
Key Background and Findings
 The proposed amendment emerged from a group of New Orleans neighborhood associations representing areas that have 

witnessed significant price appreciation. It is not based on an analysis of actual need or optimal solutions for property tax relief.
 BGR evaluated whether the constitutional amendment is necessary. The amendment seeks to help long-term residents avoid being 

priced out of their homes and neighborhoods due to an immediate, significant increase in property taxes they cannot afford. It would 
provide eligible homeowners with more time to make important decisions, and reduce an owner’s risk of losing a property in a tax 
sale due to failure to pay taxes. However, some critics argue it will be more likely for properties to qualify for the phase-in because 
they were significantly underassessed prior to a reappraisal, than because a rising real estate market increased their property’s value.

 BGR analyzed how the amendment would affect citizens. Supporters note that the amendment’s eligibility requirements limit 
the potential number of property owners who could qualify for the phase-in. However, neither supporters of the amendment 
nor assessors contacted by BGR could estimate the number of properties that might qualify for the phase-in process. Critics 
say the arbitrary 50% eligibility threshold could result in different treatment for taxpayers facing similarly sized tax increases. 
For instance, a homeowner facing a 49% increase in assessed value would not benefit, while one with a 51% increase would.

 BGR also analyzed how the amendment would affect local government. While the amendment may not significantly affect local 
government revenue or assessment practices, it would place new administrative burdens on parish and municipal tax collec-
tors without uniform guidance. Critics see potential for inconsistent and uneven administration, as well as an increased risk of 
mistakes and potential misuse of the mechanism. The amendment would also require increased communication and coordina-
tion between tax collectors and assessors as the eligibility requirements are based on areas of expertise that have fallen under 
the purview of an assessor. 

 Finally, BGR analyzed whether the constitution is the proper vehicle for achieving the desired outcomes. A constitutional 
amendment is necessary to change the calculation of ad valorem taxes, but supporters and critics disagree on the level of detail 
that the proposed amendment contains. Supporters say the proposed amendment appropriately gives certainty to the phase-in 
process. Critics note that if any part of the amendment needs to be modified or eliminated in the future, voters statewide will 
need to approve another constitutional amendment. 
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Voters statewide will decide whether to approve Constitutional Amendment No. 6 that would allow eligible homeowners to 
phase in an increase in property taxes resulting from a reappraisal. The four-year phase-in process would apply only to residen-
tial properties subject to the homestead exemption that increase in assessed value by more than 50% because of a reappraisal.
During the phase-in process, homeowners would pay taxes based on the assessed value prior to reappraisal, plus a portion 
of the increase in assessed value. That portion would begin at 25% in Year 1 and increase to 50% in Year 2, 75% in Year 3 
and the full assessed value in Year 4. 
The amendment prohibits the phase-in process from applying to an assessment increase attributable to construction or improve-
ments. Also, if an owner sells or transfers an eligible property during the phase-in period, the phase-in process would terminate.

BGR Position 

AGAINST. The proposed amendment is well-intentioned with its purpose of addressing financial hardships resulting from 
escalating property taxes. However, supporters of the amendment could not quantify the extent of any existing problem or 
estimate how many homeowners the amendment might assist. The basic eligibility threshold of an assessment increase ex-
ceeding 50% appears arbitrary and not tailored to address the problem of financial hardship the amendment is trying to solve. 
The amendment would also create a number of issues. It would create unfairness between eligible and ineligible homeown-
ers, particularly for those homeowners whose assessment increases are near, but do not exceed, the amendment’s thresh-
old. Further, the amendment would place a significant administrative burden on parish and municipal tax collectors without 
providing uniform guidance. This creates a risk of inconsistent and uneven administration within a parish and throughout the 
state, or worse, a risk of misuse of the mechanism.
The extent of the impact of escalating property taxes on homeowners should be better defined and analyzed. Given the 
amendment’s flaws, it should not make its way into the State constitution, where any modifications would require another 
constitutional amendment. Before pursuing other attempts at property tax relief, the Legislature should assess the extent 
of taxpayer need and match it to a precise solution that is fair and effective. Additionally, the Legislature should establish 
consistent standards for transparent implementation by parish assessors and local tax collectors.  
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INTRODUCTION 

On November 6, 2018, voters statewide will decide 
on six proposed amendments to the Louisiana Con-
stitution.1 One constitutional amendment pertains to 
the assessment and collection of property taxes. It has 
particular relevance locally and relates to BGR’s past 
research on approaches to taxation and assessments.2 
Constitutional Amendment No. 6 would provide for 
phasing in property tax increases on homestead-exempt 
residential properties that experience large increases – 
greater than 50% – in their assessed values.   

The purpose of this report is to help voters make an 
informed decision when voting on the constitutional 
amendment.  The report begins with an overview of the 
proposed amendment and then provides background 
and current context. It continues with an analysis of 
the proposition in furtherance of BGR’s mission of 
promoting informed public policy making for the 
improvement of government in the greater New Orleans 
metropolitan area. The report concludes with BGR’s 
position on the amendment.

