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This presentation is the work of TTARA.
If you share the information presented, 
kindly credit TTARA as the source.



We are pleased to offer 1-hour of continuing education credit 
for attorneys and accountants with the State Bar of Texas and 
the Texas State Board of Accountancy.  

Certificates of participation and a copy of the presentation 
will be emailed to attendees following the webcast.

Note: You must submit your credit to the appropriate 
organizations.

1-Hour Continuing Education Credit



• Annual Meeting Agenda
• Thursday – November 21st

• Tax Developments Across the States
• Report from the Comptroller’s Office
• Networking Lunch
• Reinvigorating R&D Incentives in Texas
• Report on the Appraisal Cap Study
• Amicus Briefs in the Texas Judiciary

• Friday – November 22nd

• Engaging Local Gov’t: The Long Game
• Tax Burden Shift
• Political Panel
• Keynote Luncheon



Agenda:
• Learning objectives
• Brief history of property tax in Texas
• How much do we pay in property taxes?
• Two distinct and separate processes

• Appraisal process
• Budget and tax rate-setting process

• Key topics and considerations
• Concluding comments and Q&A



Learning Objectives
• Key Constitutional Provisions

• Equal and Uniform
• Article VIII §1(a) – “Taxation shall be equal and uniform.”

• In Proportion to Value
• Article VIII §1(b) – “All real property and tangible personal property in 

this State, unless exempt…shall be taxed in proportion to its value, 
which shall be ascertained as may be provided by law.”

• Key Statutory Provision
• Market Value on January 1

• Texas Tax Code §23.01(a) – “all taxable property is appraised at its 
market value as of January 1”



Learning Objectives

Property Tax Equation

• Key Learning Objective: Relationships matter
• Value should have an indirect relationship to the tax rate
• Tax Rates have a direct relationship to the levy



History Lesson

•Decentralized 
appraisals

•Poorly and 
unequally 
administered 
by thousands 
of tax offices

Pre-
Peveto

Bill

• Centralized 
appraisal districts

• Professionally-
staffed districts

• Equitable and 
efficient value 
process

• A single market 
value

Post-
Peveto

Bill



History Lesson

• Two key reforms in 2019 (86th Regular Session)
• SB 2 – Appraisal and taxing unit reforms other than school districts

• Removed estimated taxes from appraisal notices
• Re-defined truth-in-taxation tax rates

• No-New-Revenue Tax Rate and Voter-Approval Tax Rate
• 3.5% annual revenue increase for cities, counties 
• Created the real-time tax notice

• HB 3 – School Finance Reforms
• Rebalanced funding between local and state funds
• Created equity band to allow for state buy-down (compression) of school 

district M&O tax rates
• 2.5% annual revenue increase for school districts + hold harmless



How much do we pay in property taxes?

• 2023 State Tax Coll. - $82.145
• Sales Tax - $46.581
• Oil & Natural Gas Prod. Tax -

$9.281
• Motor Vehicle Sales Tax- $6.822
• Motor Fuels Tax - $3.832
• Franchise Tax - $6.820
• All Other State Taxes - $8.809

Data Source: Comptroller’s Property Tax Rates and Levies; ISD Self Reports



2025 State Tax Competitiveness Index
Tax Foundation:
“In 2023, Texas voted to increase the 
homestead exemption on residential property 
from $40,000 to $100,000 ($110,000 for the 
elderly, disabled, and disabled veterans). 
While seemingly beneficial for taxpayers, 
homestead exemptions are nonneutral and 
tend to shift the tax burden to commercial 
property and renters. Moreover, a 
significantly increased homestead exemption 
could deny local governments the funding 
needed to properly resource public services, 
including education.”

