


St. Charles Parish’s 2019 tax roll — which includes all taxable property within the 
parish — increased by roughly 10% year over year to $1,568,473,486. The vast 
majority of this major increase is due to the expiration of Industrial Tax Exemption 
Program (ITEP) projects. Just as in 2018, the 2019 tax roll is the most valuable tax 
roll in the history of St. Charles Parish. Businesses, industrial sites, public utilities, 
and inventories now constitute 89% of the taxable value in St. Charles Parish. 
Residential real estate accounts for the remaining 11%. The millages applied to 
this record value generated roughly $185 million in taxes for the various taxing 
districts in St. Charles Parish — an increase of over $18 million in taxes.
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$1,268,026,118

6.53%

TAX ROLL OVERVIEW

Tab Troxler
St. Charles Parish Assessor

Citizens of St. Charles Parish,
Let me begin this year’s report with great 
news. In 2019, the St. Charles Parish
Assessment District lowered its millage 
rate to the lowest rate since the millage 
was first levied in 1986. We were able to 
accomplish this through the growth of the
assessment base along with the use of 
technology and other efficiencies, all while
expanding our office hours and the services 
we provide. 

This is the 6th Annual Report published by 
my office in an effort to educate the
public on the assessment process. Since 
taking office I have established a website
to provide easy access to the public of 
assessment information on all properties
within the parish. Ensuring the fair and 
equitable assessment of all properties in
accordance with Louisiana law has and will 
continue to be a priority of my office.

This report highlights 2019 statistical 
information, along with the 2020
constitutionally mandated reassessment 
process including how millage rates are
determined. Our goal is to inform all 
property owners of the responsibilities 
of the Assessor and the various taxing 
districts as it concerns reassessment.

As always, please feel free to contact me 
with any questions or comments so that
our office may better serve you. We are 
humbled to be entrusted with this
important duty, and I am honored to serve 
as your Assessor. 

2019 Tax Roll Composition

Taxable Property

$1,568,473,486
Industrial Exemption

$910,117,984

Other Exemptions
$6,691,836

 

Homestead Exemption
$100,232,717

 [$120,377,045.14 Taxes Exempt]                    [$185,629,541.56 Taxes Paid] 
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YOUR TAX DOLLARS AT WORK

School District (CI)
School District (MO)
School District No. 1 Bonds
School District No. 1 Bonds
School District No. 1 Bonds 
School District Regular* 

911 Emergency Telephone System
ARC
Council on Aging
Council on Aging (Programs)
Fire Protection Dist Facil/Equip
General Alimony*
Health Unit Facilities
Library 
Mosquito Control Program
Recreation Facility & Programs
Road Lighting District
Roads & Bridges
Wastewater Facilities

Law Enforcement District*
Law Enforcement District*

Lafourche Basin Levee District* 
(Westbank)

Levees & Flood Protection
Pontchartrain Levee District*
(Eastbank)

Hospital District 
Hospital District Bond 
Hospital District Bond
Hospital District Bond
Hospital District Bond

Assessment District*

3.45
43.18

1.2
2.2
1.61
4.12

0.97
0.67
0.96
0.8

1.45
3.17
0.61
4.53
1.08
2.96
1.01
5.9
2.2

17.8
3.78

3.88
 

4.07
3.53

 

2.48
1.03
0.44
0.85
0.84

 

1.34

2027 
2027 

2021
2032
2034
N/A
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2024 
2027 
2028
2019 
N/A 

2019 
2020 
2021 
2027
2020 
2019 
2044 

N/A
N/A

N/A
 

2044
N/A

 

2025
2023
2027
2028
2031

N/A

$5,411,236.81
$67,726,686.27

$1,882,169.55
$3,450,645.65
$2,525,244.75
$6,462,114.51

$1,521,417.78
$1,050,879.36
$1,505,734.52
$1,254,774.90
$2,274,283.82
$4,972,060.04