OVERVIEW OF THE PROPOSITION

The Louisiana Constitution currently requires the reap-
praisal of all taxable property at “intervals of not more 
than four years.”3 The effect of any change in a proper-
ty’s value, no matter how large, appears in the property 
tax bill immediately following the reappraisal. A prop-
erty owner must pay all taxes owed in a timely manner.4 
An owner who fails to pay could lose the property in a 
tax sale.5 

The amendment would allow eligible homeowners to 
phase in an increase in property taxes resulting from a re-
appraisal.6 The phase-in process, which would occur over 
four years, would apply only to residential properties 
subject to the homestead exemption that increase in as-
sessed value by more than 50% because of a reappraisal.7  

For eligible properties, taxes would be calculated and 
phased-in on the following basis:

 Year 1. An owner would pay property taxes on 
the property’s assessed value from the previous 
year (referred to as the “base amount”), plus 
25% of the property’s total increase in assessed 
value resulting from the reappraisal.

 Year 2. Base amount, plus 50% of the property’s 
total increase in assessed value resulting from 
the reappraisal.

 Year 3. Base amount, plus 75% of the property’s 
total increase in assessed value resulting from 
the reappraisal.

 Year 4. Full assessed value. 

For example, assume a homestead-exempt property on 
the East Bank of Orleans Parish is valued at $200,000. 
It would have an assessed value, or base amount, equal 
to 10% of that value, or $20,000. If the assessor in-
creases the property’s value upon reappraisal by 60% 
to $320,000, its total assessed value would increase by 
$12,000 to $32,000. Under the phase-in process, the 
homeowner would continue to pay taxes on the base 
amount of $20,000 each year. The homeowner would 
also pay taxes on the increased assessed value, starting 
with $3,000 in Year 1; $6,000 in Year 2; $9,000 in Year 
3; and reaching $12,000 in Year 4. 

Chart 1 compares the property taxes owed for the above-
referenced property under current law and the proposed 
amendment. It factors in the homestead exemption in 
both cases by deducting $7,500 from the base assessed 
value. As shown in the chart, the proposed amendment 
would reduce the property’s tax liability by more than 
$2,700 during the phase-in process. 

The amendment would apply only if the assessed value 
of a property increases more than 50% from the previ-
ous year. Thus, an increase in assessed value of 50% or 
less would not trigger the phase-in process.8 

The phase-in, however, would not apply to all owners 
experiencing an increase in assessed value of more than 
50%. It would not apply to the extent the increase was 
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attributable to construction on or improvements to the 
property.9 In addition, if an owner sells or transfers an 
eligible property during the phase-in period, the phase-
in process would terminate. The new property owner 
would pay property taxes based on the property’s total 
assessed value.10

The amendment also places restrictions on assessors 
and taxing bodies. It expressly prohibits an assessor 
from reappraising an eligible property until after the 
four-year phase-in is complete. It prohibits local tax-
ing authorities from increasing property taxes for other 
taxpayers because of any loss in tax revenue caused by 
the amendment.11

The State constitution sets forth the process for assess-
ing ad valorem property taxes.12 Thus, voters statewide 
must approve a constitutional amendment to make any 
changes, including the creation of a phase-in process. 
Further, if voters approve the amendment, it would take 
effect statewide. Property owners throughout the state 

could benefi t from the phase-in process if they meet the 
amendment’s eligibility requirements. 

BGR notes that the ballot language does not explain criti-
cal parts of the amendment, such as the annual percentage 
increase in assessed value during the four-year phase-in 
or the homestead exemption requirement. It also does 
not explain that an increase in assessed value attributable 
to construction on or improvements to a property would 
not qualify for the phase-in or that a sale or transfer of 
the property would terminate the phase-in. Rather, these 
details are included in legislation that would implement 
the constitutional changes.13 

BACKGROUND AND CONTEXT 

This section discusses the origin of the proposed 
amendment. It also provides broader context on prop-
erty assessment and taxation in Louisiana and discusses 
the concept of property tax relief.

CHART 1. TAX BILLS UNDER CURRENT LAW AND THE PROPOSED AMENDMENT FOR A 60% INCREASE IN 
THE VALUE OF A $200,000 HOMESTEAD-EXEMPT PROPERTY ON THE EAST BANK OF ORLEANS PARISH

BGR calculations assume a homestead exemption of $7,500 in assessed value and a constant millage rate at the 2018 level.
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Origin of the Amendment

According to the primary author of the proposed 
amendment, the amendment emerged from a group of 
New Orleans neighborhood associations representing 
areas that have witnessed signifi cant price appreciation 
in recent years, including the Bywater, Marigny and 
Upper Ninth Ward.

Combining an eligibility threshold based on a percent-
age of increased assessed value and a phase-in process 
appears to be an unusual approach in the context of 
property tax relief. The primary author of the amend-
ment told BGR that he was not familiar with any other 
jurisdiction that uses this approach, and BGR’s review 
of a national database of tax limits did not identify an 
identical approach adopted by another jurisdiction.14 
In addition, while the amendment seeks to respond to 
citizen concerns, it is not based on an analysis of actual 
need or optimal solutions for property tax relief.   