Data Source: Tax Foundation’s 2025 State Tax Competitive Index



Who is at fault for high property taxes?
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What is Taxable?
Individual
• Real Property

• Land
• Buildings 
• Structures

Business
• Real Property

• Land
• Buildings
• Structures

• Personal Property
• Inventory
• Office 

Furniture
• Equipment



Who taxes it and what does it pay for?
Local Taxing Jurisdictions
• School Districts
• Counties
• Cities
• Special Districts

• Road Districts
• Hospital Districts
• Municipal Utility 

Districts (MUD)



Two distinct and separate processes

Appraisal Process
Determines a property 
owner’s proportionate 
share of the total tax 
burden

Budget and Tax Rate Process
Determines property owner’s 
tax bill
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Appraisal Process
• Central Appraisal Districts (CAD) are tasked with 

determining market value within the county’s 
boundaries.
• CAD is governed by a Board of Directors (BOD)

• Nominated and approved by the taxing units
• Populous counties have 3 elected BOD

• Board of Directors appoints a Chief Appraiser



Appraisal Process
• Tax Code requires all taxable property 

to be appraised at market value as of 
January 1
• Appraisals are intended to move with 

the market.
• Generally accepted appraisal methods 

and techniques must be used.
• IRL: Appraisal is an objective, data-

driven process
• Aims to be objective, is somewhat 

subjective IRL, but is never 
discretionary.



Appraisal Process
STEP 1: Notice of Appraised Value sent by the chief 
appraiser to property owners

• April 1 for residence homesteads
• May 1 for any other property

STEP 2 (optional): Notice of Protest filed by the 
property owner

• By May 15th or 30 days after the Appraisal 
Notice.

• Informal hearing with CAD
• Appraisal Review Board (ARB)



Appraisal Process
• Appraisal Review Boards are citizens appointed 

by the local administrative judge.
• Independent from the CAD and chief appraiser.
• However, in populous counties – CAD BOD now 

appoints the ARB



Appraisal Process
• Appraisal Review Boards

Protesting 
Market 
Value

Protesting 
Taxes



Market Value vs. Taxable Value

• What is Market Value?
• Willing Buyer + Willing Seller in an arms-length transaction
• Intended to move with the market

• What is Taxable Value?
• Taxable value is that in which property tax is assessed
• Taxable value is calculated based on the law
• Taxable value is market value minus the following examples:

• Homestead exemption
• 10% appraisal cap for homesteads



Two distinct and separate processes

Appraisal Process
Determines a property 
owner’s proportionate 
share of the total tax 
burden

Budget and Tax Rate Process
Determines property owner’s 
tax bill



Budget and Tax Rate Process
• Who determines your Tax?

• State Legislature does not determine your property tax
• All forms of state property taxation were abolished in 1982

• Appraisal districts do not determine your property tax
• Appraisal district is only charged with determining the proportionate 

share the tax through market appraisal
• Local taxing units do determine your property tax

• Adopt tax rates needed to raise tax revenue sufficient to fund spending 
approved in their budgets
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Budget and Tax Rate Process
• Who determines your Tax?

• In other words:
• Value does NOT determine tax
• Tax Rate DOES determine tax
• Local Government Budgets DRIVE tax rates

• Locally elected officials DETERMINE budgets

Until the budget and corresponding tax rate to fund the budget
are adopted your tax is …..ZERO!

Tax rate is within the discretion of local elected officials
(unlike appraisals, which must be market value)



Who are these elected officials?

• Local Governments that set the tax rates that calculate your 
property tax bill and collect property taxes through locally 
elected officials

• School Trustees
• City Council Members
• City Mayor
• County Commissioners
• County Judge



Budget and Tax Rate Process
• An Introduction to School 

Finance in Texas
• School District M&O is 

funded by both local 
funds and state funds

• School District I&S is 
100% local funds



Budget and Tax Rate Process
• Budget Adoption

• Local Government Code
• Cities and Municipalities – Chapter 102
• Counties – Chapter 111

• Special Districts – Information by individual 
district in Special District Local Laws Code