$956,767.14
$7,105,182.66
$1,693,949.94

$4,642,683.64
$1,579,533.27
$9,253,992.44
$3,450,645.65

$27,918,826.25
$5,928,829.12

$2,914,771.10
 

$6,383,691.06
$2,815,476.41

$3,889,813.41
$1,615,525.05

$690,127.75
$1,333,205.35
$ 1,317,519.15

$2,101,754.21

Education     $87,458,097.54

Public Services    $41,261,905.16

Law Enforcement     $33,847,655.37

Levees     $12,113,938.57

Healthcare     $8,846,190.71

Assessment District     $2,101,754.21

About Ad Valorem Taxes

L A W  E N F O R C E M E N T

L E V E E S

P U B L I C  S E R V I C E S

P RO P E RT Y  TA X E SM I L L S E X P.  Y E A R SN A M E

E D U C A T I O N

A S S E S S M E N T  D I S T R I C T

H E A L T H C A R E

The Assessor has the responsibility of 
discovery, listing, and valuation of all 
property within St. Charles Parish. All 
taxable property valued by the Assessor 
is then taxed ad valorem, or “according to 
value” by each of the various taxing districts 
listed to the right. Each taxing district levies 
their millage rates during yearly public 
meetings.

Each of these rates is expressed as a 
millage, based on a Latin word that means 
“thousandth.” Each millage listed represents 
the total levied per $1,000 of taxable 
assessed value.

Total 2019 millage rates for property in St. 
Charles Parish:

Eastbank: 118.23          Westbank: 118.58

47.11%

22.23%

18.23%

6.53%

1.13%

$ 1 8 5 , 6 2 9 , 5 4 1 . 5 6 TOTA L* Millage has no expiration date

4.77%
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Revenues

Ad Valorem Taxes & Other Revenue

Expenses

Personal Services & Related Benefits

Contracted Services

Operation & Maintenance

Capital

Total Expenses

Adopted BudgetAmended BudgetAudited Budget

2018

$2,097,365 

$1,647,858

$128,371

$163,455 

$7,069

$1,946,753

2019

$2,178,605

$1,601,773 

$87,078

$142,489 

$4,450

$1,835,790

2020

$2,200,00

$1,662,574 

$115,000

$152,1000 

$140,000

$2,069,674  

Field Inspections: 
Louisiana law dictates that our office reassess all property at least once every four years. Maintaining current 
property characteristics through accurate field inspection is a critical step in completing reassessments in 
a fair and equitable way. Our dedicated field staff is out inspecting properties every day to update the data 
maintenance needs of the office. During especially busy periods such as quadrennial reassessments and after 
natural disasters, our field crew may inspect hundreds of properties each month.

For residential properties, field appraisers are responsible for gathering square footage of each building 
inspected, pertinent property characteristics, and detailed photos to show condition and construction 
quality for the appraisers in the office.

After each property is measured, our field staff completes an office record to include a digital sketch of 
the buildings. These new technologies provide an additional service to property owners and minimize 
the probability of errors in the valuation process.

DEPARTMENT  OPERATIONS

Budget Summary: 2018, 2019 & 2020



Eligible taxpayers may apply for various special assessment levels, or “freezes,” for their homesteads. The special assessment level will 
“freeze” the taxpayer’s primary residence at its current assessed value, if the homeowner remains eligible.

If you qualify for any of the special assessment levels listed below, please apply by bringing the required documents to the Assessor’s 
Office between 8:30 AM and 4:00 PM, Monday through Friday. Income requirements below are based on 2019 Federal Adjusted Gross 
Income, Form 1040 & 1040-SR – Line 8b.

It is important to note that the special assessment level does not freeze millage rates. Your property’s assessment will not increase. 
However, taxing districts can still adjust tax rates on these properties.

65+
Age 65 Freeze

Additional Benefits for Veterans

Disability Freeze

• At least one owner of the home must be age 65 or older.

• Adjusted Gross Income, combined for all owners, cannot exceed $77,030 per year.

• Required Documents: 
 » Driver’s License or Birth Certificate, Federal Tax Return

• At least one owner of the home must be permanently and totally disabled.

• Adjusted Gross Income, combined for all owners, cannot exceed $77,030 per year.