Property Assessment and Taxation in Louisiana

In Louisiana, the parish assessor appraises and deter-
mines the fair market value of all property subject to 
taxation.15 The assessor then determines a property’s 
assessed value as a percentage of a property’s market 
value, as directed by the constitution.16 For instance, 
assessors must assess residential properties at 10% of 
their market value.17 

Assessors also prepare annual parishwide assessment 
rolls. The rolls, which must be certifi ed each year by the 
Louisiana Tax Commission (Tax Commission), the over-
sight body for assessors, include a property’s assessed 
value, the appropriate millage rates as set by local tax-
ing authorities, and property tax computations.18 

The State constitution requires assessors to reappraise 
and value all property subject to taxation “at intervals 
of not more than four years.”19 Assessors generally re-
appraise all taxable properties once every four years 
and as of the same valuation date. According to the Tax 
Commission, reappraising properties at the same time 
every four years and subject to the same market condi-

tions helps to maintain accuracy, uniformity and fair-
ness in assessments, which are key principles in prop-
erty taxation.20

While assessors value property and prepare a parish’s 
assessment rolls, local tax collectors prepare and ad-
minister property tax bills and collect property taxes. 
In most parishes, the sheriff serves as the property tax 
collector.21 For Orleans Parish, State law assigns this 
role to the City.22 In addition, municipalities throughout 
the state levy and collect their own property taxes. For 
more information on how local taxing authorities set 
millage rates, see the sidebar. 

Property Tax Relief

Limiting or controlling a homeowner’s tax liability is 
not a new concept. Almost every state imposes some 
sort of limitation on property tax levies, assessments 
or rates.23 In addition, many states employ other forms 
of property tax relief, including homestead exemptions 
and income-based caps on property tax bills.24

MILLAGE RATE ADJUSTMENTS

In Louisiana, local taxing authorities must adjust 
their millage rates following a reappraisal so that tax 
collections remain revenue-neutral. Because reap-
praisals usually increase a parish’s assessed value, 
property tax rates are typically “rolled back,” or re-
duced, so the tax generates the same revenue on 
the larger assessment base. 

Taxing authorities have the option of rolling their 
millage rates forward, or increasing them, to the 
pre-reappraisal level, but only after a public hear-
ing and with a two-thirds vote of the taxing author-
ity’s governing board. However, they must exercise 
the roll-forward option before the next mandatory 
reappraisal period. The constitution’s roll-forward 
provision creates a “use it or lose it” situation for 
taxing authorities. If a millage rate is not rolled for-
ward before the next reappraisal, that millage rate 
becomes the new maximum millage rate for the 
taxing authority.

Sources: La. Const. Art. VII, Sec. 23. See also Bureau of Gov-
ernmental Research, Rolling Forward: The Complete Picture, No-
vember 2010.
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The proposed amendment seeks to provide eligible 
homeowners with some assistance to deal with a sig-
nifi cant increase in property tax liability by establishing 
an assessment limit. An assessment limit restricts how 
much an individual homeowner’s taxes can increase 
due to an increase in assessed value.25 As stated pre-
viously, the eligible homeowner would pay taxes for 
three years at an effective tax rate below the general 
rate for the taxing area.

On its face, the concept of property tax relief appears 
contrary to an effective system of property taxation. 
Such a system values property accurately and consis-
tently within a group (e.g., all residential homestead-
exempt properties) and between groups (e.g., residen-
tial and commercial properties). It also consistently 
values properties of varying worth (e.g., low- and high-
value homes).26 Accurate and uniform assessments are 
fundamental to fair property taxation. To the extent that 
some taxpayers, such as homeowners, enjoy a lower 
assessment or tax liability, the system deviates from a 
uniform levy on fair market value.27 

Fair property assessments are critical given the role that 
property taxes play in funding essential services for lo-
cal governments. When the local tax base is narrowed 
– whether from exemptions, special assessments or 
property tax limitations – local governments have less 
overall revenue available to pay for services. Further, 
other taxpayers may have to make up for, or subsidize, 
lost revenue. This shift in the tax burden can lead to 
unfairness among taxpayers.28  

However, properly administered tax relief can address 
an equity concern. Because the property tax is tied to 
asset value and not income, the tax may not align with 
a taxpayer’s ability to pay. The equity principle of taxa-
tion states that those with the same ability to pay should 
contribute the same amount. And those with a greater 
ability to pay should progressively pay more. Generally, 
the property tax has elements of progressivity because 
ownership of capital assets, such as real estate, tends 
to rise with income levels.29 However, the calculation 
of the tax does not take income into account, and times 
of market volatility can drive up housing prices and tax 

bills. This can burden taxpayers of limited means.30 A 
properly structured form of tax relief can lessen these 
impacts and increase equity for those individuals.31

Ultimately, voters must decide whether the proposed 
amendment will enhance the overall equity and fairness 
of the current property tax system. Homeowners gener-
ally favor property tax limitations because they offer 
some protection against rising property taxes. Howev-
er, a property tax system must balance such limitations 
against maintaining fair and equitable assessments for 
all taxpayers. With this concern in mind, the following 
section will analyze the proposed amendment. 

