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Who Can Tax Your Property in 
Texas and How to Have an Impact

10:00am – 10:30am
Moderator: David Braun



Overview of  the System

Legislature

Courts Comptroller

Tax 
Entities CAD Tax 

Assessor



How the System Works

• Appraisal districts independent of tax entities 
• Intended to increase fairness 
• Sometimes results in less accountability



Who Can Tax You
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Annexation

• Taxing entities change
• Senate bill 6

– Effective December 1, 2017
– Requires voter approval when population of 

county is 500,000 or more

• City must offer open space landowners a 
development agreement



What to Do if  Policy is Unfair

• Talk to the Taxpayer Liaison Officer
• Put together a coalition
• Talk to CAD board of directors
• Talk to elected officials from the taxing entities
• Talk to your local legislator
• Contact local newspaper
• Hire lobbyist



How to Change the System

Legislature

Courts Comptroller

Tax 
Entities CAD Tax 

Assessor



Questions



What Property is Appraised at 
Market Value and How

10:30 – 11:15am
Moderator: Benjamin Thomas



What is Market Value?

Buyer is Happy with the 
Price

Seller is Happy with the 
Price



What’s Appraised at ‘Market 
Value’?

Per Sec. 23.01(a)
All taxable property is appraised at its 
market value as of January 1 – EXCEPT as 
otherwise provided by this chapter

Just because a property is APPRAISED
at its’ market value, does not mean it is 
TAXED at its market value. 



3 Approaches to Value

Income 
Approach

Cost 
Approach

Sales 
Comparison 
Approach



Cost Approach to Value

Example
Facts:
• 12,000 SF Residential Development
• Vacant Lots in Area are being sold at 

30,000
• Marshall & Swift Indicates Cost to 

reproduce the improvements in that are 
equal to 120 PSF

• House is 3 years old and is not affected by 
functional or economic obsolescence

Analysis:
Improvements = 1,440,000 (12,000SF * 

120 PSF )
Land = 30,000

Total Market Value = 1,470,000



Sales Comparison Approach
Per Sec. 23.013

Sale is not considered a comparable sale unless:
• Sale occurred 24 months from appraisal date for Commercial properties
• Sale occurred 36 months from appraisal date for Residential properties

A sale of a comparable property must be appropriately adjusted to the subject property
• Size
• Location
• Age, etc.

Five Steps to Sales Comparisons Approach
1. Analysis of Subject Property
2. Collection of comparable Sales Data
3. Determine Elements of Comparison
4. Apply Adjustments
5. Reconciliation of adjusted sales comparable to a single indicator of value

Factors affecting 
Market Value
• Investment Value
• Liquidation Value
• Arms Length



Income Approach
Key Terms:
• Gross Potential Income
• Vacancy & Collections
• Effective Rental Income
• Operating Expenses
• Net Operating Income
• Capitalization Rate Example

Average NOI 81,000
Average Market Value $1,100,000

= 7.36% Indicated Market Cap Rate

Property 1
Market Value -
$1,200,000
NOI – 83,000

Income Statement

OPERATING INCOME:

Gross Potential Income $ 125,000

(-) Vacancy & Collection Losses $ - 1,250 10%

Effective Rental Income $ 123,750

(+) Other Income $ 3,125

Gross Operating Income $ 126,875

OPERATING EXPENSES:

Property Taxes $ 30,000

Insurance $ 2,000

Maintenance $ 3,500

Management Fee $ 6,250 5%

Reserves for Replacement $ 3,750 3%

Total Operating Expenses $ 45,500 36%

NET OPERATING INCOME $ 81,375

Cap Rate 7.50 %

Indicated Value 1,085,000

Property 2
Market Value 
- $1,100,000
NOI – 79,000

Property 3
Market Value -
$1,000,000
NOI – 81,000



Exemptions & Special Assessments
Partial Exemptions
• Residence Homestead Exemption
• Over 65 Residential Homestead Exemption
• Disabled Veterans Exemptions

