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New Orleans’ Tax-Exempt Real Estate by the Numbers, 2025

How Much of New Orleans’ Real Estate Is Taxed? (2025) 
(Dollars in millions of real estate assessed value. Blue slices don’t pay property taxes.)

Executive Summary

37%

33%

65,720
10,307

of all real estate value in New Orleans is exempt from property 
taxes. That’s about $2.7 billion out of $7.48 billion.

is still exempt when you also count business equipment and utility 
property, which are taxed too.

New Orleans homeowners get a homestead exemption, which 
takes the first $75,000 of a home’s value off the tax bill.

other properties are fully exempt from property taxes: 5,834 
owned by government (20% of the city’s real estate value), 
3,954 owned by nonprofits (8%), and 519 that got tax breaks to 
encourage development (2%).

Taxable Real Estate 
 $4,737  
63%

Public Property 
 $1,499  
20%

Nonprofit Property 
 $624  
8%

Development
Incentives 

 $127  
2%

Homestead Exemptions 
 $492  
7%

$7.48 billion 
total real estate 
assessed value
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The analysis also places New Orleans in broader 
context in Louisiana and examines the benefits 
and costs for local governments and taxpayers. 
The report does not argue that all exempt prop-
erty should be taxed. Rather, it aims to help the 
public and policymakers understand the tradeoffs 
and manage them more effectively. BGR makes 
recommendations for policy change.

Report Highlights
•	 New Orleans’ 37% exempt share remains 

large. That share is down from BGR’s finding 
that 65% of real estate assessed value was 
off the tax rolls in 1996. The growth in taxable 
property value since the 2005 Hurricane Ka-
trina disaster has flipped the shares of exempt 
and taxable real estate. But even at 37%, ex-
emptions still are a major structural constraint 
on the property tax base. The share is proba-
bly among the largest nationally, rivaling other 
old cities with large public, health care, higher 
education and nonprofit footprints. New Orle-
ans’ inability to expand geographically makes 
the fiscal pressure more pronounced. The 
share of exempt value has also persisted even 
as the number of exempt parcels (excluding 
owner-occupied homes receiving the home-
stead exemption) has fallen nearly 30% since 
2011, from 14,566 to 10,307 parcels. The drop 
primarily results from the return of many gov-
ernment-purchased, Katrina-damaged homes 
to commerce.

•	 How much New Orleans real estate is tax 
exempt? BGR found $2.74 billion in exempt 
real estate assessed value, or 37% of the 
citywide total in 2025.

•	 Why does that matter? Property taxes pro-
vide about half of all local tax dollars in New 
Orleans. Exemptions reduce revenue for pub-
lic services and infrastructure and shift costs 
to taxable residents and businesses.

•	 Are exemptions always a problem? No. They 
can support important public goals, including 
government operations, nonprofit services, 
homeownership and economic development. 
But Louisiana’s exemptions are constitution-
ally protected and broadly structured. And 
their benefits are rarely evaluated against 
their costs.

•	 What should policymakers do? They should 
consider a fair fee proposal that requires ex-
empt property to support the public systems 
they use. Policymakers should also make tax 
exemptions more transparent, better target-
ed, and more accountable. They should avoid 
expanding exemptions without clear fiscal 
analysis and justification. 

This report explains the major types of exemp-
tions, the public goals they serve, and the risks 
they create. Using New Orleans as a case study, 
it analyzes the 2025 exempt property roll and his-
torical data to show how much assessed value is 
off the tax rolls and who owns exempt property. 

New Orleans’ Shift in Taxable and Exempt Shares of  
Real Estate Assessed Value, 1996 to 2025

($ figures in millions)

$886 $1,664 $4,737 $2,742

Taxable Real Estate

1996 2025

Exempt Real Estate Exempt % of Total Real Estate

65%

37%
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•	 The fiscal stakes are substantial. To illus-
trate, if all exempt real estate were taxable 
at 2025 rates, local governments in New Or-
leans could receive about $316 million more 
annually. If revenue stayed constant, the 
overall millage rate could have been about 
32% lower. BGR presents these figures only 
as preliminary estimates of the impacts 
that must be managed, rather than to sug-
gest that every exempt property should be 
taxed. BGR’s report also highlights examples 
of community benefits, such as government 
costs avoided, the value of uncompensated 
health care provided, and local employment 
and purchases, that should be considered 
alongside the costs. The point is that pub-
lic officials should make informed decisions 
whenever they consider removing property 
from the tax rolls. 

•	 The problem is not limited to New Orleans. 
To put New Orleans in context, BGR devel-
oped high-level, comparable data from Jef-
ferson, East Baton Rouge, St. Tammany, St. 
Charles and Ascension parishes. For this 
analysis, BGR looks at the entire tax base, not 
just exempt real estate, because in parishes 
along the Mississippi River, large portions of 
the taxable and exempt rolls consist of in-
dustrial plant equipment, which is classified 
as business personal property rather than 
real estate. Considering the entire tax base, 
33% of New Orleans’ assessed value is not 
taxed. This is the second-highest share after 
Ascension Parish, and other parishes are not 
far behind, as shown in the chart. 

$9,000

$8,000

$7,000

$6,000

$5,000

$4,000

$3,000

$2,000

$1,000

$0
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90%

80%

70%

60%

50%

40%

30%

20%

10%

0%

2025
Assessed 

Value

Exempt Value
% of Total 

Assessed Value

$2,771

$5,645

$1,532

$6,271

$1,610

$4,785

$845

$3,185

$1,507

$2,356

$908

$2,56733%

20%
25%

21%

39%

26%

Orleans East Baton 
Rouge

Jefferson Ascension St. CharlesSt. Tammany

Exempt Assessed Value Taxable Assessed Value % Exempt

Percentages of Tax-Exempt Property in Six Southeast Louisiana Parishes, 
Based on Total Assessed Value for 2025 Tax Year

($ figures in millions)
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•	 Reform is difficult because exemptions 
are constitutionally protected. Changing 
exemptions requires voter approval after a 
two-thirds vote of the Legislature. This hur-
dle makes reform politically and legally chal-
lenging. It increases the importance of local 
policies, data quality, valuation practices and 
accountability measures.

•	 Transparency and data quality remain cen-
tral problems. Louisiana lacks a statewide 
exempt-property database. Parish assessors 
vary in how they record and revalue exempt 
property. The Orleans Parish Assessor cor-
rected two errors in the Orleans exempt roll 
that BGR identified as inflating the value of 
tax-exempt real estate by $721 million. 

•	 Exempt value is concentrated among ma-
jor institutions. Although New Orleans has 
more than 1,100 owners of non-homestead 
exempt real estate, much of the assessed 
value is held by large public and nonprofit 
owners. They include the federal, state and 
city governments, public schools, and health 
care, religious, and university institutions. 
This composition is not unusual for cities like 
New Orleans. But it underscores the need to 
scrutinize eligibility and property use. 

•	 Public officials should pursue fair service 
charges to raise revenue from tax-exempt 
properties. BGR estimates exempt real estate 
covers 22% of New Orleans’ developed land 
area. This highlights the potential effectiveness 
of a parcel fee. Fees, if carefully crafted, trans-
parent and accountable, can enable tax-ex-
empt owners to make a financial contribution to 
the services and infrastructure on which they 
and other members of the community rely. 

•	 BGR has generally discouraged creating 
more exemptions or expanding existing 
ones. New tax relief proposals should clear-
ly assess the extent of taxpayer need and 
match it to a precise solution that is strategic, 
fair and effective. Voters can and should de-
mand higher standards. BGR notes that, while 
the Legislature  is primarily responsible for 
tax exemption proposals, voters on Novem-
ber 3 amended the constitution to let parish 
and city officials seek a local vote to increase 
the homestead exemption for senior citizens.

Summary of BGR’s Recommendations
Because constitutional reform is difficult in Lou-

isiana, the report points state and local officials to-
ward practical action: 

•	 Alternative revenue-raising mechanisms, 
such as fees 

•	 Better exempt-property data 
•	 Stricter scrutiny of eligibility and use require-

ments 
•	 Tighter limits on discretionary incentives 
•	 Clear fiscal analysis and justification before 

any expansion of exemptions

BGR suggests prioritizing time-sensitive recom-
mendations because of the risks to New Orleans’ 
drainage system funding and the approaching 2027 
legislative session, Louisiana’s next opportunity to 
consider fiscal measures such as tax exemptions. 
BGR’s recommendations are summarized here and 
presented in full in the report’s Conclusion and 
Recommendations section. 

Questions You Can Ask About  
Tax Exemption Proposals

Ultimately, voters are in control of tax 
exemptions, and they should demand greater 
accountability for current and proposed 
exemptions. Key questions to ask legislators 
and parish and city officials when they make 
exemption proposals include:

•	 What problem is the proposal trying to 
solve? What evidence do you have?

•	 Who will stand to benefit from the proposal, 
and by how much?

•	 Who will not benefit, and how might this 
proposal increase the tax burden on them?

•	 How would the proposal potentially reduce 
local government funding for services and 
infrastructure?

•	 Is there a better alternative to the 
proposal? What options have you studied?

•	 How will I be able to track the future 
benefits and costs?
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Top Priority

•	 To provide a way for tax-exempt property 
to help pay for drainage and other New Or-
leans infrastructure, City of New Orleans 
leaders should develop a fair, transparent 
and accountable fee proposal by 2027 for 
clearly defined and prioritized infrastruc-
ture needs. For example, BGR has found that 
the drainage system’s needs for new reve-
nue are substantial, and 60% of its existing 
revenue is at risk if one of the three drainage 
property taxes expires in 2027 and another 
follows in 2031. Stable and sufficient funding 
for New Orleans’ drainage needs will likely re-
quire both a fee and an extension of some or 
all of the current 14.26 mills of property tax-
es. If carefully implemented with a prioritized 
spending plan, a stormwater fee can distrib-
ute costs more fairly among those who ben-
efit from flood protection, including owners 
of tax-exempt properties. It is also important 
to prioritize the fee proposal because of the 
potential need to modernize stormwater fee 
laws in the spring 2027 legislative session.

Other Recommendations

•	 Also in 2027, the Louisiana Legislature should:
	◦ Require standardized statewide reporting 
by assessors of exempt-property values, 
exemption type or classification, and own-
ership.

	◦ Provide for a periodic review at least once 
a decade of the fiscal benefits and costs of 
property tax exemptions statewide. 
	◦ Study the potential for a future constitution-
al amendment to give the Legislature great-
er control over requiring nonprofit proper-
ty owners to demonstrate their property is 
used for an exempt purpose. 

•	 Legislators and parish and city officials 
should avoid creating or expanding exemp-
tions without a fiscal analysis of the benefits 
and costs of the change, including the affect-
ed taxing bodies and distribution of shifted 
costs. Voters should reject proposals that do 
not provide a clear analysis and justification.

•	 Assessors should collaborate on standard 
guidance they can use to value exempt prop-
erty (other than homesteads) and report it 
publicly to bring greater consistency and reli-
ability to information on exempt property.

•	 Local government entities authorized to grant 
development incentives should adopt written 
policies for administering their property tax 
incentive programs that require finding each 
incentive is strategic, necessary, efficient, ef-
fective and fair, as further explained in BGR’s 
2024 letter to the New Orleans City Council.

•	 The City of New Orleans should identify va-
cant or underused property it owns that could 
be put to more productive use, boosting tax 
revenue, lowering maintenance costs and 
strengthening neighborhoods.

https://www.bgr.org/report-index/paying-for-drainage/
https://www.bgr.org/report-index/paying-for-drainage/
https://www.bgr.org/report-index/essential-elements-for-economic-development-incentive-programs/
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Property taxes produce about half of all local 
tax dollars in New Orleans.1 They support public 
safety, education, levees, drainage, parks, librar-
ies, and many other services and infrastructure. In 
some cases, such as levees, drainage and libraries, 
property taxes supply almost the entire budget. 

But the tax burden is not borne by everyone 
in the city. In 2025, exemptions removed ap-
proximately $2.74 billion, or 37%, of real estate 
assessed value from the tax rolls. This is one of 
the largest percentages in Louisiana and appears 
comparable to the high exempt shares reported in 

several older U.S. cities with large concentrations 
of public, health care, higher education and non-
profit property.

Thirty years ago, exempt property was an even 
larger percentage. BGR found that 65% of New Or-
leans real estate assessed value went untaxed in 
1996.2 Since then, the tax base grew with rising 
real estate prices and the correction of widespread 
underassessment. Valuations of exempt property 
also increased, but at a slower pace. These factors 
combined to produce today’s lower but still sub-
stantial 37% exempt share, as shown in Chart A.

Introduction

$886 $1,664 $4,737 $2,742

Taxable Real Estate

1996 2025

Exempt Real Estate Exempt % of Total Real Estate

65%

37%

Chart A. New Orleans’ Shift in Taxable and Exempt Shares of  
Real Estate Assessed Value, 1996 to 2025

($ figures in millions)

BGR analysis of the exempt property data from the Orleans Parish Assessor’s Office and the Louisiana Tax Commission.
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Even at 37%, New Orleans faces serious risks 
and impacts from a structurally narrowed tax 
base. The chief concerns are that (1) exemptions 
increase fiscal pressures on government entities 
by reducing their ability to generate revenue, and 
(2) they shift the tax burden to other residents and 
businesses in the community. These concerns can 
be overshadowed when legislators and their con-
stituents push to enact and expand tax relief. They 
focus on the immediate win – a new development 
or immediate cost savings – without regard for the 
big picture or lasting impact. 

Moreover, once the exemptions become law, 
they are rarely evaluated. It is difficult to tell their 
cost or effectiveness in producing public benefits, 
such as relieving a cost burden for local govern-
ment or improving the quality of life. Transparency 
is also lacking because exemptions are off the tax 
rolls. Because exempt property doesn’t produce 
taxes, assessors tend to inspect and revalue it less 
frequently than taxable property. There is no State 
of Louisiana (State) body with clear oversight of 
exempt property. And with Louisiana’s 64 parish 
assessors working independently, it is difficult for 
the public to access and make sense of the data 
that does exist on tax-exempt property. Louisi-
ana needs more complete data to understand the 
costs of the taxes it isn’t collecting. 