ANALYSIS

In this section, BGR analyzes the proposition, specifi -
cally focusing on the following issues:

 Is the constitutional amendment necessary? 
 How will the amendment affect citizens?
 How will the amendment affect local government?
 Is the constitution the proper vehicle for achieving 

the desired outcomes?

Is the Constitutional Amendment Necessary?

Supporters say the proposed amendment is necessary 
to help long-term residents avoid being priced out of 
their homes and neighborhoods due to an immediate, 
substantial increase in property taxes they cannot afford 
to pay. The amendment would give eligible property 
owners more time to make important decisions, such 
as whether to remain in the property and make personal 
budget adjustments to pay for increased taxes, or move 
and sell the property. 

The amendment’s incremental phase-in would also re-
duce an owner’s risk of losing a property in a tax sale due 
to failure to pay taxes. As illustrated in the New Orleans 
examples above, the owner of an eligible $200,000 home 
who experiences a 60% increase in assessed value would 
save $2,700 during the phase-in period, or 37% of the 
increase in taxes otherwise payable.32
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Real estate experts told BGR that some neighborhoods 
in New Orleans have experienced rapid increases in 
property values and assessments due to post-Katrina re-
building efforts along with other market factors, such as 
short-term rentals, an infl ux of non-local buyers, and an 
increase in new and mixed-use development. Growth in 
assessments has raised concerns that some established 
homeowners cannot afford to continue living in those 
neighborhoods.

In addition, while homeowners in neighborhoods such 
as the Bywater, Marigny and Upper Ninth Ward fi rst 
raised concerns about signifi cant increases in property 
values and taxes, the Orleans Parish Assessor told BGR 
that other neighborhoods may also see property values 
rise based on the upcoming parishwide reappraisal for 
the 2020 assessment rolls. Although the data are pre-
liminary, the assessor notes that homes located in Cen-
tral City, Gentilly, Mid-City, Uptown and the French 
Quarter are experiencing rising values. Further, the as-
sessor notes that, because of the Tax Commission rule 
that limits reappraisal of properties to once every four 
years, properties in high-demand neighborhoods tend 
to be more underassessed than in other areas.33 As a re-
sult, they may see a greater increase in their values dur-
ing the next reappraisal. 

While critics understand the rationale behind the pro-
posed amendment, they question whether most of the 
properties that will qualify for the phase-in process 
suffer from the effects of a rising real estate market. 
Rather, they say it will be more likely for properties to 
qualify for the phase-in process because they were sig-
nifi cantly underassessed prior to a reappraisal. In this 
situation, an assessor would be adjusting relatively low 
property values to current market values. Such adjust-
ments are a necessary step in improving the accuracy 
of assessments, and one that should not be forestalled.

In addition, with the exception of excluding properties 
that increase in assessed value due to construction or 
improvements, the proposed amendment does not dis-
tinguish between dramatic increases in assessed value 
due to rising property values or signifi cant underassess-
ment. As a result, a property that has been historically 

underassessed could qualify for the phase-in process if 
it meets the amendment’s eligibility requirements.

How Will the Amendment Affect Citizens?

According to supporters, the amendment’s language at-
tempts to ensure that only those property owners who are 
most in need of assistance will benefi t from the phase-
in. The eligibility requirements, including the homestead 
exemption and an increase in assessed value of more than 
50%, signifi cantly limit the potential number of property 
owners who could qualify for the phase-in process. 

The original bill proposed a 35% threshold, but the Leg-
islature subsequently increased it to 50%. Supporters 
say that increasing the eligibility threshold addressed 
concerns about creating a pool of eligible applicants 
that was too large and would have increased potential 
lost revenue for local taxing authorities. Further, sup-
porters add that the amendment in its current form bet-
ter targets property owners who have experienced the 
most signifi cant increases in property taxes.

Supporters of the amendment also say that, because of 
its limited application, it will not shift the tax burden 
signifi cantly for other taxpayers. Moreover, the amend-
ment prohibits local governments from increasing mill-
age rates to offset any loss of revenue due to properties 
with phase-ins.

However, some observers note that this provision would 
be diffi cult to enforce. Local governments could use oth-
er reasons, such as an overall decrease in tax revenue or a 
slowing economy, to justify increasing millage rates. As 
previously discussed, the governing body of a local tax-
ing authority can approve rolling millage rates forward 
after a public hearing and with a two-thirds vote.  

In addition, some observers say that the higher thresh-
old could render the amendment essentially inappli-
cable because few areas of the state, even within New 
Orleans, are experiencing such dramatic real estate 
appreciation. According to the Tax Commission, it is 
not typical or widespread for the assessed value of a 
residential property to increase more than 35% during 
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a four-year period due to market conditions.34 Thus, an 
eligibility threshold of greater than 50% would limit the 
effectiveness or reach of the amendment even more.

Neither supporters of the amendment nor assessors 
contacted by BGR could estimate the number of prop-
erties that might qualify for the phase-in process. With-
out those projections, BGR could not determine how 
many homeowners might benefi t from the proposed 
amendment, the impact of the amendment on citizens, 
the outcome of its implementation or how it might ulti-
mately increase taxpayer equity.