Budget and Tax Rate Process
• Budget Adoption in general

• Annual budgets are required
• Adoption timing based on 

type of taxing unit
• Key is the amount of 

property tax revenue
needed to fund the 
expenditures of the budget



Budget and Tax Rate Process
• Truth-in-Taxation (TNT)

• What is it?
• Article VIII §21 of the Texas Constitution
• Require local taxing units to notify taxpayers of 

tax increases and allow taxpayers the 
opportunity to limit tax increases



Budget and Tax Rate Process

• Budget Cover Page is the 
key element of the 
budget
• Amount of property tax 

revenue increase
• More revenue means 

property tax increase



Budget and Tax Rate Process
• Elements of a Tax Rate

• Maintenance & Operations (M&O) 
• Funds general operations 

• Interest & Sinking (I&S) 
• Pays debt service obligations 



Budget and Tax Rate Process
• No-New-Revenue Tax Rate

• What is it?
• Rate that will generate the previous year’s 

revenue when applied to current values of 
properties on last year’s tax roll.

• Key valuation adjustment – New Value



Budget and Tax Rate Process
• Voter Approval Tax Rate

• What is it?
• Rate that triggers an automatic ratification 

election to obtain voter permission to exceed 
voter-approval rate

• Key Trigger – 3.5% growth
• Certain Special Districts – 8% growth



Budget and Tax Rate Process
• Proposed Tax Rate

• What is it?
• Rate that will be put up for a vote of the governing 

body to generate the desired level of revenue 
needed to fund the expenditures of the budget



Budget and Tax Rate Process
• Adopted Tax Rate

• What is it?
• Rate that has been voted by the governing body 

to generate the desired level of revenue needed 
to fund the expenditures of the budget

• Final rate applied to taxable property in the 
jurisdiction

• An adopted rate above the voter-approval rate 
could trigger an election



Budget and Tax Rate Process
• Hearings on budget and tax rate

• Texas.gov/PropertyTaxes
• Each taxing unit is required to 

provide the following 
information:
• Property value 
• Each taxing unit’s no-new-

revenue, voter-approval, 
and proposed tax rates and 
taxes due at those rates

• Link for electronic 
submission of 
comments/opinions 

• Date, time, and place of 
hearings





















Budget and Tax Rate Process
• Bond Elections

“I have voted for every park, every library, all the 
school improvements, for the light rail, for anything 
that will make this city better, But now I can’t afford 

to live here”

Bond election quote from an Austin American Statesman Article, circa 2014



Budget and Tax Rate Process
• Bond Elections

• Every bond election is a vote for or against a 
TAX INCREASE

• Disclaimer: Not all bond elections are wasteful tax 
increases, some capital projects financed by the 
bond election are very much needed in the 
community



Budget and Tax Rate Process
• I&S or Debt Rate

• Debt Service is the annual payment of all approved 
bond elections plus some nonvoter-approved debt

• Relationships matter
• As debt service increases, the debt rate increases
• As taxable value increases, the debt rate decreases



Property tax relief within the two processes

• Appraisal Process
• Exemptions & Limitations

• Shift the tax burden 
onto property owners 
who do not have an 
exemption or limitation

• Budget and Tax Rate Process
• Limitation of Tax Revenue & 

Tax Rates
• Controls the amount of tax 

revenue and tax rates while 
equitably spreading the 
relief to all owners



Key Topics and Considerations
• Historical increases & relief in property tax levies
• Provisions to assist with affordability
• Burden shifting
• Property Tax 201



Key Topics and Considerations
• School District Residence 

Homestead Exemption
• 2023 statewide average home 

value = $330,920 
• 308 Districts (30%) <$100,000

• Mostly rural
• Compared to 2022 – 397
• Always chasing homestead 

exemptions



Key Topics and Considerations
• School District Rate Compression

• Equal property tax relief for all properties in 
proportion to value

• 88th Legislature used state funds to compress 
school M&O rates by ~$0.20
• Funded by state revenue from taxes paid 

primarily from businesses – 57.8%



-$4.4 b
$39.5 billion

-$5.2 b
$28.3 billion

+$0.8 b
$11.2 billion



What did Local Gov’t do in 2023?
Net Property Tax Relief 2023 (billions)