This fall, New Orleans voters are seeing some 
competing priorities on display. On one hand, New 
Orleans’ new mayor has formed a task force to an-
alyze options for parcel-based fees, which may 
support drainage, streets, water or other infra-
structure. As of this report, the task force contin-
ues its review and has not yet proposed a fee. In 
concept, a parcel-based fee would allow owners 
of exempt properties to begin contributing to the 
city’s infrastructure needs. This would spread the 
costs of repair, replacement, operation and main-
tenance over more payers. The fee study has taken 
on greater urgency because a key drainage prop-
erty tax expires in 2027, unless renewed by voters, 
as BGR has reported.3 In addition, the mayor has 

formed a working group to identify pieces of the 
City’s vast real estate holdings – more than 1,500 
properties identified in this report – that could be 
sold off, leased, or otherwise put into commerce 
for more productive and potentially taxable uses.4

But on November 3, Louisiana voters approved But on November 3, Louisiana voters approved 
a constitutional amendment to allow cities and par-a constitutional amendment to allow cities and par-
ishes to seek a major expansion of the homestead ishes to seek a major expansion of the homestead 
exemption. The amendment would permit a local exemption. The amendment would permit a local 
option vote to exempt an additional $60,000 to option vote to exempt an additional $60,000 to 
$300,000 of a home’s market value for seniors who $300,000 of a home’s market value for seniors who 
qualify for a special freeze on their maximum prop-qualify for a special freeze on their maximum prop-
erty assessment when they turn 65. The additional erty assessment when they turn 65. The additional 
exemption would be on top of the current home-exemption would be on top of the current home-
stead exemption that covers the first $75,000. stead exemption that covers the first $75,000. 
Voters also amended the constitution to raise the Voters also amended the constitution to raise the 
income to be eligible for that special assessment income to be eligible for that special assessment 
level from $102,700 to $150,000, adjusted annu-level from $102,700 to $150,000, adjusted annu-
ally for inflation. The Louisiana State Legislature ally for inflation. The Louisiana State Legislature 
passed both amendments with near unanimity and passed both amendments with near unanimity and 
no meaningful estimates of the impact on local tax no meaningful estimates of the impact on local tax 
revenues in the fiscal notes. The potential revenue revenues in the fiscal notes. The potential revenue 
impacts have raised concerns for property tax-de-impacts have raised concerns for property tax-de-
pendent school boards and other government en-pendent school boards and other government en-
tities.tities.55

As voters and policymakers face these and other 
issues, this report explains the major types of ex-
emptions, the public goals they serve, and the risks 
they create. Using New Orleans as a case study, it 
analyzes the 2025 exempt property roll and his-
torical data to show how much assessed value is 
off the tax rolls and who owns exempt property. 
The analysis also places New Orleans in broader 
context in Louisiana and examines the benefits 
and costs for local governments and taxpayers. 
The report does not argue that all exempt property 
should be taxed. Rather, it aims to help the pub-
lic and policymakers understand the tradeoffs and 
manage them more effectively. BGR makes recom-
mendations for policy change.

The sidebar provides a glossary of key terms to 
know for this report.

https://www.bgr.org/report-index/paying-for-drainage/
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Assessed Value. The Louisiana Constitution clas-
sifies property subject to taxation and requires it to 
be assessed at a percentage of its fair market val-
ue.* Local taxing bodies levy their property taxes on 
the assessed value, not the market value. Therefore, 
BGR uses assessed value to evaluate the impacts of 
exemptions on government revenue and taxpayers. 
The constitution sets the assessed value for different 
classifications of property:

•	 Land and residential buildings, 10% of market 
value

•	 Commercial buildings and other improvements, 
and personal property used by businesses, such 
as machinery, fixtures and furnishings, 15%

•	 Public service property (excluding land), such 
as properties owned by utilities, railroads, and 
pipeline companies, 25%  

Assessor. The assessor is an independently elect-
ed parish official responsible for determining the fair 
market value of most property subject to taxation 
within the parish.** The exception is public service 
property, which is assessed by the Louisiana Tax 
Commission. In Orleans Parish, the assessor is elect-
ed at the same time as the mayor and City Council. 
The assessor’s property valuations must be done at 
least once every four years. They are subject to re-
view by the parish governing authority, which is the 
City Council in New Orleans. Further appeals go to 
the Tax Commission and ultimately the courts. Before 
2011, Orleans had seven elected assessors. Each rep-
resented a district, and together they governed as the 
Orleans Parish Board of Assessors. Voters amended 
the State constitution in 2006 to replace the seven 

assessors with a single, citywide assessor, who took 
office January 1, 2011.  

Homestead. An owner-occupied primary resi-
dence.***

Louisiana Tax Commission. This State body is 
responsible for ensuring fair, accurate and uniform 
property taxation in Louisiana.**** The Tax Commis-
sion consists of five members, one from each of the 
state’s five Public Service Commission districts. They 
are appointed by the governor and confirmed by the 
Louisiana State Senate. Commissioners serve at the 
governor’s pleasure. The Tax Commission provides 
oversight of parish assessors and adopts rules to im-
plement Louisiana’s property tax laws. The commis-
sion also hears appeals of tax assessments from the 
local level. However, as discussed in this report, it 
does not have oversight of exemptions.

Millage. Property tax rates are expressed in mills, 
hence the term “millage.” A mill is one-tenth of one 
percent, or $1 for every $1,000 of taxable assessed 
value. Different taxing entities charge different millage 
rates. Their combined millages make up your total tax 
rate.†

Property Tax. A tax assessed on the value of prop-
erty, sometimes called by the Latin phrase an “ad va-
lorem” tax. The Louisiana Constitution and statutes 
grant taxing authority to local governmental entities 
in each parish. In New Orleans, for example, the ma-
jor taxing authorities include the City Council, Orleans 
Parish School Board, the flood protection authorities, 
and the Orleans Parish Sheriff. Property taxes fund a 
wide range of governmental purposes, as shown in 
Chart B from BGR’s online Property Tax Dashboards.

Glossary of Key Terms to Know about Property Tax Exemptions

Public Schools 
45.31  (34%)

Libraries 
4.32  (3%)

Community and Economic 
Development 

4.39  (3%)

Parks and Recreation 
6.16  (5%)

Fire Protection 
9.65  (7%)

Law Enforcement/Justice System 
9.94  (7%)Flood Protection 

11.67  (9%)

General/Undedicated 
13.28  (10%)

Drainage 
14.26  (11%)

Mixed Infrastructure 
and Buildings 
14.50  (11%)

Chart B. Breakdown 
By Purpose

(Figures in mills)

Total
133.48 mills

2026 East Bank 
Orleans Parish

https://www.bgr.org/property-tax-dashboards/
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Property Tax Exemption. A tax exemption re-
moves all or a portion of a property’s assessed value 
from the local tax base before tax rates are applied.‡ 
BGR distinguishes exemptions from property tax 
credits and assessment growth limits. Even though 
both affect government revenue, they do not remove 
taxable assessed value from the rolls.

•	 A property tax credit reduces the tax liabili-
ty that is based on a property’s full assessed 
value. In Louisiana, when a homestead-exempt 
property’s value increases by more than 50% in 
a year, Louisiana’s constitution directs the tax 
collector to “phase in” the additional tax liability 
over four years. This phase-in changes the tax 
amount, but not the underlying assessed value 
of the property.

•	 Louisiana’s “special assessment levels” cap the 
property assessments of exempt homesteads 
owned and occupied by (1) residents age 65 or 
older whose annual income does not exceed a 
certain level ($102,700 in 2026), (2) disabled 
veterans, or (3) veterans who were missing 
in action or prisoners of war, or the surviving 
spouses of those killed in action. The special 
assessment can remain until the house is sold 
or its value increases more than 25% because 
of construction or reconstruction. The caps 
stop the taxable assessed value from rising 
with market appreciation, causing a loss of fu-
ture revenue growth, but taxes are still owed 
on the baseline value.

What Are Louisiana’s 
Property Tax 
Exemptions?

This section explains the four main types of 
property tax exemptions in Louisiana: public prop-
erty, nonprofit property, homestead exemptions, 
and development incentives. For each, BGR re-
views the scope, goals and risks.

Public Property
Louisiana provides a broad exemption for “pub-

lic lands and other public property used for public 
purposes.” It covers primarily property owned by 
federal, state and local government entities.6 Some 
private entities can receive the benefit of the ex-
emption by leasing government property for de-
velopments that further a public purpose, such as 
economic development. 

The Legislature has the power to define public 
use, as Louisiana courts have determined. For-prof-
it activities can occur on public property and still be 
“in harmony with” the public owner’s legislative pur-
pose and mission and provide a public benefit.7 

The public property exemption is by right; there 
is no application or administrative process. Among 
its policy goals, the exemption prevents interfer-
ence by other taxing authorities. Having to pay 
taxes to another government, such as a federal 
agency to a state government, could distort policy 
decisions and strain finances.8 It also makes little 
sense for a taxing authority, such as the City of 
New Orleans, to tax itself.9 

Cities and parishes, such as New Orleans, with 
large concentrations of government-owned prop-
erty feel the impact on their tax bases. This has 
prompted interest, discussed later in this report, in 
levying user fees for key services and infrastruc-
ture, such as stormwater management. 

* La. Const. Art. 7, Sec. 18.
** La. Const. Art. 7, Secs. 18(D), 18(F) and 24, and the Louisiana Assessor’s Association website.
*** Lincoln Institute of Land Policy and Minnesota Center for Fiscal Excellence, 50-State Property Tax Comparison Study for Tax-
es Paid in 2025, April 2026, p. 2. Louisiana defines homesteads eligible for the homestead exemption in La. Const. Art. 7, Sec. 20.
**** La. Const., Art. 7, Sec. 18, La. R.S. 47:1832, and the Louisiana Tax Commission’s website.
† For a general overview of Louisiana property taxes and how they work, see https://www.bgr.org/about-your-property-taxes/. 
This explanation is part of BGR’s Property Tax Dashboards, an interactive online resource where you can find the property tax 
rates for Orleans, Jefferson and St. Tammany parishes.
‡ Kenyon, Daphne A., Adam H. Langley, and Bethany P. Paquin, “Property Tax Relief, The Case for Circuit Breakers,” Lincoln Insti-
tute of Land Policy: Land Lines, April 2010, p. 13. Louisiana’s property tax phase-in and special assessment levels are found at La. 
Const. Art. 7, Sec. 18.

https://www.louisianaassessors.org/about-assessors/
https://www.lincolninst.edu/publications/other/50-state-property-tax-comparison-study-2025/
https://stax.latax.la.gov/
https://www.bgr.org/about-your-property-taxes/
https://www.bgr.org/property-tax-dashboards/
https://www.lincolninst.edu/publications/articles/property-tax-relief/
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As the list indicates, the exemptions are gener-
ally provided based on the owner’s nonprofit own-
ership status, without requiring that the property 
be used for an exempt purpose. Most other states 
require the property be used in accordance with 
the exempt purpose.12 Louisiana’s constitution pro-
hibits an exemption only if the property is “owned, 
operated, leased, or used for commercial purpos-
es unrelated to the exempt purposes of the cor-
poration or association.”13 Courts have interpreted 
the provision as exempting property used for an 
array of ancillary commercial uses. Examples in-
clude rental apartments or retail space with a basic 
tie to the organization’s mission, and property that 
is idle.14 Having some unrelated business income 
from the commercial property may not disturb the 
tax exemption for the entire property, although 
this point continues to be litigated in the case of 
the exemption for the hotel serving the Nation-
al World War II Museum.15 In addition, a nonprofit 
owner does not need a federal tax exemption; it 
is sufficient to remain in good standing as a Lou-
isiana nonprofit corporation. And even that is not 
required for properties used for cultural, carnival 
and civic activities. Thus, the absence of a stron-
ger use requirement creates a risk of removing 
nonprofit-owned property from the tax rolls with 
little justification.16

In addition, government entities that extend the 
exemption to private developers without a clear 
strategy or public returns risk unnecessary tax 
breaks that reduce revenue potential and make 
the tax system less fair.10

Nonprofit Property 
Louisiana exempts a wide range of nonprofit 

property from taxation:11   

•	 Property owned by nonprofits “organized and 
operated exclusively for religious, dedicated 
places of burial, charitable, health, welfare, 
fraternal, or educational purposes.” 

•	 Property leased to a nonprofit as housing for 
the homeless.

•	 Property of a “bona fide labor organization” 
engaged in collective bargaining.

•	 Property of lodges or clubs “organized for 
charitable and fraternal purposes and prac-
ticing the same.”

•	 Property of a nonprofit corporation “devoted 
to promoting trade, travel, and commerce.” 

•	 Property of a nonprofit trade, business, in-
dustry or professional society or associa-
tion.	

•	 Property used “for cultural, Mardi Gras car-
nival, or civic activities and not operated for 
profit to the owners.” 

Public Property
Public lands and property used for public purposes

Louisiana Exempts: Primarily federal, State and 
local government property, plus privately owned 
property serving a public purpose.

Policy Goals: Protect governmental entities against 
interference by other taxing bodies. Prevent a 
government from taxing itself.

Risks: Public property can limit a parish’s tax base. 
And without a clear strategy, criteria or safeguards 
for private lessees, the exemption can lead to 
unnecessary subsidies and unfairness.

Nonprofit Property
Property owned by eligible nonprofit organizations

Louisiana Exempts: Property owned by a wide 
range of nonprofit organizations serving religious, 
burial, charitable, health, welfare, fraternal, 
educational and other purposes.

Policy Goals: Support nonprofits in providing public 
services on behalf of the government or enhancing 
residents’ quality of life.

Risks: Broadly defined exemptions, without a 
requirement for using the property for an exempt 
purpose, can remove properties from the tax rolls 
with little or no justification.
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would, among other things, clarify the expected 
benefits for the public, limit the scope of nonprofit 
exempt property, and impose a strict use require-
ment.

So far, the Legislature and voters have made 
only limited improvements. Most recent was the 
2023 constitutional amendment allowing local 
government officials to revoke property tax ex-
emptions from nonprofit housing providers that 
have repeated public health or safety violations.21 
Both the New Orleans and Jefferson Parish coun-
cils have exercised this authority to address viola-
tions at certain apartment complexes.22

Homestead Exemption 
Louisiana’s homestead exemption provides sub-

stantial property tax relief to homeowners. Gen-
erally, homeownership helps to stabilize families, 
build wealth, and support safe, well-maintained 
neighborhoods, among other benefits.23 Some tax 
relief can be justified because property taxes do 
not consider the owner’s income, or ability to pay, 
so the tax burden can be greater for lower-income 
homeowners.

However, the exemption constrains the tax 
base, especially for parishes with large areas of 
residential property. While rising home values in 
recent years have blunted some of this impact, 
the exemption still limits government revenue and 
shifts the tax burden to renters and businesses.24 
Other research shows similar findings and notes 

There are, however, important public policy goals 
that effective nonprofit exemptions can fulfill.

For one, nonprofit organizations can deliver ser-
vices for the public’s welfare, relieving that respon-
sibility from the shoulders of government. Private 
hospitals are an example. They perform health 
care services that the government would other-
wise have to provide, which frees up resources in 
the budget for other public services for the com-
munity. One scholar characterized nonprofit orga-
nizations that relieve government of a burden as a 
“third party government.”17

Other nonprofit organizations provide commu-
nity services and amenities that residents consider 
important to their quality of life.18 For example, ex-
emptions may support community, recreation, arts 
and culture, and social organizations. Louisiana 
offers an especially broad range, down to Mardi 
Gras krewes, labor unions and trade promotion or-
ganizations.