In the absence of any projections, BGR conducted its 
own limited review of published real estate data and 
analysis. Specifi cally, BGR reviewed the changes in the 
average price per square foot of single-family residen-
tial properties in Jefferson, Orleans and St. Tammany 
parishes from 2015 to 2018, as reported by local news-
papers.35 BGR found increases in average value in all 
surveyed zip codes in Jefferson and St. Tammany and 
most zip codes in Orleans during the four-year time-
frame. The largest increase in the average price per 
square foot was found in Jefferson Parish (36.9% in-
crease in 70121). The largest increase found in Orleans 
Parish was 24.5% in 70130. In St. Tammany Parish, the 
largest increase was 13.8% in 70431.36 

BGR’s limited review of reported real estate market 
trends did not reveal any neighborhoods that increased 
in assessed value to the level required by the proposed 
amendment. Thus, areas of fast-rising market values, to 
the extent they exist, do not appear widespread. Rather, 
the amendment appears more likely to affect individual 
property owners instead of entire neighborhoods. 

Critics observe that, while the amendment would pro-

tect taxpayers at large against rising millage rates, the 
arbitrary 50% eligibility threshold could result in differ-
ent treatment for individual taxpayers facing similarly 
sized tax increases. For instance, if the assessed value of 
a homestead-exempt property increases by 49% because 
of a reappraisal, the property owner would not be eli-
gible for the phase-in process and would be responsible 
for paying taxes immediately based on the full increase. 
However, if the assessed value of a similar homestead-
exempt property increases by a slightly higher amount of 
51% because of a reappraisal, the property owner would 
be eligible for the phase-in process. 

In essence, eligibility comes down to the assessor’s 
valuation decision rather than a clear indicator or de-
marcation of necessity. Critics also question whether 
the amendment could give rise to outcome-based as-
sessment practices, which would consider the phase-in 
threshold when making fi nal determinations about fair 
market value. However, according to the Orleans Par-
ish Assessor, the compartmentalization of the assess-
ment process and the tax collection process is a strong 
defense mechanism in preventing outcome-based as-
sessment practices.

In a related scenario, some property owners could ex-
perience an increase in assessed value below the 50% 
threshold, but fi nd themselves with an increase in prop-
erty tax liability of more than 50%.37 These property 
owners would not benefi t from the phase-in process, 
despite a signifi cant increase in tax liability. This issue 
would be more likely to occur with lower-value proper-
ties for which the homestead exemption shields a great-
er percentage of the assessed value from taxation. 

Moreover, BGR notes that other types of properties, 
including apartments, multi-family units and commer-

Neither supporters of the amendment nor assessors contacted by BGR could 
estimate the number of properties that might qualify for the phase-in process. 
Without those projections, BGR could not determine how many homeowners 
might benefit from the proposed amendment, the impact of the amendment on 
citizens, the outcome of its implementation or how it might ultimately increase 
taxpayer equity.

“

“
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cial properties, would not qualify for the phase-in even 
though they may be located in the same neighborhoods 
with rapidly increasing property values. Eligible hom-
eowners, in contrast, would receive additional tax relief 
on top of their homestead exemption.

How Will the Amendment Affect Local Government?

In this section, BGR will discuss how the amendment 
would affect local government revenues, parish asses-
sors and local tax collectors.

Local Revenues. According to supporters, the amend-
ment’s limited applicability means that its impact on 
local budgets, if any, would be minimal. 

The amendment, however, would prohibit local gov-
ernments from collecting the full amount of property 
taxes owed for eligible properties until the fi nal year 
of the phase-in process, regardless of how nominal 
the amount. In addition, the amendment could have a 
negative impact on local tax recipient bodies because 
it prohibits subsequent reappraisals from an assessor.38

As previously discussed, the proposed amendment 
expressly prohibits an assessor from reappraising an 
eligible property until after the four-year phase-in is 
complete. Without projections of how many taxpayers 
might qualify for the phase-in, BGR cannot determine 
the fi nancial impact on local government revenues. 

Parish Assessors. According to supporters, the amend-
ment would have minimal impact on parish assessors. 
The amendment would not change an assessor’s prac-
tices for determining a property’s market or assessed 
value. In addition, the amendment would not restrict 
an assessor’s ability to increase a property’s market or 

assessed value. Thus, supporters say that key principles 
aimed at achieving assessment accuracy and uniformity 
would remain in place under the amendment. 

Further, supporters note that property owners who qual-
ify for the phase-in process would retain the ability to 
appeal a property’s valuation, starting with an informal 
appeal fi led with an assessor’s offi ce.39

The Orleans Parish Assessor, a supporter of the amend-
ment, told BGR that the offi ce has no concerns regard-
ing its implementation because it is primarily a tax col-
lection issue. In addition, the assessor does not expect 
the calculation and collection of phased-in property 
taxes to be a problem in New Orleans.

