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S.B.2 – “CIRCUIT BREAKER” 

 In 2023, the Texas legislature passed S.B. 2 (and voters approved a constitutional amendment) that includes a 

“circuit breaker” (often known as “appraisal cap”) program, limiting the annual increase of appraised value of real 

property other than a residential homestead to the lesser of: 

 The market value; or 

 The sum of 

 20% of the property’s appraised value for the preceding tax year;

 The property’s appraised value for the preceding tax year; and 

 The market value of all new improvements to the property. 
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• S.B. 2, Bill Analysis, : https://capitol.texas.gov/tlodocs/882/analysis/html/SB00002H.htm 

• Circuit Breaker Limitation on Non-Resident Homestead Property Value Increases, https://comptroller.texas.gov/taxes/property-

tax/valuing-property.php 



S.B.2 - CIRCUIT BREAKER (QUALIFICATIONS)

 Effective in Jan 1, 2024, expire on December 31, 2026 (3 years). 

 Property value ≤ $5 million (threshold adjusted for CPI). 

 Non-homestead real property; also exclude real properties appraised under statutory provisions, such as: land 

designated for agricultural use; agricultural land; timber land; recreational, park, and scenic land; public access 

airport property; or restricted-use timber land.

 If a real property transaction happened during 2023, won’t qualify until 2025 the earliest. 

 The circuit breaker limitation expires on January 1 of the tax year following the tax year in which the property 

owner ceases to own the property.
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PROPERTY CLASSIFICATIONS

 According to the Comptroller’s property 

classification: 

4*Texas Property Tax Assistance Property Classification Guide, https://comptroller.texas.gov/taxes/property-tax/docs/96-313.pdf



PROPERTY CLASSIFICATIONS (CONT’D)

 Category J is a mix of real and personal properties:
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PILOT STUDY FOR THE APPRAISAL CAP’S ECONOMIC IMPACTS

 This study analyzes the effect of the appraisal cap in 2024 on a sample of five (5) counties. 

 Estimate the total dollar value of property removed from the appraisal roll as a result of the cap. 
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FIVE REPRESENTATIVE COUNTIES
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 The five counties are selected to represent different economic and geographic areas: 

Harris 

(Urban)

Collin 

(Suburban)

Moore 

(Rural)

Smith 

(Manufacturing)

Midland 

(Oil & Gas)

*Texas Comptroller of Public Accounts, Regional Reports – 2024 Edition, last visited: October 10, 2024, 

https://comptroller.texas.gov/economy/economic-data/regions/2024/



THE DATA 

 Requested 2023 and 2024 certified appraisal rolls data of the five counties from 

Comptrollers’ Property Tax Assistance Division.

 These are data reported by appraisal districts to the Comptroller’s office; not property level data directly 

collected by the Comptroller. 

 The Comptroller’s 2024 database does include a question: 

(Market Value 2024-1.2* Market Value 2023 – New construction)

 Separately calculate this amount with three reported elements.
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 For each county, present differences between Comptroller’s and the calculation from our study. 

 Where are the differences from? 

 What major things we learn from data? 

 Examples? 
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STEPS TAKEN

 These are the filters (delete the properties I am certain won’t be subject to SB 2)*:

1. AJR 39 = N (Not homestead) 

2. AJR 31 = A, B, C1, C2, D2, E, F1, F2, G1-G3, J1-J9, O (Belong to a certain real property category)

3. Last Transaction Date prior to 2023 (this was programmed using 2023 data)

4. Property Value ≤ $5,000,000 

5. Value Lost due to Cap > 0  
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(1) COLLIN COUNTY 
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 Begin with 1,630,860 line items (with duplicates)

 Remove duplicates & apply filters left us with 10,725 properties.  

Property Type Category # Properties Comptroller Data % Total Per Property Calculated Data % Total Per Property Difference % Difference Per Property

Single Fam A 3,345            99,968,743       28.73% 29,886             153,560,058     26.2% 45,907          53,591,315       23% 16,021          

Multi-Fam B 108                8,025,192          2.31% 74,307             13,693,563       2.3% 126,792        5,668,371          2% 52,485          

Vacant Lots C1 1,396            47,010,590       13.51% 33,675             56,528,025       9.7% 40,493          9,517,435          4% 6,818            

Farm and Ranch Imp D2 115                -                     0.00% -                   1,363,376          0.2% 11,855          1,363,376          1% 11,855          

Rural Land E 689                20,873,531       6.00% 30,295             53,946,042       9.2% 78,296          33,072,511       14% 48,001          

Comm, Mfg and Indu F1&F2 878                122,294,290     35.15% 139,287           183,712,910     31.4% 209,240        61,418,620       26% 69,953          

Utilities J's 132                66,934               0.02% 507                  29,558,853       5.0% 223,931        29,491,919       12% 223,424       

Residential Inventory O 4,062            49,692,729       14.28% 12,234             93,393,396       15.9% 22,992          43,700,667       18% 10,758          

TOTAL 10,725         347,932,009    585,756,223    237,824,214    

**Could interpret large differences based on total amount or per property basis. 



(2) MOORE COUNTY 
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 Begin with 310,374 line items (with duplicates). 