Finally, the U.S. Constitution provides a basis for 
protecting religious institutions from tax burdens. 
Under the First Amendment, as applied to the 
states through the Fourteenth Amendment, states 
are prohibited from passing any law that prohib-
its the free exercise of religion. Under that same 
amendment, they are also prohibited from making 
a law “respecting an establishment of religion.” All 
states with property taxes exempt religious orga-
nizations, although the degree varies from state to 
state.19 Some limit the exemption to places of wor-
ship, while others such as Louisiana have a broad 
exemption for religious property.

As with public property, transparency and ac-
countability are limited for nonprofit exemptions. 
The Orleans Parish Assessor has an application 
process for New Orleans nonprofit organizations.20 
But there is not a clear way to support account-
ability over time.

BGR has called on legislators to tighten the 
State’s legal framework for granting nonprof-
it property exemptions. These recommendations 
include spelling out broad parameters for exemp-
tions in the constitution and allowing the Legis-
lature to specifically define them. The framework 

Homestead Exemption
Owner-occupied homes

Louisiana Exempts: The first $7,500 of assessed 
value of an owner-occupied home, with enhanced 
exemptions in certain cases. 

Policy Goals: Encourage homeownership, which 
stabilizes families, builds wealth, and supports safe, 
strong neighborhoods.

Risks: A large tax base of homes receiving the 
exemption can limit government revenue and shift 
the tax burden to renters and businesses.
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house or otherwise violates the law.32 

The homestead exemption is relatively trans-
parent as tax exemptions go in Louisiana. Each 
exemption is recorded on the homeowner’s prop-
erty assessment record. The Tax Commission 
publishes an annual report with parish-level statis-
tics received from assessors on the number of ex-
emptions and the amount of assessed value they 
remove from the tax rolls.33 The Orleans Parish As-
sessor also reports these figures on its website.34

Development Incentives
Louisiana provides three key exemptions for 

industrial, commercial and other residential devel-
opment:

•	 The Industrial Tax Exemption Program (ITEP) 
covers 80% of new manufacturing buildings, 
machinery, equipment, or additions to exist-
ing plants for five years, renewable for anoth-
er five years.35 The Louisiana Board of Com-
merce and Industry approves the exemption, 
with non-binding input from a committee of 
local officials.36 The governor signs the State 
contract with the recipient of the exemption.   

•	 Louisiana allows industrial development 
boards or other economic development agen-
cies to acquire title to development sites and 
arrange for the developer to make a payment 
in lieu of taxes (PILOT).37 The PILOT provides 
greater certainty compared to variable prop-
erty taxes and is often set lower than the tax-
es would be, providing a subsidy to the proj-
ect. A city or parish government entity may 
approve these arrangements, entering into 
a lease agreement with the developer. State 
approval is usually not required.

•	 The Restoration Tax Abatement (RTA) Pro-
gram freezes the pre-renovation assessed 
value of a commercial, residential rental, or 
owner-occupied property for five years. It 
is renewable for another five years.38 The 
abatements require approval from the local 
governing authority (which is the City Council 
in New Orleans) and the Board of Commerce 
and Industry. The governor signs the State 
contract with the recipient of the abatement.   

that the exemption can lead to higher tax rates to 
maintain baseline revenue.25

Louisiana’s homestead exemption shields the 
first $7,500 of the property’s assessed value from 
taxation.26 Because residential properties are as-
sessed at 10% of market value, the exemption ef-
fectively covers the first $75,000 of a home’s mar-
ket value. Voters have enhanced the exemption 
over the years for disabled veterans and their sur-
viving spouses,27 as well as the unmarried surviv-
ing spouses of military members or first respond-
ers who died in the line of duty.28 

On November 3, 2026, voters approved con-
stitutional amendments to further enhance the 
homestead exemption. The changes:

•	 Allow the surviving spouse of a disabled vet-
eran to transfer the homestead exemption 
one time to a new homestead.29

•	 Allow parishes and municipalities to call an 
election to permit an additional homestead 
exemption of $6,000 to $30,000 of assessed 
value, rising with age, for homeowners age 
65 and older who qualify for the special as-
sessment level.30 The additional exemptions 
would be on top of the current $7,500. The 
special assessment level prevents the home’s 
property assessment from increasing. Voters 
separately approved raising the income eligi-
bility limit for Louisiana’s special assessment 
levels for the elderly, disabled, and certain 
disabled veterans and members of the mili-
tary to $150,000, starting in 2028.31 

BGR did not taken positions on these amend-
ments, but it generally recommends against ex-
panding the homestead exemption and assess-
ment levels. A larger exemption narrows the taxable 
base and shifts a greater share of the property tax 
burden to other property owners and renters. 

Homeowners must apply to their parish as-
sessor to qualify for the homestead exemption 
under State law. However, once exemptions are 
approved, property owners do not have to reap-
ply. They can receive a “permanent” homestead 
exemption from the assessor. The assessor can 
revoke the exemption if the homeowner sells the 
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The Challenges of  
Exemption Reform  
in Louisiana

Three decades of efforts by BGR, concerned 
legislators, and others to call attention to the risks 
and impacts of exemptions have helped improve 
some local policies and assessor practices, but 
the core framework remains firmly set in Louisi-
ana law. Public reporting and accountability also 
remain weak.

Constitutional Protection 
In Louisiana, property tax exemptions are not 

just broadly structured; all of them are established 
in the State constitution.40 This means it takes a 
vote of the people, after a two-thirds vote of the 
Louisiana State Legislature, to change them. Con-
stitutional protection has been Louisiana’s histor-
ical approach since the 19th century.41 It makes 
exemptions mandatory, while also preventing the 
Legislature from creating others without voter ap-
proval. Louisiana’s constitutional protections are 
some of the strongest in the country.42 

The constitution provides reliability and pre-
dictability to the governments, nonprofit organi-
zations, homeowners and businesses that receive 
the benefits of the exemptions. When the question 
of transferring exemptions to legislative control 
arose at the 1973 constitutional convention, one 
delegate arguing against the idea did not believe 
the people would want “to take these things from 
the warmth and safety of the constitution, and 
subject them to the welt wool of the legislature to 
change by two-thirds vote.”43

But exemptions are rarely evaluated once they 
are approved. Exempt property owners are not re-
quired to demonstrate the benefits they create, or 
whether they are commensurate with the tax re-
lief. Even the costs of the exemptions are unknown 
statewide. Getting to those figures would require 
the cooperation of Louisiana’s 64 parish assessors. 

Occasional legislative attempts at reform have 
produced limited changes. The most recent at-
tempt drew opposition from some exempt owners 

Development incentives provide local govern-
ments with a means of spurring private business 
or area redevelopment. It’s a temporary fiscal 
tradeoff: Local governments give up some cur-
rent revenue in the hope of inducing investment, 
employment, redevelopment and future tax-base 
growth. If the investment would not occur other-
wise, the community can enjoy multiple benefits, 
such as increased income and economic activity, 
increased tax revenues and area revitalization. 

Effective local policies for evaluating, awarding 
and monitoring incentives are important to make 
sure incentives deliver on their promises.39 But 
Louisiana law gives State and local officials broad 
discretion in awarding property tax incentives for 
business and development. Its courts have broadly 
construed economic development as a public pur-
pose. Often, local policies lack sufficient emphasis 
on strategic decision making and safeguards to 
support efficient, effective, and accountable pub-
lic subsidies. BGR has also found that policies often 
lack mechanisms for evaluating results, including 
whether the project achieved the promised jobs 
and investment. Without careful review, before 
and after an incentive award, the officials, eager to 
court new investment, risk awarding subsidies that 
are unnecessary and unfair to other taxpayers.

Development Incentives
Industrial, commercial and residential development

Louisiana Exempts: Private industry and 
developments that enter into an agreement with 
local government and, in some cases, the State, for 
a period of time, such as 5, 10 or more years. 

Policy Goals: Provide a means of spurring local 
investment, job creation and area revitalization 
without a public cash subsidy.

Risks: Without a clear strategy, criteria or 
safeguards, the incentives can be unnecessary or 
oversized, and unfair to other taxpayers.
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Improving the Distribution of the Tax Burden. 
Taxes are generally fairest when they are levied at 
low rates across a broad base of taxpayers. When 
a large share of property is exempt, local govern-
ments must rely more heavily on the remaining 
taxable property owners for revenue. This effect 
can increase tax rates and shift costs in ways that 
are harder for residents and businesses to see.

For example, economic studies show exemp-
tions push tax burdens on to renters. While they are 
not directly liable for property taxes, their landlords 
recoup much of the cost of the property taxes on 
their rental housing through their lease payments. 
Most studies show renters bear at least 60% of that 
cost, and this share may approach 100% over time 
as leases renew.46 When exemptions are expanded, 
such as a broad increase in the homestead exemp-
tion that affects many thousands of homes, local 
governments may respond by raising rates on the 
smaller base of taxable property. Research sug-
gests that, when all rental properties in a commu-
nity experience a similar tax increase, most or all of 
that cost will ultimately be passed on to renters.47 
This could worsen housing affordability problems in 
New Orleans and other parishes.

And exemptions generally suffer from a lack of 
public transparency. There are no statewide reports 
or databases of exempt property. Louisiana’s 64 
parish assessors vary widely in how they appraise, 
record and report information on exempt property, 
other than homestead exemptions, which appear 
on the tax rolls. Louisiana law requires assessors 
to provide an initial valuation of exempt property, 
but it is silent on when and how frequently exempt 
property should be revalued.48 Assessors often 
view revaluation of exempt property as a low pri-
ority because it does not generate any taxes.49 The 
Louisiana Tax Commission has no authority over 
exemptions, unlike its ability to hear appeals of tax-
payers’ property assessments.50 When an assessor 
denies a tax exemption, the property owner’s re-
course is to file a lawsuit because it is a question of 
interpreting the constitution.

and went down in defeat as a part of State Con-
stitutional Amendment No. 2 on March 29, 2025.44 
A news report described the chances of a second 
attempt at property tax exemption reform as “dead 
and buried.”45 

Why Managing Exemption Risks and 
Impacts Still Matters

To recap, the four main exemptions have pub-
lic policy goals that are hard to categorically dis-
agree with:

•	 Public Property. Governments at the local, 
state and federal levels use their land and 
buildings to deliver services to the public.

•	 Nonprofit Property. Exemptions for nonprofit 
organizations help support private hospitals, 
educational institutions and other charitable 
endeavors that relieve burdens that other-
wise would fall on government. They also 
help protect religious freedom and support 
nonprofit organizations that enhance the 
quality of life.

•	 Homestead Exemption. The homestead ex-
emption reduces the cost of homeownership 
and supports neighborhood stability. 

•	 Development Incentives. Carefully crafted tax 
breaks for businesses and developers can at-
tract new investment and jobs to communities. 

Despite their potential benefits, property tax 
exemptions also create risks and impacts of two 
kinds: fiscal pressures on government and shifts 
in the tax burden. The risks and impacts are most 
acute where property taxes are the primary means 
of funding local government services and infra-
structure, such as in New Orleans.

Finding Revenue to Meet Pressing Needs. 
Revenue constraints hamper the delivery of the 
public services and infrastructure that residents 
and businesses want. Cities that fail to deliver risk 
having their residents move elsewhere. New Orle-
ans’ recent budget crisis and population loss have 
sharpened the focus of residents and their elected 
officials on these issues.

https://www.bgr.org/watch-breakfast-briefing-the-population-question/
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or collecting, managing and distributing the 
fee revenue once approved.58

•	 Public reporting and accountability that 
emphasize the role of parish assessors in 
administering exemptions. BGR has urged 
them to strictly interpret exemption criteria 
and require owners to demonstrate eligibility, 
conduct regular inspections of exempt prop-
erty, classify exemptions in a manner that 
corresponds to their eligibility in the consti-
tution, and enhance public access to online 
exemption records and valuations.59 BGR also 
recommends that assessors revalue exempt 
properties as frequently as taxable proper-
ties so that taxpayers and public officials can 
evaluate the cost and value of exemptions 
and their effect on local revenue. For exemp-
tions justified by expected public benefits, 
particularly nonprofit exemptions and devel-
opment incentives, BGR urges reporting on 
expected and actual benefits – what taxpay-
ers get in exchange for taking on a greater 
share of the revenue burden. 

BGR has also generally discouraged creating 
more exemptions or expanding existing ones. New 
tax relief proposals should clearly assess the ex-
tent of taxpayer need and match it to a precise 
solution that is strategic, fair and effective. 

What BGR Has Recommended
Since discovering the outsized 65% exempt por-

tion of New Orleans’ real estate assessed value in 
1996, BGR has recommended a range of reforms:

•	 Constitutional changes to limit or clarify the 
scope of exemptions, subject them to local 
option votes, or grant authority to the Leg-
islature to define the parameters for exemp-
tions.51 A general aim of this approach is to 
align exemptions more clearly with activities 
yielding significant public benefits.52 One ex-
ample is requiring nonprofit-owned property 
to be directly and exclusively used for exempt 
purposes that may be further defined by law. 

•	 Local policies that can mitigate potential 
risks and impacts, such as economic devel-
opment policies that carefully vet tax break 
requests and seek commensurate public ben-
efits for job creation or area redevelopment.53 
BGR recommends that a governmental body 
awarding the tax breaks to private business-
es or developers should make well-support-
ed findings that the exemption is strategic, 
necessary, efficient, effective and fair.54

•	 Revenue-raising mechanisms, such as the 
parcel fees that the City of New Orleans (City) 
is now considering, if they are fair, transpar-
ent, and accountable and have a clear, priori-
tized spending plan. If carefully implemented, 
this approach can distribute costs more fairly 
among those who benefit from public sys-
tems. BGR has focused its research primar-
ily on stormwater fees55 and transportation 
utility fees.56 BGR has studied other options, 
such as voluntary payments by nonprofit or-
ganizations, but found broad-based service 
charges, applied to all property owners, as 
promising the most effective and fair solu-
tion.57 BGR has found, however, that such 
fees have not been implemented at the parish 
level in Louisiana, and State laws may need 
to be modernized. In its January 2026 report 
on drainage funding, BGR notes that current 
law on stormwater fees offers little guidance 
on developing a funding proposal, obtaining 
community input, creating a fair structure, 
setting performance standards or oversight, 

Key Takeaway: Louisiana’s constitutional 
protection of property tax exemptions makes 
broad reform politically and legally difficult, 
even when exemptions create fiscal pressure, 
shift tax burdens and lack clear accountability. 
That reality makes practical risk management 
especially important. Policymakers should:

•	Avoid expanding exemptions without clear 
evidence of need and public benefit

•	Strengthen assessor reporting and 
valuation practices

•	Support stronger local standards for 
discretionary tax breaks

•	Consider a fair, transparent and 
accountable parcel fee that allows exempt 
property to help support the public 
services and infrastructure it uses
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Questions You Can Ask About  
Tax Exemption Proposals

Ultimately, voters are in control of tax exemptions, 
and they should demand greater accountability for 
current and proposed exemptions. Key questions 
to ask legislators and parish and city officials when 
they make exemption proposals include:

•	What problem is the proposal trying to solve? 
What evidence do you have?

