From Mortgage to Mandate: How New Mexico's Property Tax Scheme Quietly Replaces Your Bank

with the State

New Mexico's 3% cap on property tax valuation increases is often presented as a homeowner
protection - a guardrail against rapid spikes. But what if that very cap is being used to engineer a

quiet shift in who profits from your homeownership?

Having recently gone through a formal property tax hearing, | witnessed firsthand how the
tax system, backed by a small army of government employees, is calibrated to extract the
maximum legal amount from homeowners every year. The justification? Comparable home
sales in the area. But here lies the sleight of hand: those sales are used not only to validate your
home's assessment, but also to build a "cap buffer" - a hidden cushion that guarantees

maximum tax increases for years to come.

Consider this: My home's assessed value was capped at $424,000, yet the County cited recent
neighborhood sales at $525,000. That $100,000 gap becomes the breathing room they use to
impose the full 3% increase each year, no matter what the actual market does. In essence, home
values would have to crash dramatically before | ever see tax relief. This is not a dynamic system

responsive to economic conditions; it's a ratchet that only turns one way.

But the consequences go deeper. As homeowners pay down their mortgages over time, interest
costs diminish. In a fair economy, that would lower the total cost of ownership. Yet New Mexico's
compounding property tax increases step in to fill the void - ensuring that your overall housing cost
never really goes down. The state quietly replaces the bank as the long-term beneficiary of your

investment.



And the burden doesn't stop at regular assessments. Any home improvement - however modest -
can trigger a reassessment that resets the cap. From installing a pool to paving a driveway or
painting a home exterior, the system penalizes those who improve their homes. Even more troubling
is how assessor offices actively data-mine the building permit system to identify these
improvements, effectively turning legal compliance into a tax trap. You're taxed not just for improving

your home, but for following the law.

Furthermore, when homeowners inevitably reach the tipping point where they can no longer afford
escalating property taxes and are forced to sell, the state profits again - this time from the excise tax
generated by the sale. Each forced sale resets the assessed value, breaking the previous cap and
setting a new baseline for even higher taxes. This perpetuates the cycle of increases for neighboring
properties through the buffer and ratcheting effects, compounding the financial pressure on the

entire community.

Like the proverbial frog in slowly boiling water, homeowners don't feel the heat all at once - but over
time, the pressure becomes inescapable. The tax burden increases incrementally, predictably, and

silently, until one day you realize you're being cooked alive financially.

This dynamic has broader implications. Cities and counties now enjoy a predictable, compounding
revenue stream that doesn't require voter approval, doesn't reflect service demand, and isn't capped
by reality. With each passing year, this model incentivizes local governments to expand bureaucracy

without public accountability. Budgets rise not because of need, but because they can.



During my hearing, | was outnumbered seven to two by government staff. The system has grown
around protecting itself, not serving the taxpayer. It's empire-building hidden behind a valuation

formula.

New Mexico needs to confront the reality that this model rewards longevity in office and penalizes
longevity in ownership. The longer you stay, the harder it becomes to escape the tax ratchet. And

that's not just poor policy - it's a betrayal of the very idea of home as a haven.

It's time for lawmakers to dismantle the hidden machinery behind the 3% cap and restore equity,

transparency, and restraint to New Mexico's property tax system.