 Remove duplicates & apply filters left us with 1,316 properties.

Property Type Category # Properties Comptroller Data % Total $ Per Property Calculated Data % Total $Per Property Difference % Difference $Per Property

Single Fam A 203 1,300,067                10.77% 6,404               1,517,546      9.51% 7,476               217,479        5.61% 1,071              

Multi-Fam B 58 1,233,459                10.22% 21,267            1,269,139      7.95% 21,882             35,680          0.92% 615                 

Vacant Lots C1 18 9,322                        0.08% 518                  171,528         1.08% 9,529               162,206        4.18% 9,011              

Farm and Ranch ImpD2 49 -                            0.00% -                   627,428         3.93% 12,805             627,428        16.17% 12,805           

Rural Land E 37 312,093                    2.58% 8,435               1,355,819      8.50% 36,644             1,043,726     26.90% 28,209           

Comm, Mfg and InduF1/F2 230 7,073,998                58.58% 30,757            7,776,369      48.74% 33,810             702,371        18.10% 3,054              

Oil and Gas G1 714 2,145,989                17.77% 3,006               2,174,790      13.63% 3,046               28,801          0.74% 40                   

Utilities Js 7 -                            0.00% -                   1,062,016      6.66% 151,717           1,062,016     27.37% 151,717         

TOTAL 1316 12,074,928             15,954,635   3,879,707    

Not a big 

difference like 

Collin



(3) SMITH COUNTY 
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 Begin with 481,171 line items (with duplicates)

 Remove duplicates & apply filters left us with 10,873 properties.  

Property Type Category # Properties Comptroller Data % Total Per Property Calculated Data % Total Per Property Difference % Difference Per Property

Single Fam A 6687 180,821,686        40.94% 27,041         201,357,403        40.65% 30,112         20,535,717        38.24% 3,071           

Multi-Fam B 678 36,898,810          8.35% 54,423         46,044,739          9.30% 67,913         9,145,929          17.03% 13,490         

Vacant Lots C1 590 31,221,130          7.07% 52,917         35,987,226          7.27% 60,995         4,766,096          8.87% 8,078           

Farm and Ranch ImpD2 1 -                        0.00% -               39,343                  0.01% 39,343         39,343                0.07% 39,343         

Rural Land E 559 20,634,362          4.67% 36,913         22,972,230          4.64% 41,095         2,337,868          4.35% 4,182           

Comm, Mfg and InduF1&F2 1207 164,694,412        37.29% 136,449       179,081,369        36.15% 148,369       14,386,957        26.79% 11,920         

Oil & Gas G1 1060 4,477,678             1.01% 4,224           6,131,605             1.24% 5,785           1,653,927          3.08% 1,560           

Utilities J's 21 303,970                0.07% 14,475         1,073,626             0.22% 51,125         769,656              1.43% 36,650         

Residential InventoryO 70 2,591,593             0.59% 37,023         2,658,792             0.54% 37,983         67,199                0.13% 960              

TOTAL 10873 441,643,641       495,346,333       53,702,692       



(4) HARRIS COUNTY 
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 Begin with 14,293,528 line items (with duplicates)

 Remove duplicates & apply filters left us with 44,767 properties.  

Property Type Category # Properties Comptroller Data % Total Per Property Calculated Data % Total Per Property Difference % Difference Per Property

Single Fam A 17,728        398,825,269          26.51% 22,497            418,452,018          23.46% 23,604         19,626,749         7.02% 1,107           

Multi-Fam B 889              64,818,834             4.31% 72,912            62,643,656             3.51% 70,465         (2,175,178)          -0.78% (2,447)          

Vacant Lots C1 14,608        430,369,264          28.61% 29,461            471,181,469          26.41% 32,255         40,812,205         14.60% 2,794           

Farm and Ranch Imp D2 6                  -                           0.00% -                   335,769                  0.02% 55,962         335,769               0.12% 55,962         

Rural Land E 276              58,187,700             3.87% 210,825          67,571,345             3.79% 244,824       9,383,645            3.36% 33,999         

Comm, Mfg and Indu F1&F2 4,263          523,272,741          34.78% 122,748          525,711,584          29.47% 123,320       2,438,843            0.87% 572              

Oil & Gas G1 3,260          -                           0.00% -                   89,369,587             5.01% 27,414         89,369,587         31.97% 27,414         

Utilities J's 1,996          9,926,537               0.66% 4,973               111,381,056          6.24% 55,802         101,454,519       36.30% 50,829         

Residential Inventory O 1,741          18,993,194             1.26% 10,909            37,265,610             2.09% 21,405         18,272,416         6.54% 10,495         

TOTAL 44,767        1,504,393,539       1,783,912,094       279,518,555       



EXAMPLE 

OF DIFFERENCES 

15

 G’s are classified as Personal Property: 



(5) MIDLAND COUNTY 
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 Begin with 1,625,278 line items (with duplicates)

 Complication: 

 1,616,778 out 1,625,278 line items reported Y in the Homestead indicator. 