However, according to critics, the amendment could 
have unintended consequences for parish assessors. 
They say the amendment would effectively create two 
assessment rolls. Currently, assessors prepare an annual 
parishwide assessment roll, which is certifi ed by the Tax 
Commission. Local tax collectors generally receive the 
certifi ed assessment roll and prepare property tax bills 
based on its data. Under the amendment, tax collectors 
would need to modify the assessment roll by adjusting 
assessed values for eligible properties to properly calcu-
late the phase-in of taxes. This would create a risk that 
local tax collectors might arbitrarily change assessed 
values and tax bill amounts, creating an opportunity for 
the potential misuse of the phase-in process. 

In addition, multiple assessment rolls could create trans-
parency and accountability issues. From a citizen’s per-
spective, the source of information and authority on 
phase-in questions or problems may not be clear, causing 
confusion as to whether the assessor or the local tax col-

Local tax collectors generally receive the certified assessment roll and prepare 
property tax bills based on its data. However, under the amendment, tax collec-
tors would need to modify the assessment roll by adjusting assessed values for 
eligible properties to properly calculate the phase-in of taxes. This would create a 
risk that local tax collectors might arbitrarily change assessed values and tax bill 
amounts, creating an opportunity for the potential misuse of the phase-in process.

“

“
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lector should address questions arising from the phase-in 
process. Multiple assessment rolls could also increase the 
possibility for assessment or property tax bill mistakes.  

Further, because the amendment would prohibit an as-
sessor from reappraising an eligible property until the 
phase-in is complete, problems may arise if an asses-
sor reappraises a property in an interim, non-reappraisal 
year. For instance, an assessor can correct a property 
valuation for an inaccuracy that occurred during the 
last parishwide reappraisal (e.g., inaccurate total square 
footage).40 If the correction is large enough to trigger the 
phase-in process, the property owner could benefi t from 
the phase-in beginning in an interim, non-reappraisal 
year. However, the amendment would prohibit the as-
sessor from reappraising the property during the next 
parishwide reappraisal because this would occur before 
the end of the phase-in period. As a result, the phase-
in property would retain a value in the parishwide ap-
praisal that was set at a different time and under differ-
ent market conditions than other properties, which goes 
against generally accepted property valuation practices.

It is also unclear whether an assessor, upon discovering 
that a phase-in recipient is improperly receiving a home-
stead exemption, could remove the exemption during the 
phase-in period. If not, an ineligible property would con-
tinue to benefi t from lower taxes until the phase-in pro-
cess is complete. While the Orleans Parish Assessor told 
BGR that his offi ce would remove a homestead exemp-
tion from an ineligible property during the phase-in pro-
cess, which would end the phase-in benefi t, the proposed 
amendment does not specifi cally address this issue.  

Local Tax Collectors. Administrative effi ciency is a key 
principle of taxation. Taxes should be easy to adminis-
ter to minimize collection costs, increase compliance, 
and maintain transparency and public confi dence in the 
tax system.

Supporters of the proposed amendment recognize that 
the burden of implementing and administering the 
phase-in process will fall primarily on local tax collec-
tors. However, supporters note that the amendment’s 
formula and procedure for calculating property taxes 

under the phase-in process is easy to understand. The 
primary author of the amendment told BGR that law-
makers have not drafted any companion legislation at 
this time to provide additional clarity or guidance. In 
addition, the Tax Commission told BGR that the lan-
guage of the proposed amendment is straightforward, 
and it did not foresee the need to adopt a new rule or 
regulation to implement the amendment. 

While the amendment explains how to calculate prop-
erty taxes in a straightforward manner, critics say that it 
would place new administrative burdens on tax collec-
tors. They would need to ensure that properties meet eli-
gibility requirements on an annual basis. Because asses-
sors can correct assessment rolls for errors or when new 
property information is discovered, these corrections 
could trigger or end the phase-in process in any given 
year. The new responsibilities placed on tax collectors to 
administer the phase-in process could also require them 
to make changes to their existing information technology 
systems and software, and might delay the preparation 
and mailing of annual tax notices. 

Further, some critics note that the amendment’s eligi-
bility requirements – evaluating assessed values, know-
ing whether increases in assessed value were caused by 
a reappraisal, construction or improvements, and the 
applicability of the homestead exemption – are deter-
minations made and maintained by an assessor, not a 
tax collector. Thus, the amendment would require tax 
collectors to administer a phase-in process based on ar-
eas of expertise that have fallen under the purview of 
an assessor. Proper implementation of the amendment 
would require increased communication and coordina-
tion between assessors and tax collectors. 

The administrative burden of the amendment would 
extend beyond parish tax collectors. Municipalities 
levy and collect their own taxes. In Jefferson Parish, 
for example, the municipal tax collectors in Grand Isle, 
Gretna, Harahan, Kenner, Lafi tte and Westwego would 
be required to administer and implement the proposed 
amendment. Thus, in Jefferson Parish alone, seven lo-
cal tax collectors would be responsible for implement-
ing the proposed amendment.
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In addition, the amendment does not provide guidance 
on administrative matters. This creates the potential 
risk of inconsistent and uneven administration within 
a parish and throughout the state. If voters approve the 
amendment, the State Legislature should pass legisla-
tion to help address administrative problems for local 
tax collectors, at both the parish and municipal levels, 
in a consistent and uniform manner.