• Required Documents:

 » Disability Awards Letter, Driver’s License or Birth Certificate, Federal Tax Return

• Members of the Armed Forces who were Missing in Action (MIA) or were a Prisoner 
of War (POW) for a period exceeding 90 days.

• Please call our office for details and requirements.

Disabled
Veterans Freeze

Disabled Veterans 
Additional Homestead 

Exemption

++

• At least one owner of the home must have a service-connected disability with a 50% 
or higher disability rating. 

• Adjusted Gross Income, combined for all owners, cannot exceed $77,030 per year.

• Required Documents:

 » Disability Awards Letter, Driver’s License or Birth Certificate, Federal Tax Return

• At least one owner of the home must be a veteran with a 100% service-connected 
disability rating, or the surviving spouse of a veteran with a 100% service-connected 
disability rating.

• Required Documents: 

 » Disability Awards Letter, Driver’s License or Birth Certificate 

• Please call our office for eligibility requirements.Military and 
Emergency Responder 
Unmarried Surviving 

Spouse Exemption

POW/MIA 
Freeze

SPECIAL ASSESSMENT LEVELS



New Construction by Year
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REACHING  A FAIR ASSESSMENT

A Look at the Market

The primary function of our office is to assess property at market value, and 
evaluating the details of the real estate market is critical to maintaining fair 
assessments. The Assessor’s determination of value is based on the value 
of parish real estate as determined by buyers and sellers in the market. The 
Assessor’s job is to interpret and correlate market indications of value to arrive 
at a fair assessment.

Real Estate  
Prices Rise 6.2%
Anna Thibodeaux - St. Charles Herald 
September 16, 2019

Housing Market  
Red Hot
Anna Thibodeaux- St. Charles Herald 
March 26, 2018

Home Buyers 
Look to Suburbs
After Years 
of  Surging Prices  
in New Orleans
Anthony McAuley - NOLA.com 
August 31, 2019



New Construction by Year

The Assessor must use one of three recognized approaches to value properties. In St. Charles Parish, we typically use the 
market approach for residential properties.

The market approach to value relies heavily on accurate comparable sales, accounting for the reasons why one home may sell 
for more or less than a neighboring home. Our office organizes each sale according to certain qualities, such as whether the 
property has been remodeled recently or construction quality. Our appraisers use statistical analysis, computer modeling, and 
local knowledge to develop prices for each attribute for every subdivision in the parish. Using available public data and onsite 
inspection, appraisers apply the derived values to the appropriate properties. 

Any time a property sells between a willing buyer and willing seller in an armslength transaction, the Assessor’s opinion of 
value is tested. During the mandated 12-month reassessment data period (June 30, 2018 through July 1, 2019), a total of 
765 such transactions occurred. The overwhelming majority of these sales exceeded the assessed value of the property. The 
Assessor’s value was below 710 of these sale prices. In other words, only about 7% of the arms-length sales in St. Charles 
Parish are higher than their assessment.

The Louisiana Tax Commission and our office conduct a standard assessment performance review known as a ratio study. A 
ratio study measures the ratio of the assessed value to the market value (i.e. sale price) of a property. According to state law, 
assessed values should be no lower than 90% of the parish’s market value and no higher than 110%.

The challenges our office faces when  
generating accurate assessments
•  Inaccurate square footage values, i.e. non-permitted additions 
•  Non-standard financing or otherwise invalid sale prices 
•  Lack of valid sales 
•  Areas with mixed construction types or ages

Market Approach 
Estimates a property’s value by 
referencing comparable sales

Cost Approach 
Determines the replacement  

cost of a property  

Income Approach 
Uses capitalization to convert 

property ownership benefits into a 
present value estimate

Three Approaches to Value

Comparable Properties

Ratio Studies

1 2 3$

110%

90%
80%

120%



Reassessment is a systematic revaluation of all residential and commercial real property. This 
mandate ensures that all property values are fairly updated to market value periodically, and also 
provides for a stable tax roll without major fluctuations from year to year. For St. Charles Parish, 
reassessment entails the inventory, listing, and valuation of nearly 45,000 items of real estate and 
personal property. This process begins in Fall of 2019 and must be completed by Summer of 2020.