•	Who will stand to benefit from the proposal, 
and by how much?

•	Who will not benefit, and how might this 
proposal increase the tax burden on them?

•	How would the proposal potentially reduce 
local government funding for services and 
infrastructure?

•	Is there a better alternative to the proposal? 
What options have you studied?

•	How will I be able to track the future benefits 
and costs?

Analysis of  
Tax Exemptions  
in New Orleans

Facing the difficulties of constitutional exemp-
tion reform in Louisiana, the New Orleans asses-
sor and City officials have focused their attention 
where they have greater control: local policies, 
revenue-raising mechanisms, and public reporting 
and accountability. In the remainder of this report, 
BGR presents a case study of New Orleans’ tax ex-
emptions to provide current context for those de-
cisions. It begins with an overview of the exemp-
tion landscape, followed by more specific findings 
about the major types of exemptions.

BGR gathered 2025 data on homestead exemp-
tions and other exempt property prepared by the 
Orleans Parish Assessor’s office, with historical 
and regional information added for context. Except 
for the section comparing New Orleans to other 
parishes, BGR focuses its analysis of the scope 
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and impacts of exemptions on the city’s real es-
tate assessed value (excluding business person-
al property and public service property). Real es-
tate accounts for 85% of New Orleans’ property 
tax base, and it is the market that homeowners, 
renters, and landlords know best.60 It also allows 
comparisons to previous BGR research to reveal 
long-term trends. See Appendix A for an explana-
tion of BGR’s methodology. 

How Much Real Estate Assessed Value 
Is Exempt?

As shown in Chart C, BGR found $2.74 billion of 
exempt real estate assessed value in New Orleans, 
or 37% of the total value in 2025. Public property, 
the array of local, state and federally owned land 
and facilities, accounts for the majority of the ex-
empt property. Nonprofit and homestead-exempt 
property also represent significant shares, fol-
lowed by development incentives. 

Chart C. New Orleans’ Taxable and Tax-Exempt Real Estate  
Assessed Value in 2025

($ figures in millions, exempt property shaded in blue)

BGR analysis of the 2025 exempt roll provided by the Orleans Parish Assessor’s Office and the Louisiana Tax Commission 
2025 Annual Report. BGR excludes personal property and public service property from the real estate calculation.

Taxable Real Estate 
 $4,737  
63%

Public Property 
 $1,499  
20%

Nonprofit Property 
 $624  
8%

Development
Incentives 

 $127  
2%

Homestead Exemptions 
 $492  
7%

$7.48 billion 
total real estate 
assessed value

BGR’s $2.74 billion exempt total is about $721 mil-
lion less than what the Orleans Parish Assessor pub-
licly reported in 2025.61 BGR’s count excludes two 
parcels on the Industrial Canal attributed to the 
Port of New Orleans. BGR found unrealistic mea-
surements and assessed valuations on both par-
cels. One parcel, valued at $347.2 million, was 1 
square foot in size. The other, valued at $374.2 
million, was listed at an area of 1.76 billion square 
feet – roughly four times the size of New Orleans’ 
West Bank.62 Including them would inflate exempt 
real estate to $3.46 billion, or 42% of total real es-

tate assessed value citywide. Port of New Orleans 
staff also could not identify these parcels in the 
port’s real estate holdings.

BGR identified the errors in 2021 and brought 
them to the attention of the assessor. The asses-
sor acknowledged an error in the office’s geo-
graphic information system (GIS) measurement for 
these properties but said a new survey of these 
properties would be needed. No surveys appeared 
to have been done, and the errors remained in the 
2025 exempt roll. 
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In researching this report, BGR reiterated the 
problem to the assessor, and both parcels have 
now been adjusted prospectively for the 2027 
roll. The parcel with an assessed value of $374.2 
million has been changed to $18.8 million, with a 
new measurement of 331.9 acres consisting of 
the west bank of the Industrial Canal, owned by 
the Port.63 The parcel with an assessed value of 
$347.2 million has been adjusted to $16.9 million, 
with a new measurement of 298.6 acres consist-
ing of the east bank of the canal, also owned by 
the Port.64 Because past valuations for the parcels 
were not changed, BGR continues to exclude both 
parcels from its analysis of 2025 and prior years.

The corrections are consistent with the efforts 
of the citywide assessor to improve the overall ac-
curacy of New Orleans’ taxable and exempt rolls in 
the past 15 years. As BGR found in its 2019 report, 
Assessing the Assessor, the Orleans Parish Asses-
sor has adopted a number of recommended prac-

tices, including strict interpretations of exemption 
criteria, regular inspections of exempt properties, 
and increased public information sharing about 
taxable and exempt properties, especially through 
the assessor’s website.65 The office now provides 
the public with a current, searchable database of 
exempt property, with a mapping tool. BGR’s 2019 
report urged continued efforts to revalue exempt 
property, which the 2025 data appear to support. 

The quality of taxable real estate assessments 
has also improved since 2011 with more sophis-
ticated data collection, property mapping, and 
professional appraisals. Assessing the Assessor 
recommended additional ways to improve ac-
curacy and uniformity. New Orleans has kept up 
steady growth in its tax base, except for dips fol-
lowing Hurricane Katrina in 2005, the onset of the 
COVID-19 pandemic in 2020, and Hurricane Ida in 
2021, as shown in Chart D.66

Chart D. Assessed Value of Taxable Real Estate in New Orleans,  
1995-2025 Tax Years

($ figures in millions)

BGR analysis of Orleans Parish data from the Louisiana Tax Commission’s Annual and Biennial Reports, 1995 to 2025. BGR excludes 
personal property and public service property from this real estate-based calculation.
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Tax Roll By Seven Assessors Tax Roll By Single Assessor

Valuations strengthen during single-
assessor era, which began with the 2012 
tax roll. There was a temporary slide after 
2020 due to the COVID-19 pandemic and 
Hurricane Ida. Also, in 2020, Louisiana 
limited reassessment to once every four 
years, stopping the assessor’s approach 
of reassessing a quarter of properties 
each year.

New Orleans’ seven assessors historically 
undervalued property, a condition made 
worse by the widespread damage from 
Hurricane Katrina in 2005. However, 
a rebounding property market and a 
mandatory correction to assessments 
ordered in 2007 by the Louisiana Tax 
Commission reset New Orleans’ tax base 
for future growth.

https://www.bgr.org/report-index/assessing-the-assessor-progress-on-property-assessment-reform-in-new-orleans/
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The growth in taxable property value has caused 
a huge swing in the share of exempt assessed val-
ue from 65% in 1996 to 37% in 2025.67 Chart E pro-
vides those figures as well as two other years BGR 
researched – the 2011 tax roll, which was the last 
prepared by the seven assessors,68 and the 2020 
tax roll, which was completed before the onset of 
the COVID-19 pandemic.69 BGR removed the two 
erroneous Industrial Canal properties from all the 
years where they appeared in the exempt roll. 

Since taking office in 2011, the single assessor 
has revalued exempt real estate, more than dou-
bling it from $1.31 billion to $2.74 billion.70 It has 

Chart E. New Orleans Taxable and Exempt Real Estate Assessed Value Since 1996
($ figures in millions)

BGR analysis of data from the Orleans Parish Assessor’s Office and the Louisiana Tax Commission. Reasons for the drop in the as-
sessed value of exempt real estate from 1996 to 2011 remain unclear. Appendix B shows that the decline occurred across most types 
of exempt real estate.

Key Takeaway: The citywide assessor has 
made substantial progress in improving the ac-
curacy of tax assessments and the exempt roll, 
and the assessor has corrected two large errors 
that BGR found on the roll. Removing those er-
rors shows that tax-exempt values have kept a 
close pace with the appreciation in taxable real 
estate since 2011. 

$886 $2,213 $3,709 $4,737$1,664 $1,308 $2,499 $2,742
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1996 2011 2020 2025
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roughly kept pace with the 114% increase in tax-
able real estate assessed value during the same 
period.71 See Appendix B for more historical in-
sights.

Assessed 
Value
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New Orleans’ exempt property represents 33% 
of its entire property tax base. The figure is less 
than the 37% exempt real estate because New 
Orleans has valuable personal property, such as 
hotel furnishings and fixtures, that is taxable, but 
limited industrial property that could qualify for an 
exemption. 

How Other Large Southeast Louisiana Parish-
es Compare. New Orleans has the second-high-
est percentage of exempt property among select-
ed parishes in Southeast Louisiana with large tax 
bases (over $3 billion assessed value) and exempt 
property rolls. Ascension Parish, which has expe-
rienced new industrial investment subject to ITEP, 
has 39% exempt. The other parishes are not far 
behind, as shown by the percentages in Chart F. 

We Are Not Alone –  
How New Orleans Compares

Wait, 37% or 33%? A Word on Comparing Or-
leans to Other Parishes. While BGR’s research 
on New Orleans generally focuses on tax-exempt 
real estate, BGR uses the entire tax base (includ-
ing business personal property and public service 
property) to get an apples-to-apples comparison 
to other Louisiana parishes. Using the entire tax 
base is necessary because some parishes have 
large amounts of industrial machinery classified 
as personal property, or large electrical power 
plants or transportation sites that fall under pub-
lic service property. The Industrial Tax Exemption 
Program removes substantial personal property in 
those parishes from the tax base.

Chart F. Percentages of Tax-Exempt Property in Six Southeast Louisiana  
Parishes, Based on Total Assessed Value for 2025 Tax Year

($ figures in millions)
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BGR calculations based on data provided by parish assessor offices. BGR selected parishes in Southeast Louisiana with at least $3 
billion of 2025 assessed value. BGR uses the entire tax base (including business personal property and public service property) to get 
an apples-to-apples comparison between Orleans and other Louisiana parishes.



24 November 2026

dustrial and institutional – other parishes also have 
sizable overall percentages of exempt property. 
Ascension, St. Charles, and East Baton Rouge have 
large concentrations of industrial exempt property, 
although East Baton Rouge has a larger and more 
diverse tax base to absorb that impact. St. Tam-
many has relatively little industrial property; most 
of its exempt value comes from the homestead ex-
emption. Jefferson, East Baton Rouge, and St. Tam-
many also have large concentrations of institution-
al property. Table 1 shows the breakdown of each 
parish’s exempt assessed value.

The composition of exempt property varies 
from parish to parish. In New Orleans, most of 
its exempt assessed value consists of proper-
ty other than exempt homesteads. This owes to 
its concentration of public facilities, colleges and 
universities, hospitals and other large institutions, 
which have a much higher value per parcel than 
the $7,500 homestead exemption.

However, because Louisiana offers some form of 
tax exemption for every major class of property in 
a typical community – residential, commercial, in-

Table 1. Comparing the 2025 Exempt Property of  
Large Southeast Louisiana Parishes

($ figures in millions)

BGR analysis of taxable and exempt assessed property value for the 2025 tax year based on annual grand recap and other reports 
compiled by parish assessors. BGR uses the entire tax base (including business personal property and public service property) to get 
an apples-to-apples comparison between Orleans and other Louisiana parishes. Numbers may not add up due to rounding.

While BGR compares these parishes’ exempt 
property at a high level, it could not develop a fuller 
analysis. Each assessor’s grand recap, the annu-
al statement of taxable and exempt property that 
each assessor submits to the Louisiana Tax Com-
mission, varies in its format and level of detail. For 
example, some assessors report public and non-
profit exemptions by property description, which 
would require further analysis to determine which 
properties belong to each type. In St. Tammany, 
the assessor’s office recently produced valuations 

of exempt property, other than homesteads, after 
completing a decade-long project to map all prop-
erty, including exempt property. 

There is significant opportunity to improve pub-
lic information on exempt property. While home-
stead exemptions reflect a portion of a home’s as-
sessed value based on the assessor’s application 
of standard appraisal methods, there is no stan-
dard guidance for valuing other exempt property. 
Filling that gap for parish assessors is a necessary 

Orleans
East 

Baton Rouge Jefferson St. Tammany Ascension St. Charles
Taxable Assessed  
Value 2025	 $5,645.2	 $6,270.5	 $4,785.3	 $3,184.5	 $2,356.0	 $2,566.7

Exempt Assessed Value	 $2,771.4	 $1,532.1	 $1,609.9	 $844.9	 $1,506.9	 $908.3

Homestead Exempt	 $491.9	 $719.7	 $736.8	 $515.6	 $275.1	 $106.2

Exempt Portions of 
Other Taxable Property 
(primarily ITEP and other 
development incentives)	 $156.8	 $301.5	 $56.4	 $16.0	 $1,119.2	 $686.4

Other Exempt  
(primarily public and nonprofit)	 $2,122.8	 $510.9	 $816.8	 $313.3	 $112.6	 $115.8

Total Assessed Value	 $8,416.6	 $7,802.6	 $6,395.2	 $4,029.4	 $3,863.0	 $3,475.0

Exempt %	 33%	 20%	 25%	 21%	 39%	 26%
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real estate comprises about 13,000 acres, or 22% 
of New Orleans’ approximately 60,000 acres of 
developed land area.76 This highlights the poten-
tial effectiveness of a parcel fee. The city cannot 
expand geographically because it is bordered by 
adjacent parishes, Lake Pontchartrain and the 
Mississippi River, and the Bayou Sauvage National 
Wildlife Refuge and marshland to the east.

first step to provide accurate, useful information 
on the value of exempt property to the public and 
policymakers. Parish assessors could collabora-
tively develop consistent statewide guidance for 
valuing exempt property. They could, for example, 
call for individual valuations of the most significant 
exempt properties in a parish and provide cost-ef-
fective, but sound, methods for estimating the 
rest. The use of estimates can provide reasonably 
accurate public information, while controlling the 
cost of valuing smaller exempt properties. Limiting 
the budget impact of this new work is important to 
preserve the financial resources of assessors’ of-
fices for accurate taxable assessments, on which 
local public services and infrastructure depend. 

