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 The Texas Constitution Article 8 Section 1 
states:
◦ (a) Taxation shall be equal and uniform.

◦ (b) All real property and tangible personal property in this 

State, unless exempt as required or permitted by this 
constitution, whether owned by natural persons or 

corporations, other than municipal, shall be taxed in 
proportion to its value, which shall be ascertained as 

may be provided by law
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“…shall be taxed in proportion to its value”
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 The Texas Constitution Article 8 Section 20 
states:
◦ No property of any kind in this state shall ever be assessed 

for ad valorem taxes at a greater value than its fair cash 
market value nor shall any Board of Equalization of any 

governmental or political subdivision or taxing district 
within this State fix the value of any property for tax 
purposes at more than its fair cash market value. 
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All property is to be appraised at market value -

Market value is the price a property would 

sell for on the open market between a 

knowledgeable, willing and unpressured 

buyer and a knowledgeable, willing, 

unpressured seller.
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 Each Texas County is served by 
an appraisal district that 
determines the value of all of 
the county’s taxable property. 

 Generally a local government 
that collects property taxes 
(such as county, cities and 
schools) is a member of the 
appraisal district.

 Prior to1980s each local taxing unit would appraise and levy a tax 
bill. Taxpayers would get 5 or 6 different assessments, none of which 
were the same, and to protest, property owners would have to go to 5 
or 6 locations. 

 This was changed with the passing of the Peveto bill in 1979 which 

established appraisal districts.

6



 A board of directors appointed by the member governments 
presides over the appraisal district. 

 Central Appraisal District of Bandera County Board of Directors is 
appointed as follows:

◦ Three members by Bandera ISD

◦ Two members by Bandera County

◦ One member appointed jointly by Medina ISD, Utopia ISD and City 
of Bandera

◦ Bandera County Assessor Collector serves as a non-voting 
member.

 The board of directors hires the chief appraiser, approves the 
district budget, approves contracts, sets policies and names 
members to the appraisal review board.
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 The board of directors hires the chief appraiser 
who is the chief administrator and operates the 
appraisal offices.

 The chief appraisers primary duty is to:

◦ discover, 

◦ list, 

◦ review 

◦ and appraise all taxable property.
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Independence of the Chief Appraiser

 The chief appraiser must remain in compliance with Uniform 
Standards of Professional Appraisal Practices (USPAP) 

◦ An appraiser must perform assignment with impartiality, objectivity, and 

independence and without accommodation of personal interests. 

 TDLR Property Tax Professional Rules –

◦ Must not predetermine the value or value range of a property or 

properties and then manipulate data to arrive at predetermined 
conclusions.
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Independence of the Chief Appraiser

 A board member commits an offense if they directly or indirectly 
communicate with the chief appraiser on any matter relating to the 
appraisal of property by the appraisal district except in:

◦ an open meeting or other public forum or, 

◦ in closed meeting held to consult with the board’s attorney about pending 
litigation. 

 The chief appraiser must annually receive continuing education in a 
program of professional ethics specific to the chief appraiser of a 
CAD, including a program on the importance of maintaining the 
independence of an appraisal office from political pressure. 
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 Three factors determine the total amount of taxes 
imposed on a property

1. The appraised value established by the appraisal district

2. The exemptions, if any, to which the property may be 
entitled.

3. The tax rates set by the governing bodies of the taxing 
units in which the property is located. 

The purpose of the appraisal is to allocate the tax burden 

fairly among all taxpayers. 
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 Texas Property Tax Code 23.01 states:

◦ Except as otherwise provided by this chapter, all taxable 

property is appraised at its market value as of January 1

 Texas Property Tax Code 1.04 (7) defines market value as:

◦ “Market value” is the price a property would sell for on 
the open market between a knowledgeable, willing and 
unpressured buyer and a knowledgeable, willing, 
unpressured seller.

 Texas Property Tax Code 26.02 states:

◦ The assessment of property for taxation on the basis of a 
percentage of its appraised value is prohibited. All property  
shall be assessed on the basis of 100 percent of its 

appraised value. 
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 Typical residential fee 
appraisal in Bandera County is 
$400

 To appraise all property in 
Bandera County using 
individual fee appraisals:

 32,994 real property 
parcels 

 x $400 fee appraisal 

 $13,197,600

 MASS APPRAISAL uses 
STATISTICAL METHODS for  
analyzing groups of properties 

 To appraise all property in 
Bandera County using Mass 
Appraisal: 

• $950,822 CAD Budget

• / 35,317 parcels

• $27 PER PARCEL
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 We use Computer Assisted Mass Appraisal software to apply 
globally recognized mass appraisal techniques for developing 
statistical models to value large groups of properties as of a 
given date and then test the results for accuracy.  