There is no action required of homeowners during this process.  
Every property owner will receive a written notice of any value change by the assessor as 
required by Louisiana Revised Statute 47:1987.

1. Required by state law
 The Louisiana Constitution requires reappraisal of all property every four years.

 

2. Designed for fairness and uniformity
 A. Most citizens expect similar property types and similar     
 neighborhoods to have comparable values.

 B. Periodic reassessments ensure fair and equitable values  
 for all properties.

What is reassessment?

Why does the Assessor conduct  
property reassessments?

2020  REASSESSMENT BASICS



1. Assessor completes reassessment  
and notifies the Louisiana Legislative Auditor (LLA) of  
the new values. (In most cases, the new value is  
higher than previous years.)

2. LLA provides the maxium millage rates
for each taxing district in order to generate the same amount of
revenue as the previous year

4. Assessor is notified 
by the taxing districts of the adopted millage rates

5. Sheriff bills and collects revenue
based on the millage rates levied by the taxing districts

3. Each taxing district holds a public meeting  
After public comment, each taxing district may: 

A. Adopt the new maximum millage rate,  
effectively reducing the millage from the previous year

B. "Roll forward" (or keep) 
the same millage rate from the previous year 

How do millage adjustments work?
Reassessment does NOT raise the total amount of taxes paid to local government. If reassessment leads to a higher 
assessed value, the taxing districts which levy property taxes are forced by law to alter their millage rates to collect the 
same amount of taxes as the prior year.



ASSESSMENT FROM START  TO FINISH
Any property owner who disagrees with the Assessor’s valuation of their property has certain steps they can take 
to help our office arrive at a fair value. While much effort is put into arriving at fair assessments, there are cases in 
which the Assessor’s value is demonstrably above market value. 

Before you call our office, please be ready to provide factual data that would indicate your property’s value, such as:

 1. A narrative appraisal

 2. Insurance coverage form showing the replacement cost of the building

 3. Photos of damage or severe deferred maintenance

 4. Your closing statement or recent sale document

Step 1: An informal conference with the Assessor’s Office 
• A representative from our office will explain our methods and calculations
• Severe deferred maintenance issues or major square footage errors can be discussed here

• Most appeals are resolved at this step

Step 2: File an appeal with the St. Charles Parish Board of Review
• The Parish Council sits annually as the St. Charles Parish Board of Review

• Assessment appeals take place during a regular council meeting in September

• The property owner and Assessor each state their case during a public meeting, and the  
Board of Review renders a decision

Step 3: Appeal the Parish Council’s decision
• A property owner can appeal the Board of Review's decision to the Louisiana Tax Commission (LTC)

• The property owner and Assessor each state their case during a public hearing in Baton Rouge

• If no resolution is reached, either party may continue the appeal in district court

Typical reasons a value is reduced:
1. Our office has inaccurate property data for your home, such as:

 » Square footage

 » Condition or deferred maintenance that negatively affects value

 » Land size and other negative factors which are unique to one property

2. The property owner has a narrative appraisal which greatly differs from the Assessor’s value

3. The structure has been demolished or reduced in size

ASSESSMENT  APPEALS

How does the appeals process work?



ASSESSMENT FROM START  TO FINISH

Sales occur during
reassessment period.

The Assessor applies
appropriate values using
computer models to all
properties in the
neighborhood.

The Assessor develops 
an appropriate value per
square foot for the
neighborhood and
adjustments for property
attributes.

Notification is sent to the
property owner of the 
new value.

Appeals process if necessary.

Office staff undertakes a
detailed review of the
changes generated by the
computer models.

Assessor determines the
final assessment.

Property owner reviews
the new assessment and
contacts the Assessor
in the case of a 
disagreement. 
(Informal Appeal)

If no agreement can be
reached, the property
owner appeals the
Assessor’s value to the
Board of Review 
(Parish Council)

Sales Occur Values Developed Models Applied

Notifications Sent Determination Made Changes Reviewed

Appeal Filed Board Review

1 3

6 5 4

2