• DV1 – 10% to 29%   (5,000 from Property’s Value)
• DV2 – 30% to 49%   (7,500 from Property’s Value)
• DV3 – 50% to 69%   (10,000 from Property’s Value)
• DV4 – 70% to 100% (12,000 from Property’s Value)
• If you are deemed unemployable at 100% disability (Total and permanently 

disabled) you or unmarried surviving spouse qualify for total exemption of 
the assessed value

Exemptions that reduce the value to zero are absolute exemptions
• Government owned Property
• Property used primarily for worship services
• Property used primarily for public education
Special appraisals are not exemptions but a special valuation that reduces the taxable 
value
• Property used for agricultural use
• Property that produces timber or timberland



THANK YOU

Please
For more timely information like us on

www.facebook.com/paladintaxconsultants

http://www.facebook.com/paladintaxconsultants


What are Open Space 
Appraisals & How are They 

Done
11:15 – 11:45am

Moderator: Cassie Gresham



What is 1-d-1 Open Space Valuation?

• Found in the Texas Constitution Article 8, Section 1-d-1
• Five ways to qualify: 

– Agricultural use (farming, ranching and beekeeping)
– Wildlife Management Use
– Ecological Laboratory (Ecolab)
– Timber Production
– Exotic Game

• “Special Valuation” not an “Exemption”
– Property appraised at its “Productive Value” rather than its 

“Market Value”
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What is 1-d-1 Ag Use Appraisal?

• History—5 of 7 years
• Principal use
• Degree of intensity
• Qualified uses

– No income required



What is Wildlife Management?

• Alternative agriculture use
• Property must have current Ag valuation
• Tax rate is same as Ag valuation
• Manage property for native wildlife 
• 7 activity categories (50+ practices)
• Perform 3 wildlife practices annually 



Minimum Requirements

Must complete 3 of 7 activities 
1. Habitat Control
2. Erosion control
3. Predator control
4. Supplemental food
5. Supplemental water
6. Supplemental shelter
7. Census



No Size Limit for 1-d-1 Valuations

• BUT… still have to meet legal tests of principal 
use and intensity.

• No minimum size requirement for wildlife 
UNLESS…. property has been subdivided in 
previous year, then appraisal district’s 
minimum acreage applies.

• Form Wildlife Management Property 
Association

• Beekeeping is limited to 5-20 acres
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Open Space Application

• Due May 1, but late application is allowed 
before certifying tax rolls

• 10% penalty
• Eligibility continues unless ownership changes 

or land no longer qualifies



Open Space Application

• Due if change in use
• Can be protested
• Difference between market value and ag value 

for previous 5 years plus interest



Important and Emerging Issues

• Horses
• Value Allocation
• Hunter’s trailers
• Local requirements
• Gardening vs. Farming



What Is a Farm & Ranch 
Survey and Why You Should 

Care
11:45am – 12:00pm

Moderator: David Braun



Farm & Ranch Survey



Farm & Ranch Survey



Farm & Ranch Survey



Farm & Ranch Survey



Farm & Ranch Survey



How to Make an Effective 
Protest and Appeal

1:00 – 2:00pm
Moderator: Cassie Gresham



The Tax Year Calendar
• Jan. 1—Determine land use. First opportunity to file 

applications for the year.
• March-May—Notice of Appraised Value.
• May 1—Deadline for open space applications.
• May 15—Deadline for filing protest (or 30 days after 

NAV)
• May-Nov—ARB protest
• Deadline to certify tax rolls?
• Deadline for filing appeals (60 days after ARB order)
• Notice of rollback



Notice of  Appraised Value



Notice of  Appraised Value
Appraisal Information Last Year – 2016 Proposed – 2017

Structures & Improvement 
Value

264,547 277,680

Market Value of Land 13,000 37,159

Market Value of Ag Land 20,781 0

Market Value of Personal 
Property/Minerals

0 0

Total Market Value 298,328 314,839

Productivity Value of Ag 
Land

455 0

Appraised Value with 
Homestead Limitation

257,693 305,821

Homestead Cap Value 
excluding Non-Homesite
Value (i.e. Ag, Commercial)