 Only 8,500 out of the 1,625,278 line items (0.5%) show they are not homestead. 

 All of these are labelled as G1 (Oil & Gas). 

 Alternatively, we used variables that reported value of HS exemptions. (there are 14 of these: over 65, disabled, 

state and local HS amounts, veterans HS, surviving spouse of disabled veterans) 

We have 48,207 line items left, 

after filtering and removing 

duplicates. 



 Final estimates: 

 Vast majority (96%) of affected properties come from G1 (Oil & Gas), but they are not the source of major differences. 

 Utilities (J) can help us close up to 22% of the gap. 

 Single family (A) is really the major cause of difference….the reasons for difference are not the same, so it’s hard 

to adjust. 

17

Property Type Category # Properties Comptroller Data % Total $Per Property Calculated Data % Total $ Per Property Difference % Difference $ Per Property

Single Fam A 1,466          15,379,616         2.88% 10,491               131,519,568       18.25% 89,713                    116,139,952  62.19% 79,222              

Multi-Fam B 14                314,634               0.06% 22,474               3,870,300            0.54% 276,450                  3,555,666       1.90% 253,976            

Vacant Lots C1 58                1,830,872            0.34% 31,567               2,442,364            0.34% 42,110                    611,492          0.33% 10,543              

Rural Land E 46                2,488,790            0.47% 54,104               4,648,896            0.64% 101,063                  2,160,106       1.16% 46,959              

Comm, Mfg and Indu F1&F2 167             51,573,489         9.66% 308,823             62,539,501         8.68% 374,488                  10,966,012     5.87% 65,665              

Oil & Gas G1 46,132        462,438,720       86.59% 10,024               474,974,707       65.90% 10,296                    12,535,987     6.71% 272                   

Utilities J's 324             1,606                   0.00% 5                         40,771,858         5.66% 125,839                  40,770,252     21.83% 125,834            

TOTAL 48,207       534,027,727      720,767,194      186,739,467 



EXAMPLES OF DIFFERENCES (ALL CATEGORY A, HS =Y)

 Some look like actual residence. (Its left in the group because none of the 14 HS indicators show any positive 

number) Coded A (single family) 

 No ownership change.

 It does not have any HS exemption.  Value inc.>20%
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EXAMPLES 

OF DIFFERENCES 

 This is coded A (single family), but has a shop.

 Answer Yes for HS (which we ignore). 

 No ownership change. 

 No HS or circuit breaker. 

 Value incr. > 20%.
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EXAMPLES 

OF DIFFERENCES 

 This is coded as A in database. 

 not entirely sure the calculation

20

This is what’s reported in 

Comptroller data as Circ. 

Breaker Cap Loss (AJR90)



QUESTIONS AND DISCUSSIONS
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OTHER REFERENCES 
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 SB 2, Bill Analysis



 Comptroller’s EARS question: 
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*Electronic Appraisal Roll Submission, February 2024, https://comptroller.texas.gov/taxes/property-tax/docs/96-1051



EXAMPLES OF DIFFERENCES BETWEEN EARS DATA AND APPRAISAL 

DISTRICT DATA BY COUNTY 
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COLLIN –

TWO EXAMPLES OF DIFFERENCES

 Ownership change: 
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EXAMPLE OF DIFFERENCES 

 “Agricultural Value Loss” 

26806,564-1.2*539,605=159,038



MOORE COUNTY EXAMPLE 

(SIMILAR TO COLLIN – 

AG LOSS, OWNERSHIP CHANGE) 
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SMITH - EXAMPLES 

OF DIFFERENCES 

 The calculation matches between Comptroller’s and our calculated results. However, the property records do not 

match the market value. 
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LOW INCOME 

                                                                EXEMPTION
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Reported appraisal cap loss =0, but using 

market value calc. won’t be. Did not report 

ownership change or improvement. 



EXAMPLES 

                                                                OF DIFFERENCES 
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Reported value removal from roll =0 



HARRIS - EXAMPLES 

OF DIFFERENCES 
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 Looked at the top 10 properties with differences. 

 (F2) Completely exempt (Pollution Control): 

There are two of such properties. 



Apartment Complex (B): 

EXAMPLES 

OF DIFFERENCES 
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EXAMPLES 

OF DIFFERENCES 

 Coded as E (rural land) in database, but maybe is D1 

 (so not within SB2)
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