Is the Constitution the Proper Vehicle for Achiev-
ing the Desired Outcomes?

The proposed amendment authorizes the phase-in pro-
cess. It also specifi es details regarding eligibility, the 
calculation of property taxes over the four-year time-
frame, and certain restrictions on parish assessors and 
local governments.

Supporters and critics agree that a constitutional amend-
ment is required to make any changes to the calculation 
of ad valorem taxes. However, they disagree on the lev-
el of detail the proposed amendment contains.

Supporters say that including the details of the phase-in 
process in the amendment will allow them to become 
part of the State constitution and therefore certain. As 
a result, the details governing the phase-in process will 
not be subject to annual adjustment during legislative 
sessions. 

However, critics express concern that the proposed 
amendment has too much detail. If any part of the pro-
posed amendment needs to be modifi ed or eliminated 
in the future, voters statewide will need to approve an-
other constitutional amendment. 

In the alternative, critics say the amendment could have 
authorized a phase-in process, but directed the Legisla-
ture to establish the details of the process in State law. 
Under this approach, the constitution would protect the 
basic phase-in process, while enabling the Legislature 
to make technical changes to guide implementation.

In sum, supporters say the proposed amendment would 

help some established residents from being priced out 
of their homes and neighborhoods due to an immediate 
and substantial increase in property taxes. The amend-
ment would provide eligible homeowners, particularly 
those with limited fi nancial means, with some tem-
porary tax relief. In addition, supporters note that the 
amendment would have minimal impact on local gov-
ernment revenues. It would also not alter the valuation 
and assessment practices of parish assessors, only the 
method of calculating the tax bill. Further, the details of 
the phase-in process are easy to understand. 

Despite these potential advantages, critics say that the 
proposed amendment would create a number of prob-
lems in pursuit of a benefi t that is currently unknown 
and unquantifi able. They say it would result in unfair 
property tax bills between eligible and ineligible tax-
payers, particularly those who face similarly sized tax 
increases. 

The amendment would also place signifi cant new admin-
istrative burdens on local tax collectors. Without uniform 
guidance, tax collectors at both the parish and municipal 
levels risk administering the amendment inconsistently. 
In addition, the amendment would effectively create 
multiple assessment rolls, decreasing transparency and 
accountability for citizens while increasing the risk of as-
sessment or property tax bill mistakes. Critics also see a 
risk that local tax collectors might misuse the mechanism 
by arbitrarily modifying a property’s assessed value and 
tax bill amount. Finally, critics say that the self-contained 
nature of the proposed amendment means that any prob-
lems must be fi xed by another constitutional amendment.
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BGR POSITION 

AGAINST. The proposed amendment is well-inten-
tioned with its purpose of addressing fi nancial hard-
ships resulting from escalating property taxes. Howev-
er, supporters of the amendment could not quantify the 
extent of any existing problem or estimate how many 
homeowners the amendment might assist. The basic el-
igibility threshold of an assessment increase exceeding 
50% appears arbitrary and not tailored to address the 
problem of fi nancial hardship the amendment is trying 
to solve. 
 
The amendment would also create a number of issues. 
It would create unfairness between eligible and ineli-
gible homeowners, particularly for those homeowners 
whose assessment increases are near, but do not exceed, 
the amendment’s threshold. Further, the amendment 
would place a signifi cant administrative burden on par-
ish and municipal tax collectors without providing uni-
form guidance. This creates a risk of inconsistent and 
uneven administration within a parish and throughout 
the state, or worse, a risk of misuse of the mechanism.
 
The extent of the impact of escalating property taxes 
on homeowners should be better defi ned and analyzed. 
Given the amendment’s fl aws, it should not make its 
way into the State constitution, where any modifi ca-
tions would require another constitutional amendment. 
Before pursuing other attempts at property tax relief, 
the Legislature should assess the extent of taxpayer 
need and match it to a precise solution that is fair and 
effective. Additionally, the Legislature should establish 
consistent standards for transparent implementation by 
parish assessors and local tax collectors. 
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valorem tax collected as a result of the phase-in of assessed 
valuation be absorbed by the taxing authority and not allocated 
to the other taxpayers?” 
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Institute of Public Policy, Signifi cant Features of the Property 
Tax. For more information, see https://datatoolkits.lincolninst.
edu/subcenters/significant-features-property-tax/Report_
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values public service properties.
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17 Ibid.
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establishes a levy limit by requiring taxing authorities to ad-
just their millage rates after a reappraisal to maintain reve-
nue-neutral tax collections. See La. Const. Art. VII, Sec. 23. 
In addition, the constitution establishes rate limits on certain 
millages that support municipalities, school boards, and fi re 
and police protection. See La. Const. Art. VI, Secs. 26-27 and 
Art. VIII, Sec. 13(C).   