 The appraisal district uses sales and other market data from 
the previous year to determine the market value of properties 
as of the assessment date.

 For assessment date of January 1, 2018 the sales data date 
ranged used in the appraisal district’s mass appraisal model 
is January 1, 2017 through April 6, 2018. 
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 Income Approach -

 What would an investor pay in anticipation of future income 
from the property?

 Usually used to appraise properties that generate income 
such as offices, apartments, hotels and retail centers.
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 Cost Approach -

 How much would it cost to replace the property with one of equal 
utility?

 Often used to appraise types of properties that are not 
frequently sold or properties under construction.

Sales or Market Approach -
What are properties similar to this property selling for?

Most often used to appraise residential property and vacant 
land.

All three Approaches to Value rely on sales data



 The Central Appraisal District of Bandera County does not 
have access to all sales information due to Texas being a 
non-sales disclosure state

 This means that real estate sales transactions are not given 
to the Appraisal District. 
◦ The appraisal district must research all available data in the market 

place. Examples include:

 contacting property sellers and buyers to obtain sales information

 research and data mining public records, and 

 information provided during the current and previous protest season. 

◦ Through this process the district receives some of the sales, but not all. 

 Any and all sales evidence you can provide to the district 
will ensure proper valuation of your property.
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 We collect property characteristic information on all properties 
to include:

 Location

 Type of Improvement

 Size

 Age

 Quality and Type of Construction

 Condition

 Improvement Features

 Property characteristic information is identified on your 
appraisal card
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EASTERN HILL COUNTRY-Gillespie, Kerr, Kendall, Real and BANDERA County

 Home to some of the most scenic areas of the state, Eastern Hill Country land 
continues to be a prized commodity among market participants who seek convenience of 

proximity to city employment centers and strong aesthetic qualities. Buyer profiles in this sub-market are heavily 
influenced by the San Antonio urban center supplemented by demand pressure from the Austin-Round Rock MSA.

 Land resources in greatest demand include live water, hardwood tree cover 
and dramatic elevation changes, affording views of the surrounding 
neighborhood. The area’s varied terrain forms multiple creeks and streams which contribute water to the 

Pedernales, Guadalupe and Frio Rivers. While land production characteristics in the area are generally of secondary 
concern to market participants, an exception is found in vineyard and winery motivated buyers. The U.S. Highway 
290 corridor in eastern Gillespie County serves as the epicenter for the Texas wine industry, as ground previously 
used for crop production and peach orchards transitions into viticulture. The neighborhood towns of 
Fredericksburg and Kerrville offer rural community atmosphere with suitable medical and shopping amenities.

 With San Antonio’s outward growth, the communities of Boerne and Bandera 
represent viable commuter options. Demand for estate ranches and acreage 
home sites in this five county area will continue shaping land use patterns and 
promoting upward price movement on area land values as smaller average 
tract size leads to a higher price per acre.
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2,293 Parcels Transferred

Total Acreage Transferred = 25,000 ac

Market Value Transferred = $290 Million

Assessed Value Transferred = $230 Million
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Verified 549 Sales

Verified 3,700 Acres Sold

Verified Market Value Sold $81 Million

Verified Assessed Value Sold $75 Million
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◦ Homestead
 General Residential Homestead

 Over 65/Over 55 Surviving Spouse

 Disability Homestead

 100 % Disabled Veterans

The local taxing unit may establish the percentage for 
the general homestead and the amount for the over 
65 and disabled persons.  
***Cannot establish qualifications for the exemptions. 
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 The general homestead exemption is for 
owner occupied residential properties.

 The exemption removes a portion of your 
value from taxation, providing a lower tax 
amount for the homestead property. 
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DISABLED VETERAN EXEMPTION**

CODE % DISABILITY AMOUNT

DV1 10% TO 29% $5,000

DV2 30% TO 49% $7,500

DV3 50% TO 69% $10,000

DV4 70% TO 100% $12,000

**EXEMPTION AMOUNT SAME FOR ALL TAXING ENTITIES

BANDERA COUNTY CITY OF BANDERA BCRAGD FLYING L PUD

HS 1% OR $5,000 MIN 7% OR $5,000 MIN 5,000 20% OR $5,000 MIN

OV65 $10,000 $15,000 0

DP $3,000 0 0

BANDERA ISD MEDINA ISD NORTHSIDE ISD UTOPIA ISD

HS $25,000 25,000 25,000 $25,000

OV65 $16,000 $20,000 $23,330 $10,000

DP 10,000 10,000 $23,330 $10,000

DVHS 100 % OF APPRAISED VALUE OF RESIDENCE HOMESTEAD



 To qualify:
 Property must be designed or adapted for human 

residence.