-$5.2School District M&O

+$0.8School District I&S

-$4.4Net School Tax Reduction

+$1.5Counties

+$1.4Cities

+$1.0Special Districts

+$3.9Total Other Taxing Units

$414 millionNet Property Tax Decrease



2023:
+57%

2023:
+48%

2020:
+55%

2020:
+68%

Total Levies & Personal Income 1994-2023, Pop. & Infl. Adj. (1994 $)

(1994 $)

The reversal 
was due to 
legislation in 
2019 and 2023.



Key Topics and Considerations
• Existing provisions to assist with affordability

• Deferral of payments on a residence homestead
• Over-65, Disabled, or qualify for veterans 

exemption
• Early pay discounts
• Escrow accounts
• Installment payments on residence homesteads

• 4 equal payments
• Installment payments for business in disaster areas
• Split payments



Key Topics and Considerations
• Burden Shifting 

• Appraisal Caps
• Exemptions
• Key Issue: These are examples of tools used to 

determine who gets taxed more or less than 
other taxpayers.  They do not lower the overall 
total levy collected by a taxing jurisdiction.



Key Topics and Considerations
• Burden Shifting - Appraisal Caps

• AKA – Appraisal limitations or Circuit Breakers
• Limitation on taxable value
• Shift taxes from capped to non-capped property
• Two key appraisal caps

• 10% residence homestead appraisal cap
• 20% circuit breaker appraisal cap on all        

non-homestead real property



Appraisal Cap Example

Identical homes built in 2019
Identical Purchase Price: $235,000

Both qualified as a Homestead and 
eligible for an appraisal cap



Appraisal Cap Example

Houses treated the same in 2020:
Market & Taxable Value** = $235,000 

**To isolate appraisal cap no exemptions are considered 
in example.



Appraisal Cap Example

House 2 sells in 2021 for $425,000

Qualified as a Homestead and 
eligible for an 10% appraisal cap



Appraisal Cap Example

Sold home sets market 
value in 2021 for both 
homes at $425,000



Appraisal Cap Example

The two houses are still identical

However, the homestead appraisal cap 
keeps taxable value of House 1 below 
taxable value of House 2 for 10 years.
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Homestead Appraisal Cap Example
Lowered to 5%

SOLD Homestead
Purchased in 2019 for $235,000
Sold in 2021 for $425,000
Homestead Retained by New Owner

Original Owners Homestead
Purchased in 2019 for $235,000
5% Appraisal Limitation



Key Topics and Considerations
• Property Tax 201

• 20% Circuit Breaker Appraisal Cap Study
• Tax rate compression
• Exemptions
• Split tax rolls
• Backfill of property tax relief by taxing units
• New Value and the TNT calculation



Where should the relief be focused?

• Appraisal Process
• Exemptions & Limitations

• Shift the tax burden 
onto property owners 
who do not have an 
exemption or limitation

• Budget and Tax Rate Process
• Limitation of Tax Revenue & 

Tax Rates
• Controls the amount of tax 

revenue and tax rates while 
equitably spreading the 
relief to all owners



Register Today!



Thank you for your attention!

TTARA Staff:
Jennifer Rabb, President jrabb@ttara.org

Sheryl Pace, Senior Analyst, School Finance space@ttara.org

Carl Walker, Senior Analyst, Property Tax cwalker@ttara.org

Helen Brantley, Legal Analyst, State Tax & Property Tax hbrantley@ttara.org

Ryan Ash, Legislative & Communications Director ryan@ttara.org

Alexandra Bello, Director of Operations abello@ttara.org

Catherine Lapoint, Executive Assistant clapoint@ttara.org

(512) 472-8838


