of new residential 

construction
� Residential redevelopment in the City typically carries 

extra costs not part of “green field” development costs
� Strong rental market in City of La Crosse, which 

creates a price floor
� Neighborhood Dilapidation – losing fabric of 

community
� Flood plain issues

� 13% of La Crosse’s total residential properties are in the 
floodplain

� Flood plain creates anchor on property, as ownership and 
mortgaging require additional insurance policy (expense).

$1

Revenues

Expenditures

$1.12

� Typically, residential 
development creates 
the highest demand 
for services 
(expenditures)

� If average housing 
values are low – this 
creates greater impact 
on the municipal mill 
rate 
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� A national Realtors® study indicated the following 
leading issues for homebuyers

� Perceptions of crime

� Perceptions of school district

� Affordability of home/value

� Bigger homes w/ greater dependence on electrical 
use

� Homeowners own more vehicles (parking 
demands)
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Data source :  Department of Justice Assistance,  http://oja.wi.gov/category.asp?linkcatid=1324&linkid=709&locid=97
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Total Residential EqualizedValue per Capita
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High Taxes

Why?
� Regardless of property value 

residential housing creates a 
certain demand for services
� Police

� Fire

� Capital improvements

� Solid waste 

� Roads/Levees

� Debt service

� Parks

� Etc.

Revenues < Expenses

� If the revenues (taxation & 
fees) of housing stock 
doesn’t cover all expenses, 
these expenses are passed 
onto commercial, 
manufacturing and 
personal property through 
a higher mill rate
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Source:  La Crosse County - Local GIS data  
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� City of La Crosse has approximately 14,390 acres in 
municipal boundary

� 6,625 acres are tax exempt (46%)

� 2,130 acres are wetlands/bluffs
� 2,130 acres/6,625 acres = 32% total tax exempt

� 2,130 acres/14,390 acres = 15% total acres

� Need to remember idea of cost of services

� Do all tax-exempt properties generate service 
requirements?

� Marsh and bluffs do not require many services

� New annexations adds population 

� Increased population increases expenditures

� Replacement of existing housing with higher 
valued housing 

� Revenues to expenditure ratios is enhanced (greater 
volume of revenues per capita)
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� Focus on Floodplain 
properties?
� 13% of all La Crosse 

residents property 
touches the floodplain

� Focus on 
neighborhoods seeing 
the highest poverty
� (Hamilton & Roosevelt 

school districts)

� Develop internal city 
acreage such as Mobil 
Oil, Park Plaza, etc.
� Prime river  access

� Consolidated student 
rental 
� Encouragement of 

single-family 
replacement housing in 
high rental 
neighborhoods
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� Taxation is our highest 
form of revenue

� Housing is our largest 
asset (taxation base)

� The value of our housing 
is lowest compared 
locally and with similar-
sized cities

� If your largest asset is 
under-performing…

� Why hasn’t the market 
fixed this?

� Who needs to act to fix 
this?

� People require services –
not land

� If residential municipal 
expenditures are < 
revenues , the costs are 
covered by commercial, 
manufacturing land uses 
through a higher mill 
rate.

� Karl Green

� La Crosse County UW-Extension

� 785-9593

� Karl.green@ces.uwex.edu

� http://lacrosse.uwex.edu/community-
development/
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How much TIF does the City of La Crosse have?
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� TIF’s are supposed to facilitate development (if 
not but for the TIF…)

� But for arguments sake – How much difference 
would the $188.9 million (8/09) increment make 
on La Crosse’s mill rate, assuming all the TIF 
assisted development had occurred without a TIF?

� $36.6M would decrease by $2.6M or 7.1%

� Current mill rate of 12.28 becomes 11.40

� A $100,000.00 value house would save $88/year, or 
$7.33/month

� High taxes are a product of any of the following:

� High expenses capita

� Low value per capita

� Lack of revenue sources other than property taxes

� In La Crosse we have high expenses per capita

� In La Crosse we have low value per capita