Other Cities with Concentrations of Exempt 
Property. National comparisons are harder to 
make because comprehensive city-level data on 
tax-exempt property is not readily available, and 
the quality of exemption data varies widely from 
place to place. Academic literature has found the 
strongest concentrations of tax-exempt property 
in cities with a large, historical presence of gov-
ernment operations, colleges and universities, and 
nonprofit institutions. New Orleans is one of those 
cities; other examples are Boston, Philadelphia, 
Baltimore, New York City, and New Haven, Con-
necticut. Each has a different mix of exemptions, 
and available studies and reports are limited. Of 
those examples, a 2025 report noted that 57% of 
real estate value in New Haven, home of Yale Uni-
versity, is tax-exempt.72 A 2018 study found that 
35% of Boston’s real estate value is tax-exempt, 
breaking down as 20% private property and 15% 
public property.73 A 2012 report put Baltimore’s 
overall percentage at 30%.74 

A closer look at nonprofit property further shows 
how New Orleans stands out nationally. At 8% of 
total real estate assessed value, New Orleans’ 
2025 concentration of nonprofit-owned property 
is twice the median of 4% found in a comparison of 
23 large cities.75

New Orleans’ inability to expand its geograph-
ic boundaries and add new taxable land keeps its 
percentage of tax-exempt real estate high. Exempt 
parcels cover a significant portion of New Orleans’ 
developed land area. BGR estimates that exempt 

Key Takeaway: New Orleans’ high concen-
tration of tax-exempt property is not unique. 
Other large Southeast Louisiana parishes also 
have substantial exempt shares, reflecting the 
breadth of Louisiana’s property tax exemptions 
across residential, industrial, commercial and 
institutional property. Nationally, New Orleans 
resembles other urban core cities with concen-
trations of government, health care, higher edu-
cation and nonprofit institutions. BGR estimates 
that exempt real estate covers 22% of New 
Orleans’ developed land area. This highlights the 
potential effectiveness of a parcel fee, as New 
Orleans’ inability to expand its geography makes 
fiscal and fairness pressures more pronounced. 

Evaluating Fiscal Benefits  
and Costs of Exempt Property

Further Study Needed for Public Benefits. BGR 
recognizes that exempt properties can provide a 
range of public benefits. Some of those benefits 
relieve fiscal burdens that otherwise would fall on 
government and taxpayers, such as health care or 
education. Other benefits are less tangible, such 
as the support offered to struggling residents or 
the enhancement of culture and quality of life. 

BGR could not identify a broad-based, compre-
hensive study of the fiscal benefits of tax-exempt 
real estate. Preparing such a study is beyond the 
scope of BGR’s report, but it is a worthy project to 
more fully inform the public and policymakers. The 
study should be based on measures of economic 
and community impact, such as:

•	 Government expenditures avoided through 
nonprofit services

•	 Charity care and uncompensated health ser-
vices
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•	 Catalytic downtown New Orleans invest-
ments, anchored by the redevelopment and 
revitalization of historic Charity Hospital. 

Ochsner Health. Drawing from its 2025 report 
on community benefits across the communities it 
serves, Ochsner Health quantified a range of ben-
efits for Orleans Parish:78

•	 $28.5 million in charity care and uncompen-
sated health services, plus $3.5 million in fi-
nancial assistance to patients.

•	 $3 million in scholarships for nurses and al-
lied health professionals (2021-2025). 

•	 5,680 Orleans Parish employees, earning 
$488.4 million in salaries, wages and bene-
fits. 

•	 $966.1 million in operating expenditures in 
Orleans, including $140.7 million paid to 336 
Orleans-based vendors. 

•	 $53.1 million in Orleans capital projects in 
2025, bringing the total to $152.3 million 
from 2021 through 2025. This includes in-
vestments in the Ochsner Delgado School 
of Nursing and Allied Health and the Xavier 
Ochsner College of Medicine.

•	 $6.3 million in direct local sales taxes and prop-
erty taxes (paid through its leased facilities) in 
2025, and $2.8 million in community support, 
such as partnerships with nonprofit organiza-
tions addressing social drivers of health.

Ochsner plans to release an economic impact 
study of its Orleans Parish operations in the coming 
months. It also anticipates a $152.5 million annu-
al economic impact on Louisiana by 2040 from its 
Xavier Ochsner College of Medicine, which will be lo-
cated at Benson Tower in downtown New Orleans.79 

Tulane and Ochsner are financial supporters of 
BGR. In preparing this report, BGR followed its in-
ternal policies that safeguard the independence 
and integrity of its research. BGR did not solicit or 
receive editorial input from Tulane and Ochsner 
beyond obtaining the information above and veri-
fying exempt property they own. 

The above examples of Tulane and Ochsner 

•	 Scholarships and educational services
•	 Employment and local purchasing
•	 Affordable housing units supported
•	 Public access to facilities or programs
•	 Direct payments, service charges, and other 

contributions

To illustrate these concepts, BGR presents a 
summary of information received from two large 
local nonprofit organizations on their economic 
and fiscal impacts and other community benefits 
for New Orleans. BGR presents a summary of the 
information as a starting point for evaluating the 
benefits the public receives in exchange for their 
tax exemptions.

Tulane University. In 2023, Tulane University 
estimated an annual economic impact on New Or-
leans of $2.3 billion, supporting 17,260 jobs direct-
ly and indirectly. The economic impact includes 
salaries, benefits, and purchases for its annual 
operations, capital investments, ancillary spending 
of students, patients and visitors, and the wage 
premium earned by its graduates.77 Tulane also 
brings in more than $200 million annually in com-
petitive research awards from outside Louisiana. 
The university estimates its operations generate 
$88.1 million annually in state tax revenue, while 
the ancillary spending creates sales and hotel tax 
revenues for the City. 

The university has also studied how it relieves 
local government burdens, a key justification for 
nonprofit tax exemptions. For this relief, it points to 
its off-campus downtown law enforcement pres-
ence, stormwater retention projects, self-gener-
ated electrical power during storms, charity and 
uncompensated health care and free health clin-
ics, pro bono legal clinics, and its students’ own 
community service, among other things.  

Tulane plans to update its economic impact as-
sessment in 2027. According to the university, the up-
coming study will measure new milestones, including: 

•	 The formal clinical and academic expansion 
under the Tulane-LCMC Health partnership. 

•	 Growth across Tulane’s research enterprise.
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spective, eliminating the homestead exemption in 
favor of a millage reduction would make property 
taxes less affordable for homeowners with homes 
valued at less than $1 million.80 A reduction of ex-
emptions for nonprofits could impact their ability 
to provide services.

With these caveats in mind, BGR provides the 
following preliminary financial estimates of what 
the full slate of New Orleans’ tax-exempt real estate 
means for local government officials and taxpayers. 
They do not account for changes in economic be-
havior, collection limitations, offsetting governmen-
tal costs or reduced nonprofit services that might 
occur if taxes were imposed. The intent is to ex-
press the current $2.74 billion of exempt assessed 
value in more familiar terms, rather than to suggest 
that every exempt property should be taxed. 

To illustrate, if there were no exemptions from 
real estate property tax and the 2025 millage rates 
stayed the same, local governments in New Orle-
ans would have received approximately $316 mil-
lion more annual revenue – a 42% increase over 
local property tax revenue in 2025.81 

Public property represents $176 million, or 56% 
of the potential revenue impact. Nonprofit prop-
erty and homestead-exempt property account for 
$73 million and $52 million, respectively, while de-
velopment incentives represent $15 million. Chart 
G shows how each major type of exemption con-
tributes to the overall revenue impact based on 
2025 millage rates.

highlight how a benefits assessment can get start-
ed with community-focused data. BGR also con-
tacted LCMC, a major nonprofit health care organi-
zation based in New Orleans. It provided a general 
statement emphasizing how its Orleans Parish 
network of hospitals, clinics and other health care 
facilities “support healthier communities and help 
ensure people have access to the care they need.” 
These types of community health benefits can be 
explored as part of an impact analysis. 

Once sufficient economic and community im-
pact data are gathered, they can be independent-
ly reviewed. Estimates of fiscal impacts – the new 
income, taxes or cost savings for government and 
taxpayers – can be independently developed. The 
fiscal benefits can then be aggregated and com-
pared to fiscal costs. A community should not just 
break even, but have a sizeable net benefit for the 
public. This is important because of uncertainty in-
herent in making estimates of fiscal impacts.

Costs to Local Government and Taxpayers. 
Property tax exemptions have two types of fiscal 
impacts: revenue that governments do not receive 
and tax-rate reductions that taxpayers could oth-
erwise experience. Clear estimates of fiscal im-
pacts should be developed for any proposal to ex-
pand or contract tax exemptions. And estimates 
should take into consideration impacts on differ-
ent groups of residents and businesses, as well 
as exempt owners. For example, an increase in 
the homestead exemption helps homeowners but 
shifts the burden of funding local government to 
other residents and businesses. From another per-
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Alternatively, if there were no property tax ex-
emptions and annual revenue remained constant, 
the overall millage rate on the East Bank of Orleans 
Parish could have been 32% lower in 2025. The 
cumulative reduction, as shown in Chart H, would 
have been 42.48 mills, resetting the total Orleans 
Parish millage rate at just under 90 mills. The de-
cline would provide savings for current taxpayers, 
while also potentially improving the parish’s tax 
environment to promote business growth.

Chart G. Estimated Orleans Parish Property Tax Revenue if Exempt Real Estate 
Were Taxable in 2025, With Tax Rates Held Constant

($ figures in millions)

* BGR analysis using 2025 East Bank millage rate of 131.99 mills as the basis for the parishwide calculation. The West Bank rate was 
only slightly higher at 132.01 mills. Revenue for the Board of Liquidation, City Debt, would not increase because it is set based on 
annual City debt service costs.

** These include the combined effect of the Industrial Tax Exemption Program, payments in lieu of taxes, and Restoration Tax Abate-
ments. No adjustments are made for PILOT lease payments, which partially offset forgone taxes today, but the impact would be 
minimal.
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Chart H. Estimated Orleans Parish Millage Rate if Exempt Real Estate Were Tax-
able in 2025, With Revenue Held Constant

(figures in mills of property tax)

* BGR analysis using 2025 East Bank millage rate of 131.99 mills as the basis for the parishwide calculation. The West Bank rate 
was only slightly higher at 132.01 mills. Revenue for the Board of Liquidation, City Debt, would not increase because it is set based 
on annual City debt service costs.

** These include the combined effect of the Industrial Tax Exemption Program, payments in lieu of taxes, and Restoration Tax 
Abatements. No adjustments are made for PILOT lease payments, which partially offset forgone taxes today, but the impact 
would be minimal.

Key Takeaway: Exempt property can provide 
real public benefits, but New Orleans lacks the 
comprehensive analysis needed to weigh those 
benefits against the fiscal costs. BGR’s snap-
shots show the stakes. If all exempt real estate 
were taxable at 2025 rates, local governments 
could receive about $316 million more annually. 
If revenue stayed constant, taxpayers could see 
the overall millage rate fall by about one-third. 
These figures are not a call to tax all exempt 
property, but they underscore the need for 
clearer fiscal impact estimates and policy anal-
ysis before exemptions are expanded, reduced 
or replaced with other revenue tools.

If individual types of exempt property were 
taxed, taxpayers would see a slightly greater mill-
age rate reduction for each elimination than indi-
cated in the cumulative chart. This is because the 
expansion in the tax base dilutes the effect of each 
additional rate reduction. Taxing only nonprofit 
property would have reduced the millage rate by 
13.05 mills (10%), while taxing only homestead-ex-
empt property would have reduced it by 9.65 mills 
(7%).

Public property, if taxed, would allow a rate re-
duction of 27.54 mills, but this begins to highlight 
the limitations of this analysis. Taxation would in-
crease service costs, and New Orleanians, who 
would benefit from the tax reduction, would be 
faced with paying those costs. This raises ques-
tions about how far, in practical terms, the reduc-
tion of tax exemptions could go before any net 
benefits erode away.
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Department of Veterans Affairs (VA) and new fed-
erally funded public schools, helped to drive the 
increase. Another factor has been the single as-
sessor’s updates to valuations of large established 
properties, such as the New Orleans Ernest N. Mo-
rial Convention Center, the Caesars Superdome, 
and City Park. Nonprofit organizations own 23% 
of exempt assessed value, followed by exempt 
homesteads, 18%, and recipients of development 
incentives, 4%.

Changes in the Composition  
of Tax-Exempt Real Estate

BGR further analyzed the four types of exemp-
tions and provides relevant findings from the 2025 
data on New Orleans. Table 2 shows how public 
property accounted for 55% of exempt real es-
tate assessed value. Major public investments 
post-Katrina, such as the new downtown hospitals 
for Louisiana State University (LSU) and the U.S. 

Table 2. Assessed Value of New Orleans Exempt Real Estate By Type Since 1996
($ figures in millions)

BGR analysis of data from the Orleans Parish Assessor’s Office and the Louisiana Tax Commission. BGR lacked sufficient information 
to distinguish development incentives from nonprofit property in 1996. Numbers may not add up due to rounding.

The number of homestead exemptions has re-
mained relatively stable for many years, but sig-
nificant changes have occurred in the number of 
other exemptions (public and nonprofit property 
and development incentives). 

As the assessed value of tax-exempt real es-
tate other than homesteads grew, the number of 

those parcels has decreased by nearly 30% since 
2011, falling from 14,566 to 10,307 parcels. About 
half of the decline occurred during the nine years 
prior to the pandemic, when the total fell by 2,231 
parcels. The decline accelerated from 2020 to 
2025, when the total fell by another 2,028 par-
cels. Table 3 summarizes the changes.

Table 3. Parcels of New Orleans Exempt Real Estate By Type,  
Other than Homesteads, Since 2011

(Number of parcels)

BGR analysis of data from the Orleans Parish Assessor’s Office and the Louisiana Tax Commission. Numbers may not add due to rounding.

1996 2011
Share in
2011 2020

Share in
2020 2025

Share in 
2025

Exempt Rolls by the Seven Assessors Exempt Rolls by the Citywide Assessor

Public Property	 $713.9	 $554.6	 42%	 $1,301.6	 52%	 $1,499.0	 55%

Nonprofit Property	 $501.5	 $311.5	 24%	 $548.3	 22%	 $623.8	 23%

Development Incentives		  $69.6	 5%	 $169.3	 7%	 $127.3	 4%

Homestead Exemption	 $448.2	 $372.6	 28%	 $479.3	 19%	 $491.9	 18%

Exempt Real Estate	 $1,663.6	 $1,308.3	  	 $2,498.6	  	 $2,741.9	

2011
Share in
2011 2020

Share in
2020 2025

Share in 
2025

Exempt Rolls by the Seven Assessors Exempt Rolls by the Citywide Assessor

Public Property	 10,145 	 70%	  7,663 	 62%	 5,834 	 57%

Nonprofit Property	 4,254 	 29%	  4,333 	 35%	 3,954 	 38%

Development Incentives	 167 	 1%	  339 	 3%	 519 	 5%

Exempt Real Estate, 
Other Than Homesteads	 14,566 	  	  12,335 	  	 10,307
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following their renovation or replacement. The 
other one-third of Road Home parcels found their 
way to other exempt owners, mainly the New Or-
leans Redevelopment Authority (NORA), which has 
gradually reintroduced them into the real estate 
market to avoid disrupting neighborhood proper-
ty values. Altogether, acquisitions of Road Home 
properties by NORA and other exempt owners ac-
counted for more than 1,400, or 56%, of the 2,499 
additions to the exempt roll. Table 4 breaks down 
the Road Home property shift from 2011 to 2020. 
Other exempt parcel additions during the period 
came from a wide range of owners, most notably 
the Housing Authority of New Orleans (HANO) and 
PILOT subsidies for its public housing redevelop-
ments post-Katrina.