257,238 282,962



Notice of  Appraised Value

• Look at market value (land and improvements)
• Look at differences between the years
• You should have an Ag use valuation 
• Look for exemptions (homestead, over 65, 

veterans) - 10% cap
• Deadline for protests



Late application

• Application filed after May 1st

• Application can be filed before rolls are 
certified by ARB 

• 10% penalty of difference between market 
value and ag value



How to Protest

• Fill out protest form
• Write letter to appraisal district
• Make sure correct box is checked
• Contact appraisal district for hearing date
• Two week notice is required
• Request information to be presented at hearing
• Landowner allowed one re-schedule
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Notice of  Protest



Notice of  Protest



Notice of  Protest



Equal & Uniform
(Equity)

Texas Constitution
Article 8 Sec 1(a)– Taxation shall be equal and uniform

Section 42.26 (a) of the Texas Property Tax Code sets forth the “Remedy for Unequal Appraisal”. A property owner is entitled to relief on 
the ground that a property is appraised unequally if:
1. The appraisal ratio of the property exceeds by at least 10 percent the median level of 

appraisal of a reasonable and representative sample of other properties in the appraisal district;

2. The appraisal ratio of the property exceeds by at least 10 percent the median level of appraisal of a sample of properties in the 

appraisal district consisting of a reasonable number of other properties similarly situated to, or of the same general kind or character 

as the property subject to the appeal; or,

3. The appraised value of the property exceeds the median appraised value of a reasonable number of comparable properties 

appropriately adjusted.



Cont. Equal & Uniform
(Equity)

Appraised Value - $ 500,000
119.05 PSF

Living Area – 4,200
One-Story

4 Bed 3 Bath

Appraised Value - $ 350,000
102.94 PSF

Living Area – 3,400
One-Story

4 Bed 2.5 Bath

Appraised Value - $ 425,000
92.39 PSF

Living Area – 4,600
One-Story

4 Bed 3.5 Bath

Appraised Value - $ 300,000
100 PSF

Living Area – 3,000
One-Story

4 Bed 2 Bath

Subject
1560 Main St

Comp 1
1570 Main St

Comp 2
1675 Main St

Comp 3
1778 Main St

Median PSF 100 PSF
100 PSF X 4,200 SF = 420,000 Indicated Appraised Value



Notice of  Hearing



How to Have an Impact

• Respect the CAD staff 
• Relationships help
• Discuss what’s fair and legal



Evidence Letter



Late protest

• Late protest is allowed if:
– Filed before approval of tax rolls
– Landowner shows good cause for late protest



Appearance at an
Appraisal Review Board

• Informal vs. Formal hearing
• Prepare your case
• Take documentation
• Understand appraisal district’s perspective
• Request documents
• Keep it short and sweet
• Understand how similar properties are 

appraised
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Market Value Appraisal

• Mass appraisals vs. 
individual appraisals

• Updated every two years 
and geographically

• Like-kind appraisals
– Commercial
– Business personal property 

(including oil & gas)
– Residential
– Open-space



Evidence for Market and Equity 
Value

• Need value comparables
• Need unequal appraisal examples
• Reasons why your property is not treated 

fairly under mass appraisal



Evidence for Open Space

• January 1st
• History
• Principle Use
• Intensity



Evidence for Ag Use

• History
- 5 out of 7 years

• Principal Use
– Leases
– Bill of sale, feed receipts, fence repair

• Intensity
– Animal units
– Prudent management



Evidence for Wildlife Management

• History
– Need “qualified open space valuation”

• Principle Use
• Intensity

– Three qualifying wildlife management activities
– Seven categories



ARB Order



ARB Order



Protesting Rollback

• Market value begins at the year after the 
change of use

• Chief Appraiser determines when a change of 
use has occurred

• What does change in use mean?
– If property no longer qualifies for ag, doesn’t 

mean change in use



Appeal Process

• Why should you appeal?
• Arbitration vs. lawsuit
• Hire an attorney
• 60 day deadline to appeal
• Trial de novo
• Only applicable to protested 

year 
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Stay Informed & Connected

@BraunGresham

Sign up for our free email 
service to stay informed on 

issues affecting Texas 
landowners. 

www.braungresham.com/
contact-us/#contact

David Braun & Cassie Gresham
Braun & Gresham, PLLC.

512-894-5426
www.braungresham.com

http://www.braungresham.com/
http://www.braungresham.com/
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