24 Bowman, John H., et al., Property Tax Circuit Breakers: Fair 
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32 Without the phase-in, the example property would owe $3,792 
per year, an increase of $1,819 over the pre-appraisal taxes. 
Over four years, without the phase-in, the owner would pay 
$7,278 in additional taxes. The phase-in would save the owner 
$2,728, or 37% of that increase. 

33 For the Tax Commission’s rule, see La. Admin. Code, Title 
61, Part V, Sec. 213(C), updated July 2018.
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34 Legislative Fiscal Offi ce, Fiscal Note for SB 164, April 25, 
2018.

35 During the four-year period, both The Advocate and NOLA.
com | The Times-Picayune published the results of a report 
prepared by Wade Ragas, Real Estate Property Associates, 
Inc. The reports analyzed the aggregated data utilized for sta-
tistical analysis provided by the New Orleans Metropolitan 
Association of Realtors and Gulf South Real Estate Informa-
tion Network that is deemed reliable but not guaranteed by 
the Multiple Listing Service (MLS). In Jefferson and St. Tam-
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erage condition, while the 2018 data includes sales of proper-
ties in poor, fair, average or above average condition. In all 
parishes, the real estate data excludes zip code geographies 
with three or fewer sales. 

36 BGR calculations. 

37 For example, a homestead-exempt property valued at 
$125,000 is reappraised at $175,000, representing a 40% 
increase in assessed value. After subtracting the $75,000 
homestead exemption, the assessed value subject to taxation 
increases from $50,000 to $100,000. Under this scenario, the 
homeowner’s property taxes increase by 100%, or doubles. 
However, because the property’s assessed value only increased 
by 40%, the homeowner would not be eligible for the phase-
in process afforded by the proposed amendment. In another 
example, a homestead-exempt property valued at $200,000 
is reappraised at $270,000, representing a 35% increase in 
assessed value. After subtracting $75,000 for the homestead 
exemption, the assessed value subject to taxation increases 
from $125,000 to $195,000, representing a 56% increase in 
taxes. However, because the assessed value increased by just 
35%, the property would not be eligible for a phase-in.

38 Legislative Fiscal Offi ce, Fiscal Note for SB 164, April 25, 
2018.

39 La. R.S. 47:1992.

40 IAAO, Standard on Mass Appraisal of Real Property, p. 5. 
According to the IAAO, “[u]niform and accurate valuation of 
property requires correct, complete, and up-to-date property 
data.” The Tax Commission and several parish assessors have 
told BGR that assessors must correct errors in property data 
when discovered.



ON THE BALLOT: TAX PHASE-IN CONSTITUTIONAL AMENDMENT, NOVEMBER 6, 2018

BGR Board of Directors

Officers
Hardy B. Fowler, Chairman
Ludovico Feoli, Vice Chairman
J. Storey Charbonnet, Secretary 
Norma Grace, Treasurer
Nathalie G. Simon, Assistant Secretary
Todd McDonald, Assistant Treasurer

Past Chairman
Mark A. Mayer

Board Members
Christine Albert
Anne P. Baños
Toya Barnes-Teamer
Susan G. Brennan
Kelly R. Brown
Charmaine Caccioppi
Andrea Chen
Maureen Clary
Jaimmé A. Collins
Leah N. Engelhardt
Louis M. Freeman, Jr.
Alex Gershanik
Hunter G. Hill
H. Merritt Lane, III
Andrew R. Lee
Martin Mayer
Jennifer Medbery
Jennifer M. Neil
Melissa Sawyer
Slade Simons
Blake J. Stanfill
Steven W. Usdin
Larry Washington
Dennis Woltering

BGR Review Committee

Maureen Clary, Chair
Christine Albert
Anne P. Baños
Charmaine Caccioppi
Hardy B. Fowler
Louis M. Freeman, Jr.
Norma Grace
Andrew R. Lee

Mark A. Mayer 
Todd McDonald
Blake J. Stanfill
Steven W. Usdin
Larry Washington
Dennis Woltering 

BGR Project Staff

Amy L. Glovinsky, President & CEO
Stephen Stuart, Vice President & Research Director
Jamie Cortez Parker, Principal Author

This report is available on BGR’s web site, www.bgr.org.

Become a Member

To preserve its independence, BGR relies on financial support 
from a diverse membership of individuals, corporations and 
foundations. To find out how you can become a part of BGR, go 
to www.bgr.org/membership or call us at 504-525-4152 x108.

Honorary Board
Harry J. Blumenthal, Jr.
Edgar L. Chase III
J. Kelly Duncan
Louis M. Freeman
Richard W. Freeman, Jr.
Ronald J. French
David Guidry
Hans B. Jonassen
Diana M. Lewis
Anne M. Milling
R. King Milling
Lynes R. Sloss
Sterling Scott Willis

BUREAU OF GOVERNMENTAL RESEARCH
1055 St. Charles Ave., Suite 200
New Orleans, LA  70130
Phone 504-525-4152
Fax 504-525-4153
www.bgr.org

The Bureau of Governmental Research is a private, 
nonprofit, independent research organization dedicated 
to informed public policy making and the effective use 
of public resources for the improvement of government 
in the New Orleans metropolitan area.