However, the turnover is more significant than 
these net figures indicate. 

In the decade before the pandemic, 4,730 par-
cels were removed from the exempt roll, while 
2,499 were added. The turnover of Katrina-dam-
aged homes acquired by the State’s Road Home 
Corporation drove both figures. The corporation 
shed 4,306 parcels, almost all of its New Orleans 
portfolio and accounting for 91% of the total par-
cels removed from the exempt roll. Two-thirds of 
the homes returned to private commerce, without 
a tax exemption. While this shift initially removed 
less than $30 million from the exempt roll due to 
the damage impact on their values, it is likely that 
New Orleans’ tax base gained substantially more 

Table 4. Returning Road Home Properties to the  
New Orleans Real Estate Market, 2011 to 2020

In the past five years, relatively little property – 
353 parcels – was added to the exempt roll, with 
another 2,381 parcels removed. Many of the add-
ed parcels were associated with residential apart-
ment developments receiving PILOT subsidies. 
Continued demand for private property in New 
Orleans may have encouraged more sales. The 
New Orleans Redevelopment Authority shed 780 
parcels, many of which were former Road Home 
parcels returned to private commerce. The City, 
State and HANO unloaded hundreds more, as did 
charitable and religious nonprofit owners. 

See Appendix C for detail on shifts in exempt 
real estate from 2011 to 2025. In Appendix D, BGR 
provides images from the Orleans Parish Asses-
sor’s online parcel map that show the current loca-
tion of tax-exempt properties. The map is available 
with the exempt parcel records at https://www.no-
laassessor.com/. 

Key Takeaway: New Orleans’ exempt real 
estate has changed not only in size, but also in 
composition. Public property now accounts for 
55% of exempt assessed value, driven by major 
post-Katrina public investments and updat-
ed valuations of large civic assets. Nonprofit 
property remains a significant share. Devel-
opment incentives are smaller but growing in 
parcel count. At the same time, the number of 
non-homestead exempt parcels has fallen near-
ly 30% since 2011, largely because many Road 
Home and other publicly or nonprofit-owned 
parcels were returned to private commerce. 
This turnover suggests that better management 
of exempt property can gradually restore some 
land to the tax base, even as high-value institu-
tional and public properties continue to domi-
nate the exempt roll.

BGR analysis of data from the Orleans Parish Assessor’s Office.

Returned to Private Commerce, No Longer Tax Exempt	 2,899 	 67%

Now Owned by:
	 New Orleans Redevelopment Authority	 1,264	
	 Exempt Nonprofit Owners	 120	
	 Other Exempt Public Owners	 23	
Subtotal: Road Home Properties Still Tax Exempt in 2020	 1,407 	 33%

Total Road Home Properties in 2011	 4,306 

Properties
Transferred % of Total

https://www.nolaassessor.com/
https://www.nolaassessor.com/
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empt real estate by assessed value. More than half 
of its assessed value relates to the new VA hos-
pital ($155 million). Other major federal properties 
include multiple buildings in Federal City in Algiers 
and the U.S. Department of Agriculture’s National 
Finance Center in eastern New Orleans.

The next three largest owners of exempt pub-
lic real estate, as shown in Table 5, are the Orle-
ans Parish School Board ($218.6 million), the City 
and its affiliated entities ($194.6 million), and LSU 
($186.4 million). Most of LSU’s assessed value re-
lates to its hospital ($150.4 million). The School 
Board’s property primarily consists of its admin-
istration building in Algiers, dozens of individual 
school sites, and land held for future school facil-
ities. Although New Orleans provides K-12 public 
education almost entirely through charter schools, 
the School Board leases buildings to many of them. 

Largest Owners of Exempt Real Estate 
BGR’s analysis found that the 10,307 parcels 

of exempt real estate, other than homesteads, in 
2025 rested in the hands of 1,113 unique owners. 
While many are small nonprofit organizations, sev-
eral large organizations dominate the ownership of 
exempt property. BGR takes a closer look at the 
largest owners of public and nonprofit property. As 
discussed in Appendix A, BGR’s ownership counts 
and groupings are an approximation based on the 
exempt rolls, assessor records and other publicly 
available information to achieve a reasonably ac-
curate analysis. Title searches were not done. 

Public Property. BGR found 56 unique owners 
of the 5,834 parcels of public property in 2025. 
The federal government, through 13 departments 
and agencies, is the largest individual owner of ex-

Table 5. Largest Public Owners of Exempt Real Estate By Assessed Value
($ figures in millions)

BGR analysis of 2025 Orleans Parish exempt roll. Numbers may not add up due to rounding.

U.S. Government departments and agencies	 $258.7	 17%	 317	 13

Orleans Parish School Board 
(including PILOTs for certain school facilities)	 $218.6	 15%	 236	 2

City of New Orleans (including Sewerage & Water 
Board and City-owned public benefit corporations)	 $194.6	 13%	 1,551	 4

Louisiana State University (LSU)	 $186.4	 12%	 140	 1

City Park	 $144.9	 10%	 30	 1

All Other Owners of Exempt Public Property	 $495.7	 33%	 3,560	 35

Total Exempt Public Property	 $1,499.0	 100%	 5,834	 56

Owner

2025 Exempt 
Assessed 

Value % of Total Parcels

Ownership 
Entities 

Identified



33November 2026

health care organization that owns Touro Infirma-
ry and Children’s Hospital. While the exempt roll 
separately lists the real estate associated with 
those two hospitals, BGR combined them under 
LCMC. Collectively, LCMC’s real estate totals 
$92.3 million in assessed value, or 15% of the to-
tal for nonprofit property.

The average $1.2 million assessed value per par-
cel for LCMC’s 78 properties is nearly three times the 
$447,000 average assessed value for the Orleans 
Parish properties owned by Ochsner Health. The as-
sessor’s office booked a combined assessed value 
of $4 million for Ochsner’s nine exempt properties, 
including Baptist Hospital.85 The difference in the as-
sessed valuations of the hospital properties should 
be reviewed for accuracy by the assessor’s office.

The third largest nonprofit owner is the Arch-
diocese of New Orleans and its apostolates, with 
$51.9 million in exempt real estate assessed val-
ue, or 8% of the total for nonprofit property. BGR 
identified 41 parcels owned by the Archdiocese of 
New Orleans with a total assessed valuation of $7.5 
million. It identified another 127 parcels assessed 
at $44.4 million owned by the Archdiocese’s apos-
tolates, consisting of church parishes, schools, se-
nior living and health care facilities, cemeteries, and 
other community service agencies and facilities. 
While these are legally separate organizations, the 
Archdiocese or the archbishop directly or indirectly 
is the sole shareholder, member or partner in each 
apostolate.86 Church parish properties, inclusive 
of church and school buildings, rectories and oth-
er facilities, accounted for most of the apostolate 
property assessment ($33.6 million); BGR classified 
them as “religious” because in some cases there is 
one parcel of record. Other significant apostolates 
included cemeteries ($5.6 million) and senior living 
and health facilities ($5.2 million). BGR notes that 
the Archdiocese has sold or agreed to sell a signifi-
cant portion of its real estate holdings since 2025 to 
settle claims in its bankruptcy case.87

Rounding out the top five largest nonprofit own-
ers are two private universities, Loyola and Xavi-
er.88 They had similar total assessed valuations 
of $23.8 million and $19.7 million, respectively, 
despite having very different real estate portfoli-
os. Table 6 summarizes the five largest nonprof-
it owners of exempt property based on total as-
sessed value.

The City owns a diverse collection of exempt 
real estate. BGR found 1,551 parcels on the 2025 
exempt roll. They consist of:

•	 1,406 parcels, of which:
	◦ 1,077 have no building value, indicating they 
are parks or other vacant land. One of the 
largest parcels is Lincoln Beach in eastern 
New Orleans. The City is currently pursuing 
redevelopment of the site.
	◦ The City’s improved properties with the 
highest assessed values include the Juve-
nile Justice Intervention Center ($6.4 mil-
lion), City Hall ($5.6 million), and the Joseph 
M. Bartholomew Sr. Municipal Golf Course 
($5.1 million). The City owns a wide range 
of other facilities, such as police stations, 
fire stations, courthouses, and recreation 
centers. The new mayor has initiated multi-
ple task forces to study a potential new City 
Hall and other opportunities to make more 
productive use of its real estate portfolio.

•	 137 relate to the Sewerage & Water Board’s 
treatment plants, pumping stations and other 
facilities, to which the City holds title under 
State law.82 

•	 Eight are owned by the City’s two largest pub-
lic benefit corporations, which the City es-
tablished to manage income-producing real 
estate.83 The mayor is the sole shareholder 
of these corporations. They can distribute 
net rental income from their operations to the 
City for general spending. 

Nonprofit Property. BGR found 1,012 unique 
owners of the 3,954 parcels of nonprofit proper-
ty in 2025. However, the five largest owners held 
52% of the exempt real estate assessed value of 
nonprofit property, or about $327.2 million of the 
$623.8 million total. 

The largest is Tulane University, with $139.4 mil-
lion in assessed value. More than three-quarters of 
Tulane’s real estate assessed value consists of its 
Uptown university properties. The balance includes 
various buildings and land, including its downtown 
facilities. The total assessed value includes approx-
imately half a million dollars covered by the univer-
sity’s special constitutional exemption.84

The second largest nonprofit owner is LCMC, a 
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Board’s exempt parcels were residential proper-
ties. During the Katrina recovery, the board provid-
ed PILOT incentives to help the Housing Authority 
of New Orleans redevelop several public housing 
sites. The board has also assisted private housing 
developments to increase housing affordability. 
Since 2020, however, Finance New Orleans, for-
merly called the Finance Authority of New Orleans, 
has begun approving PILOTs for residential rental 
developments. BGR found the agency held 33 ex-
empt parcels in 2025 (excluding its headquarters, 
which BGR counts as public property).

BGR notes that the 957 other nonprofit owners 
of exempt property are primarily other religious or-
ganizations (675) or organizations serving a wide 
range of charitable purposes (163). 

As noted earlier in this report, Louisiana grants 
tax exemptions to a host of other nonprofits, rang-
ing from fraternal and labor organizations to cul-
tural and carnival organizations. Collectively, they 
represent less than 100 owners and 250 proper-
ties citywide, with a combined assessed value of 
$36 million, or just 6% of the total assessed value 
of exempt nonprofit property. BGR found that Mar-
di Gras krewes have grown their holdings, while 
labor unions and fraternal organizations have re-
duced theirs.

Development Incentives. BGR found 45 unique 
owners of the 519 properties with taxes exempt-
ed through development incentives. Nearly 90% 
of the properties were private developments as-
sisted with PILOT incentives by the Industrial De-
velopment Board of New Orleans (429 parcels) or 
Finance New Orleans (33 parcels). 

New Orleans’ development incentives are heav-
ily focused on residential development. Despite 
its name, all but 22 of the Industrial Development 

Table 6. Largest Nonprofit Owners of Exempt Property By Assessed Value
($ figures in millions)

BGR analysis of 2025 Orleans Parish exempt roll.

Key Takeaway: Although New Orleans has 
more than 1,100 unique owners of non-home-
stead exempt property, exempt value is con-
centrated among a relatively small number of 
major public and nonprofit institutions. Federal, 
school, City, and State higher-education prop-
erties account for much of the public exempt 
value, while the five largest nonprofit owners 
hold more than half of nonprofit exempt as-
sessed value. This concentration makes own-
ership analysis especially important. It can help 
policymakers and assessors focus on account-
ability, valuation review, public real estate 
portfolio management, and potential tools for 
raising revenue from exempt properties.

Tulane University	 $139.4	 22%	 85	 1

LCMC (including Touro Infirmary 
and Children’s Hospital)	     $92.3	 15%	 78	 2

Archdiocese of New Orleans and apostolates	 $51.9	 8%	 168	 50

Loyola University	 $23.8	 4%	 9	 1

Xavier University	 $19.7	 3%	 196	 1

All Other Owners of Exempt Nonprofit Property	 $296.6	 48%	 3,418	 957

Total Exempt Nonprofit Property	 $623.8	 100%	 3,954	 1,012

Owner

2025 Exempt 
Assessed 

Value % of Total Parcels

Ownership 
Entities 

Identified
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Chart I tracks the level of homestead exemp-
tions, their total assessed value and the exempt 
portion of those assessments over time. It shows 
how the taxable portion of New Orleans homes has 
increased, after property values and the number of 
exemptions rebounded from impacts of the 2005 
Katrina disaster. 

Homestead Exemptions  
in New Orleans

The general growth in New Orleans’ real estate 
values is most clearly seen in owner-occupied 
homes eligible for the homestead exemption. 

Chart I. New Orleans Homestead-Exemption Properties, 1996 to 2025

BGR analysis of Louisiana Tax Commission statistical reports for New Orleans tax years.

When home values were lower in 1996, the 
homestead exemption fully protected more than 
two-thirds of owner-occupied homes in New Or-
leans from paying property tax, except for the po-
lice and fire taxes not subject to the exemption. 
By 2025, the appreciation in home values had re-
duced this percentage to 9% (6,194 of New Orle-
ans’ 65,720 homes carrying the exemption).89 This 
trend of increasing home values reducing the num-
ber of homes fully covered by the fixed exemption 
(the first $7,500 of assessed value, equivalent to 

$75,000 market value) is also seen in Jefferson 
and St. Tammany parishes, as shown in Chart J. 

In addition, the share of property taxes paid 
by Orleans Parish homeowners now aligns more 
closely with their share of the parish’s total real 
estate value.90 In 1996, the taxable portion of the 
nearly 80,000 homestead-exempt properties in 
New Orleans amounted to $97.5 million, or just 
11% of taxable real estate assessed value. This 
meant that businesses and other residential prop-
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Chart J. Percentage of Homesteads Fully Exempt By Parish

BGR analysis of Louisiana Tax Commission Annual and Biennial reports.

erty represented 89% of the property tax base to 
support services and infrastructure. As shown in 
Chart K, the citywide reassessment ordered by 
the Tax Commission in 2007 corrected significant 
underassessment for owner-occupied homes. In 
2025, owner-occupied homes represented 32% of 

taxable real estate, a fairer share but still less than 
their share of New Orleans’ total real estate base. 
The persistent gap indicates the tax burden still 
falls more heavily on businesses and other resi-
dential property, a caution for attempts to increase 
the homestead exemption.
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Chart K. Owner-Occupied Homes’ Share of the Property Tax Burden in  
New Orleans Still Trails Their Share of Real Estate Value

BGR analysis of Louisiana Tax Commission Annual and Biennial reports.

Key Takeaway: Rising home values have reduced the homestead exemption’s ability to fully shield homes 
from property taxes, leaving only 9% of New Orleans homestead-exempt properties fully exempt in 2025 
compared with more than two-thirds in 1996. This change has improved fairness in the property tax 
system by more closely aligning homeowners’ share of the property tax base with their share of total real 
estate value. But the exemption still narrows the tax base and places more of the burden on businesses, 
renters through their landlords, and other taxable property. That persistent imbalance is an important cau-
tion against expanding the homestead exemption without clear fiscal analysis and justification.
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ments and avoid expanding exemptions, including 
homestead relief, without clear estimates of fiscal 
impact and who will bear the shifted costs. Parish 
assessors should complement those efforts by im-
proving public data reporting on exempt property 
and scrutinizing eligibility and use of exempt prop-
erty. City officials and incentive-providing agen-
cies should act strategically and apply strong stan-
dards when approving discretionary tax breaks. 

BGR’s analysis is not a call to tax all exempt prop-
erty. For the public, the central question is wheth-
er exemptions are producing benefits that justify 
their costs. Policymakers should offer greater as-
surance that the quid pro quo is working. Carefully 
designed service fees, stronger reporting and val-
uation practices, disciplined management of pub-
lic property, and more rigorous review of nonprofit 
and incentive exemptions can help New Orleans 
protect valued public benefits without allowing the 
exempt share of the tax base to undermine fiscal 
sustainability or taxpayer fairness.

New Orleans’ large share of tax-exempt real 
estate is not simply a lost-revenue problem; it is 
a structural feature of the city’s tax system that 
shapes public services, infrastructure investment 
and the distribution of tax burdens. Exemptions 
are widespread in property tax systems here and 
nationally, and many of them support important 
public goals, including government operations, 
nonprofit services, homeownership and economic 
development. But with 37% of real estate assessed 
value off the tax rolls in 2025, the cumulative ef-
fect on New Orleans is significant. Local govern-
ment entities have less property value available to 
fund essential services, and taxable residents and 
businesses bear more of the cost.

BGR’s analysis shows how these impacts have 
persisted for decades, and other parishes face 
similar challenges. But the analysis also shows that 
the issue is difficult to solve through broad consti-
tutional reform alone. Louisiana’s exemptions are 
embedded in its constitution, and statewide re-
form faces political and legal barriers. That makes 
practical action more important. 

As a result, BGR’s most vital recommendation is 
not constitutional reform, but a call for City of New 
Orleans leaders to develop a fair, transparent and 
accountable fee for infrastructure needs. BGR has 
found, for example, that the New Orleans drainage 
system’s needs for new revenue are substantial, 
and 60% of its existing revenue is at risk if one of 
its property taxes expires in 2027 and another fol-
lows in 2031. Stable and sufficient funding for New 
Orleans’ drainage needs will likely require both a 
fee and an extension of some or all of the current 
14.26 mills of property taxes. If carefully imple-
mented with a prioritized spending plan, a fee can 
distribute costs more fairly among those who ben-
efit from public systems. 

Policymakers should still take steps to make 
property tax exemptions more efficient, effective, 
transparent and accountable. State legislators 
should study the potential for a shift to a stricter 
use requirement for nonprofit property, and in the 
meantime, increase reporting and review require-

Conclusion

https://www.bgr.org/report-index/paying-for-drainage/
https://www.bgr.org/report-index/paying-for-drainage/
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Recommendations for the Legislature
To chart a course for constitutional exemption 

reform, the Louisiana Legislature should:

Establish minimum statewide reporting stan-
dards for exempt property. At a minimum, the 
standards should require every parish assessor to 
report to the Louisiana Department of Revenue, the 
Louisiana Tax Commission, or another appropriate 
agency a list of the exempt property by parcel, 
owner, exemption type, assessed value, land area 
and property classification in a searchable public 
format. The State agency should make these lists 
available online. These initiatives will require ad-
ditional State funding, but they would enhance in-
formation available to the general public and local 
governments. Greater transparency can bolster 
taxpayer confidence in local property tax systems. 

	◦ Priority for 2027: The Legislature should 
provide funding in the spring 2027 session 
to support the development of the central-
ized reporting system for the 2027-28 fis-
cal year, which ends June 30, 2028.

Require periodic review of all constitutionally au-
thorized property tax exemptions at least once 
every 10 years. Each review should identify the 
exemption’s policy purpose and affected taxpay-
ers, estimate its public benefits and costs, and de-
termine whether it should be retained, revised or 
repealed. The review should be conducted through 
a public process with input from assessors, local 
taxing bodies and affected property owners. While 
the review process will take time and resources, it 
could surface issues that the Legislature can ad-
dress in support of fairness and accuracy in the 
property tax system. 

	◦ Priority for 2027: Legislation regarding tax 
exemptions is allowed only in odd-num-
bered years, and there is no current or 
timely authorization for the study. Legis-
lation should be authorized in 2027 with a 
target of initiating the review in 2028.

Convene a committee to draft a constitutional 
amendment and statutory companion legisla-

Recommendations
BGR suggests prioritizing time-sensitive recom-

mendations based on the potential risks to New 
Orleans’ drainage system funding and the 2027 
legislative session, which is the opportunity once 
every two years to deal with fiscal matters such as 
tax exemptions.

Top Priority
To provide a way for tax-exempt property to 

help pay for drainage and other New Orleans in-
frastructure, City of New Orleans leaders should 
develop a fair, transparent and accountable fee 
proposal by 2027 for clearly defined and priori-
tized infrastructure needs. The proposal should 
begin with a prioritized spending plan based on 
current cost estimates for key infrastructure needs. 
It should also set forth a transparent rate method-
ology and administrative approach, fee credits and 
affordability protections where appropriate, and 
annual performance reporting on fee revenue and 
infrastructure improvements. BGR’s research on 
stormwater fees and transportation utility fees of-
fers more specific recommendations. Having a fee 
in place would allow tax-exempt property owners 
to begin contributing to core infrastructure needs 
in New Orleans, helping to reduce the cost burden 
that otherwise would fall exclusively on taxpayers. 

•	 Priority for 2027: A fee proposal is time sen-
sitive for 2027 because that is when one of 
the three existing drainage taxes is set to ex-
pire, unless renewed or replaced. In addition, 
city residents have been calling for greater 
investment in basic infrastructure for years, 
as they are dissatisfied with broken streets, 
burst water pipes and neighborhood flooding. 
It is also important to prioritize the fee pro-
posal if action is needed in the spring 2027 
legislative session to update laws essential to 
successfully implementing a fee.
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Recommendation for Legislators and 
Parish and City Officials
Legislators and parish and city officials should 
avoid creating or expanding property tax exemp-
tions without a fiscal analysis of the benefits and 
costs of the change, including the affected tax-
ing bodies and distribution of shifted costs. Vot-
ers should reject proposals that do not provide 
a clear analysis and justification. The Legislature 
should enact a law requiring legislative proposals 
to estimate the exemption’s cost to each affected 
taxing body, identify who benefits and who bears 
the cost, explain why the exemption is necessary, 
and include a sunset date or review requirement. 
Parish or city officials seeking local option votes to 
expand the homestead exemption should follow a 
similar approach. The change will help limit poorly 
conceived or ineffectual exemption requests and 
clarify the value of those that can be sustained. It 
will also help support greater fairness and public 
confidence in the property tax system that is es-
sential to adequately fund local government. 

	◦ Priority for 2027: The law should be includ-
ed with the other bills in the 2027 fiscal only 
legislative session to strengthen future leg-
islative proposals.

tion requiring nonprofit-owned property to be 
used primarily for an exempt purpose in order to 
qualify for a property tax exemption. The com-
mittee should draft a constitutional amendment 
and statutory companion legislation that pre-
serves exemptions for property actively used for 
religious, charitable, educational, health, welfare, 
burial and other recognized public-benefit pur-
poses, while authorizing the Legislature to define 
use standards, documentation requirements and 
exceptions. BGR suggests a committee supported 
by legal and tax experts, with channels for input 
from concerned parties, such as assessors, local 
government officials, nonprofit organizations and 
members of the public. Because of the complexity 
involved in conducting the study, surveying other 
states, and gathering input from stakeholders, the 
recommendations may not be ready for action in 
the 2027 session. But Louisiana could emerge with 
a clear path to a more efficient and effective non-
profit exemption that supports beneficial uses of 
that property for the community and stronger local 
tax bases.

	◦ Priority for 2027: Legislation regarding tax 
exemptions is allowed only in odd-numbered 
years, and there is no current authorization 
for the study. It should be authorized in 2027 
and completed before the 2029 fiscal-only 
session. 
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The City of New Orleans should complete and 
publish an inventory of City-owned vacant or un-
derused exempt property and identify parcels suit-
able for reuse, sale, redevelopment, public facili-
ties or green infrastructure. The City should publish 
the inventory on its website. It should include parcel 
location, assessed value, land area, current use, re-
strictions on disposition, and a recommended ac-
tion category. The inventory goes hand in hand with 
managing City assets holistically and looking for new 
revenue opportunities. Putting its properties to more 
productive use can boost tax revenue, lower main-
tenance costs and strengthen neighborhoods.

•	 Suggested timing: Completing the review in 
2027 will enable the current administration to 
solicit proposals for redeveloping strategically 
located City properties or the City Council to dis-
pose of property that the City no longer needs.

Recommendation for Parish Assessors
Parish assessors, with support from the Loui-

siana Assessors’ Association, should collaborate 
on standard guidance for valuing exempt property 
(other than homesteads). BGR views this step as 
essential to support other recommendations to en-
hance statewide reporting of information about ex-
empt property. The assessors should make the pro-
cess cost-effective for their budgets by determining, 
in the methodology, how estimates can be used to 
provide reasonably accurate public information on 
exempt properties. The standard guidance should 
be paired with (1) a regular schedule for completing 
the exempt property valuations, preferably at least 
once every four years like taxable property, (2) a 
standard format for reporting the value of exemp-
tions by category on each assessor’s annual grand 
recap and website, and (3) public documentation, 
such as a quality control report, explaining the meth-
ods and assumptions used for the assessor’s esti-
mates. Improving the consistency and reliability of 
exempt property valuations statewide will increase 
transparency and accountability, bolster public con-
fidence in the property tax system, and highlight ar-
eas for exemption reform.

•	 Suggested timing: The standard guidance 
should be developed for implementation after 
assessors complete their upcoming parishwide 
reassessments (in 2027 for Orleans and 2028 
for other parishes).

Recommendations for Local Government
Local government entities that award proper-

ty tax incentives for private development should 
adopt or update written incentive policies requir-
ing findings that each exemption is strategic, nec-
essary, efficient, effective and fair. Policies should 
require incentive applicants to disclose projected 
jobs, investment, or other public benefits, tax rev-
enue impacts, and any alternative subsidies being 
pursued. They should also have clear eligibility and 
award criteria that demonstrate the project’s align-
ment to the local strategic plan and goals for eco-
nomic development. Policies should also limit the 
subsidy to the minimum necessary for the project to 
proceed and require post-award compliance report-
ing and clawback provisions when commitments are 
not met. The policies will help ensure that only stra-
tegic and effective investments receive public assis-
tance through the tax break, supporting the public’s 
return on what are significant individual investments. 
Preventing unnecessary subsidies avoids the trans-
fer of costs of government to other taxpayers. 

•	 Suggested timing: Setting a goal of the end 
of 2027 allows agencies time to study and 
implement policies.
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over the years from the Orleans Parish Assessor’s 
Office (2020 and 2025) and the previous Orleans 
Parish Board of Assessors (1996 and 2011). They 
mark key moments in the history of exempt prop-
erty, as shown in Table 7. 

The core analysis of property tax exemptions in 
New Orleans is based on (1) homestead exemp-
tions reported by the assessor to the Tax Com-
mission and published in its annual reports, and (2) 
rolls of other exempt property that BGR purchased 

Appendix A. Methodology for New Orleans Analysis

Table 7. Exempt Property Rolls Reviewed by BGR

Due to the volume of exempt property analyzed, 
BGR did not perform independent appraisals for 
this report, but instead accepted the assessors’ 
valuations. BGR did, however, review and catego-
rize the ownership of individual parcels (other than 
homesteads) in 2011, 2020 and 2025 to analyze 
trends. It developed a set of unique owner names 
to link properties from roll to roll. The assignment 
of properties to unique owner names is an approx-
imation by BGR relying on the assessor’s detailed 
parcel records, corporate records maintained by 
the Louisiana Secretary of State, organization 
websites, past BGR research, and other public 

documents. BGR cannot guarantee complete ac-
curacy because real estate title searches were 
cost prohibitive for the thousands of properties 
analyzed. However, the method provides a great-
er degree of accuracy for the analysis than using 
only the owner names on the exempt roll. There 
are many spelling variations in the records. For ex-
ample, properties owned by Tulane University ap-
pear under more than a dozen different variations 
of the university’s name. In addition, some records 
did not reflect organization name changes, merg-
ers between organizations, corporate affiliations 
or relationships, or dissolutions.  

Tax 
Year Key Moment	

Exempt Parcels 
Analyzed 

(Other than Homesteads)

1996

2011

2020

2025

8,116

14,566

12,335

10,307

BGR exposes the outsized 65% share of real estate assessed value 
representing exempt property against an undervalued real estate tax 
base in New Orleans.

The seven assessors prepare their last exempt roll. Six years after 
Hurricane Katrina, the roll had swelled with more than 4,300 flood-
damaged homes sold to the State’s Road Home Corp.

BGR checks the progress of the single assessor about a decade in and 
just pre-COVID.

Twenty years after Katrina, and 30 since its original study, BGR assesses 
the exempt property landscape again for this report.
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consistent practices among New Orleans’ seven 
elected assessors fueled the underassessment 
problem. These exemption and assessment prob-
lems persisted for another decade.96 The Louisiana 
Tax Commission ordered a citywide reassessment 
in 2007. 

When BGR reviewed taxable and exempt prop-
erty again in 2011, it found the share of exempt 
real estate had dropped from 65% to 37%.97 As-
sessors increased the value of taxable real estate 
by 150% from 1996 to 2011. However, BGR found 
the seven assessors had devalued exempt real es-
tate to $1.31 billion. It is likely that the drop, which 
occurred across almost every category of exempt 
property as shown in Table 8, was affected by 
flood damage from the 2005 Hurricane Katrina di-
saster, as well as the assessors’ focus on taxable 
property during the early years of the recovery. 
The outlier of the sharp increase in Industrial Tax 
Exemption Program property may have resulted 
from assessors correcting a historical under-valu-
ation of that exempt property.

BGR’s 1996 report, entitled Property Taxes in 
New Orleans: Who Pays? Who Doesn’t? And Why?, 
found that 65% of real estate assessed value was 
exempt and off the tax rolls.91 One key factor was 
that New Orleans’ tax base had contracted from 
decades of losing people and businesses to the 
suburbs and an economic recession associated 
with the collapse of the oil industry in the 1980s. 
The 1999 “Rusk Report” found that the inflation-ad-
justed tax base in New Orleans contracted by 56% 
from 1950 to 1998, while the other parishes in the 
region experienced substantial growth, including 
432% in Jefferson Parish and 725% in St. Tamma-
ny Parish.92 Meanwhile, New Orleans remained the 
region’s hub of institutional, educational and gov-
ernmental activity, amplifying the effects of “an 
exemption-riddled tax structure.”93 For example, 
in 1996, the homestead exemption fully exempted 
68% of New Orleans’ owner-occupied homes.94 In 
its 1996 report, BGR cautioned that exempt valua-
tions were “unreliable and out of date.”95

Another key driver of the 65% figure was wide-
spread underassessment of taxable property. In-

Appendix B. Historical Insights on New Orleans Tax Exemptions

https://www.bgr.org/report-index/property-taxes-in-new-orleans-who-pays-who-doesnt-and-why/
https://www.bgr.org/report-index/property-taxes-in-new-orleans-who-pays-who-doesnt-and-why/
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* The State of Louisiana’s Road Home Corporation acquired previously taxable residential properties damaged in the Katrina disaster.

BGR analysis of 1996 and 2011 exempt rolls categorized by the Orleans Parish assessors. Since 2011, the single assessor has replaced 
these categories of exempt property with ones that more closely reflect the legal type of exemption, e.g., “government,” “nonprofit” or 
“fraternal.” BGR could not replicate the older categories when analyzing the 2020 or 2025 exempt rolls. BGR adjusted the 2011 exempt 
roll to exclude an erroneous $374 million Industrial Canal parcel from the Port of New Orleans line item. This parcel did not appear 
in the 1996 roll. The assessor’s office added the second erroneous parcel, with an assessed value of $347 million, to the exempt roll 
sometime after 2011.

Appendix B continued
Table 8. New Orleans Tax-Exempt Real Estate Assessed Value, 1996 to 2011

Assessed Value 
on 1996 Roll

Assessed Value 
on 2011 Roll % Change

Homestead Exemption	 $448,231,776	 $372,613,310	 -17%

Other Categories of Exempt Real Estate:			 
	 Public School (A)	 137,725,928	 96,472,100	 -30%

	 Private School (B)	 15,333,078	 7,645,430	 -50%

	 Religious (C)	 84,359,812	 48,584,530	 -42%

	 Churches (D)	 134,824,163	 81,590,110	 -39%

	 Fraternal Organization (E)	 4,320,280	 3,236,570	 -25%

	 City (F)	 136,657,601	 142,495,010	 4%

	 State (G)	 49,926,723	 38,828,600	 -22%

	 Federal (H)	 74,975,750	 48,742,160	 -35%

	 Labor Union (I)	 2,873,890	 881,620	 -69%

	 Industrial (J)	 3,164,120	 63,770,370	 1915%

	 Sewerage and Water Board (K)	 8,763,430	 5,683,500	 -35%

	 Public Belt Railroad (L)	 405,320	 422,050	 4%

	 Levee Board (M)	 56,805,520	 35,826,740	 -37%

	 Port of New Orleans (N)	 108,750,214	 74,589,670	 -31%

	 Road Home (P) *		  30,103,540	

	 Housing Authority (R)	 94,464,120	 25,757,820	 -73%

	 Tulane University (S)	 114,724,032	 75,034,570	 -35%

	 All Others	 187,326,019	 156,064,470	 -17%

Totals	 $1,663,631,776	 $1,308,342,170	 -21%
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Appendix C. Changes in Tax-Exempt Real Estate 2011-2025

The following tables summarize BGR’s analysis 
of tax-exempt real estate assessed value and par-
cels in 2011 (the last exempt roll prepared by the 

seven assessors), 2020 (the exempt roll before the 
COVID-19 pandemic), and 2025 (the most recent 
roll for which BGR could complete an analysis).

Table 9. Analysis of Changes in Assessed Value of Tax Exemptions 
 in New Orleans, 2011 to 2025

($ figures in millions of exempt assessed value, not adjusted for inflation)

2020
% change 
2011-20

% change 
2020-252011 2025

PUBLIC PROPERTY
Federal Government	 $51.2 	 $250.3 	 389%	  $258.7 	 3%
State of Louisiana:

Louisiana State University (LSU)	  $9.9	 $176.0 	 1678%	  $186.4	 6%
Other State Higher Education	 $20.7	  $38.5	 86%	 $49.6	 29%
State Government	  $30.4 	 $43.6 	 43%	 $36.4 	 -17%
Road Home Corporation	 $30.6	 $0.0	 -100%	 $0.0	 -68%
Privately Owned State Facility		  $1.3	 --	 $1.3	 0%

Orleans Parish School Board:					   
Orleans Parish School Board	 $78.3	 $172.8	 121%	 $214.6	 24%
Industrial Development Board School PILOT (1)		  $3.9	 --	 $4.0	 3%

City of New Orleans:					   
City of New Orleans	 $93.0	 $154.9	 67%	 $161.5	 4%
Sewerage & Water Board (2)	 $8.6	 $14.4	 67%	 $26.4	 84%
City-Owned Public Benefit Corporation	 $3.2	 $6.7	 111%	 $6.7	 0%

State-Created Special Districts or Agencies:
City Park	 $10.0	 $62.5	 528%	 $144.9	 132%
Levee District	 $66.8	 $82.6	 24%	 $89.2	 8%
Convention Center	 $5.6 	 $88.5	 1484%	 $89.1	 1%
Port of New Orleans	 $52.0	 $71.8	 38%	 $76.9	 7%
Other Orleans Parish Government	 $41.6	 $57.1	 37%	 $53.1	 -7%
Louisiana Stadium and Exposition District	 $19.3	 $36.7	 90%	 $54.9	 50%
Housing Authority of New Orleans	 $28.1	 $32.2	 15%	 $29.1	 -10%
New Orleans Redevelopment Authority	 $1.8	 $2.4	 38%	 $9.9	 308%
Regional Transit Authority	 $3.4	 $4.7	 40%	 $5.7	 20%

Other Exempt Public Property in New Orleans:					   
Privately Owned Public Housing		  $0.3	 --	 $0.3	 19%
Foreign Government	 $0.2	 $0.2	 -13%	 $0.2	 -15%
Public Property In Transition to Taxable Status	 $0.0	 $0.0	 -98%	 $0.0	 32%

Subtotal: Public Property  
Exempt Assessed Value	 $554.6	 $1,301.6	 135%	 $1,499.0	 15%
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(1) The School Board’s assessed value, which consists primarily of school sites it owns and leases to charter school operators, in-
cludes certain sites transferred to the Industrial Development Board of New Orleans to facilitate special school construction financing 
(approximately $4 million in assessed value).

(2) The City is the ultimate owner of the S&WB’s property under State law. The City also created and controls public benefit corpora-
tions that manage the development and leasing of City-owned commercial real estate, such as the French Market.

BGR analysis of data from the Orleans Parish Assessor’s Office and the Louisiana Tax Commission. Numbers may not add due to rounding.

2020
% change 
2011-20

% change 
2020-252011 2025

NONPROFIT PROPERTY
Educational	 $129.9	 $233.7	 80%	 $259.6	 11%
Religious	 $83.1	 $137.9	 66%	 $142.3	 3%
Health	 $55.9	 $90.5	 62%	 $120.6	 33%
Charitable / Welfare	 $23.0	 $39.9	 73%	 $42.5	 7%
Cultural / Mardi Gras Carnival / Civic	 $6.3	 $21.2	 236%	 $28.7	 35%
Dedicated Places of Burial	 $7.6	 $18.3	 140%	 $22.5	 23%
Fraternal	 $2.8	 $3.0	 10%	 $3.5	 15%
Promotion of Trade, Travel and Commerce	 $0.7	 $1.0	 48%	 $1.9	 90%
Labor Organization	 $1.5	 $1.8	 20%	 $1.0	 -44%
Trade, Business, Industry or Professional 
Society or Association	 $0.5	 $0.8	 61%	 $0.8	 4%
Housing Authority of New Orleans				    $0.4	
Nonprofit Property In Transition 
to Taxable Status	 $0.0	 $0.1	 679%	 $0.1	 59%
Undetermined	 $0.2		  -100%		

Subtotal: Nonprofit Property 
Exempt Assessed Value	 $311.5	 $548.3	 76%	 $623.8	 14%

DEVELOPMENT INCENTIVES
Payment in Lieu of Taxes (PILOT)	 $22.2	 $59.6	 169%	 $79.9	 34%
Industrial Tax Exemption Program (ITEP)	 $43.2	 $40.9	 -5%	 $24.2	 -41%
Restoration Tax Abatement (RTA)	 $4.2	 $68.3	 1530%	 $22.6	 -67%
Industrial Business on  
Port of New Orleans Property	 $0.0	 $0.5	 9311%	 $0.5	 0%
New Orleans Redevelopment Authority	 $0.0		  -100%	 $0.0	
Undetermined	 $0.0		  -100%		

Subtotal: Development Incentives 
Exempt Assessed Value	 $69.6	 $169.3	 143%	 $127.3	 -25%

Total Exempt Assessed Value, 
Other Than Homesteads	 $935.7	 $2,019.3	 116%	 $2,250.0	 11%

Plus: Homestead Exemptions	 $372.6	 $479.3	 29%	 $491.9	 3%

Total Exempt Assessed Value	 $1,308.3	 $2,498.6	 91%	 $2,741.9	 10%

Appendix C continued
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Table 10. Analysis of Changes in the Number of Parcels for Public Property, Non-
profit Property, and Development Incentives, 2011 to 2025

(ordered by size of 2025 assessed value by category, as shown in Table 9)

Appendix C continued

2020
% change 
2011-20

% change 
2020-252011 2025

PUBLIC PROPERTY
Federal Government	 307	 342	 11%	 317	 -7%
State of Louisiana:

Louisiana State University (LSU)	 232	 128	 -45%	 140	 9%
Other State Higher Education	 9	 11	 22%	 14	 27%
State Government	 1,410	 1,326	 -6%	 988	 -25%
Road Home Corporation	 4,306	 2	 -100%	 2	 0%
Privately Owned State Facility	 0	 1	 --	 1	 0%

Orleans Parish School Board:
Orleans Parish School Board	 292	 233	 -20%	 234	 0%
Industrial Development Board - School PILOT	 0	 4	 --	 2	 -50%

City of New Orleans:
City of New Orleans	 1,600	 1,818	 14%	 1,406	 -23%
Sewerage & Water Board	 130	 135	 4%	 137	 1%
City-Owned Public Benefit Corporation	 17	 8	 -53%	 8	 0%

State-Created Special Districts or Agencies:
City Park	 6	 30	 400%	 30	 0%
Levee District	 177	 230	 30%	 212	 -8%
Convention Center	 28	 20	 -29%	 20	 0%
Port of New Orleans	 201	 218	 8%	 226	 4%
Other Orleans Parish Government	 69	 91	 32%	 79	 -13%
Louisiana Stadium and Exposition District	 53	 13	 -75%	 11	 -15%
Housing Authority of New Orleans	 921	 1,359	 48%	 1,106	 -19%
New Orleans Redevelopment Authority	 363	 1,645	 353%	 865	 -47%
Regional Transit Authority	 11	 10	 -9%	 8	 -20%

Other Exempt Public Property in New Orleans:
Privately Owned Public Housing	 0	 37	 --	 26	 -30%
Foreign Government	 3	 1	 -67%	 1	 0%
Public Property In Transition to Taxable Status	 10	 1	 -90%	 1	 0%

Subtotal: Public Property Exempt Parcels	 10,145	 7,663	 -24%	 5,834	 -24%
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BGR separately reports Homestead Exempt Parcels because they are primarily  
taxable owner-occupied homes.

Appendix C continued

2020
% change 
2011-20

% change 
2020-252011 2025

NONPROFIT PROPERTY
Educational	 398	 442	 11%	 467	 6%
Religious	 2,171	 2,196	 1%	 2,062	 -6%
Health	 169	 182	 8%	 140	 -23%
Charitable / Welfare	 1,238	 1,209	 -2%	 966	 -20%
Cultural / Mardi Gras Carnival / Civic	 123	 174	 41%	 173	 -1%
Dedicated Places of Burial	 48	 57	 19%	 58	 2%
Fraternal	 41	 35	 -15%	 25	 -29%
Promotion of Trade, Travel and Commerce	 4	 1	 -75%	 8	 700%
Labor Organization	 33	 29	 -12%	 15	 -48%
Trade, Business, Industry or  
Professional Society or Association	 2	 5	 150%	 6	 20%
Housing Authority of New Orleans	 0	 0	 --	 31	 --
Nonprofit Property In Transition to Taxable Status	 2	 3	 50%	 3	 0%
Undetermined	 25	 0	 -100%	 0	 --
Subtotal: Nonprofit Property Exempt Parcels	 4,254	 4,333	 2%	 3,954	 -9%

DEVELOPMENT INCENTIVES
Payment in Lieu of Taxes (PILOT)	 32	 212	 563%	 462	 118%
Industrial Tax Exemption Program (ITEP)	 87	 60	 -31%	 22	 -63%
Restoration Tax Abatement (RTA)	 38	 66	 74%	 22	 -67%
Industrial Business on Port of New Orleans Property	 1	 1	 0%	 1	 0%
New Orleans Redevelopment Authority	 2	 0	 -100%	 12	 --
Undetermined	 7	 0	 -100%	 0	 --

Subtotal: Incentives Exempt Parcels	 167	 339	 103%	 519	 53%

Total Exempt Parcels (Excl. Homesteads)	 14,566	 12,335	 -15%	 10,307	 -16%

Homestead Exempt Parcels	 53,939	 66,397	 23%	 65,720	 -1%
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Appendix D. Maps of Tax-Exempt Parcels in New Orleans
BGR captured the following screenshots of the Orleans Parish Assessor’s online parcel map showing 

exempt parcels in red as of September 3, 2026. Visit the assessor’s website to view the current versions 
of the maps and access the records for exempt parcels. 

1. Interstate 510 to Lake Catherine

https://www.nolaassessor.com/property-search/
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2. Jefferson Parish Line to Interstate 510

3. Jefferson Parish Line to Lower Coast Algiers
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