 Homeowner must own and occupy the property on Jan 1.

 Property must be principal place of residence.

 Cannot claim a homestead exemption on any other 
property.

 Application must be filed by April 30th. 

 A property owner may file a late application for a homestead 
exemption after the deadline for filing has passed if it is filed 
not later than one year after the delinquency date for the taxes 
on the homestead.
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 If you qualify for the Over 65 
exemption there is a property 
tax “Ceiling” that automatically 
limits school taxes to the 
amount you paid in the year 
that you first qualified for the 
Over 65 exemption.
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 The Texas Property Tax Code provides that you are 
entitled to the exemption if you meet the Social 
Security Administration’s test for disability. In 
simplest terms:
 You must have a medically determined physical or mental 

impairment;

 The impairment must prevent you from engaging in ANY 
substantial gainful activity: and 

 The impairment must be expected to last for at least 12 
continuous months or to result in death. 

 Alternatively you will qualify if you are 55 or older and blind 
and cannot engage in your previous work because of your 
blindness. 
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 If you qualify for the Disability exemption there is 
a property tax “Ceiling” that automatically limits 
school taxes to the amount you paid in the year 
that you first qualified for the Disability 
exemption.

 There is no surviving spouse provision for the disability 
exemption.

 You may not receive both this exemption and the Over 65.
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 100% Disabled veterans are 
eligible for 100% exemptions 
for their residence homestead. 

 Documentation from the 
Department of Veterans Affairs 
must be submitted indicating 
 1) 100 percent disability 

compensation due to a service 
connected disability; and 

 2) a rating of 100 percent disabled 
or a determination of individual 
unemployability from the VA
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 IMPORTANT REQUIREMENTS      
for Homestead Applications

1. Copy of a Texas drivers 
license or state issued 
identification card

 Address on license must match the 
address of the home on the 
application.
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• Residential Deferral - This tax relief allows homeowners to pay 
the property taxes on 105 percent of the preceding year’s 
appraised value of their homestead, plus the taxes on any new 
improvements to the homestead.  The remaining taxes are 
postponed, but not cancelled, with interest accruing at 8 
percent per year.

• Over Age 65 Deferral– all taxes are deferred, but not cancelled 
as long as the owner continues to own and live in the home. 
Interest continues to accrue.

• Once a property owner is no longer eligible for deferral 
(move, sell, inheritance….) the taxes are due w/in 180 
days .  
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Appraised value limitation  (10% Cap):

◦ Appraised value is different from Market value.
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• You just received a notice from the appraisal district 

telling you the value of your home and estimating what 

your local property taxes could be.

• The estimated tax is based on the appraised value the 

appraisal district places on your home and the prior 

year’s tax rates of your taxing units.

• You have the opportunity to appeal the value if you 

believe it is incorrect. 



 First, review your Notice of Appraised Value. 
◦ There may be information regarding the appraisal district’s 

informal review process

◦ You may be able to resolve the matter with the appraisal 
district at an informal meeting

 Second, call or come in, meet with an appraiser, 
and ask for the information used to value your 
property.  
◦ Informal Meetings are conducted with an Appraiser and a 

Property Owner

◦ Most cases will be settled this way
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 You have received and reviewed the 
information with the appraiser and agree with 
the value.
◦ Simply sign a settlement & waiver provided by the 

appraiser and your’re done.

 You have received and reviewed the 
information with the appraiser and agree to 
disagree.
◦ You may continue the protest with the Appraisal 

Review Board.   



 Excessive value:  if you believe the appraisal 
district's value on your home is too high.

 Unequal appraisal:  if you believe the appraisal 
district appraised your home at a higher proportion 
of its value than most properties.

 Failure to grant exemptions:  if the chief appraiser 
denied your exemptions application.

 Failure to provide notice:  if the appraisal district 
failed to provide notice that the value of your home 
changed.
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 File your protest by the deadline 
shown on your notice of appraised 
value, or by May 15, or no later 
than 30 days after the date on the 
notice.

 Appointments are on a first come 
first serve basis.

 Protest may be filed:

◦ Using the form on the back of the 
notice of appraised value;

◦ Forms available on the Comptroller 
or CAD of Bandera website; 

◦ By sending a written letter of 
protest; or 

◦ Electronically at protest@bancad.org
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 Come prepared to your informal hearing.
◦ Bring anything that will help you make your case 

and show how the appraisal district may have 
overvalued your home in your opinion.

 The date of your appraisal is January 1.

 Make sure that changes made before January 
1 are included -
◦ Damage to your property after January 1 should not 

be part of the appraisal
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 Check the condition of your home
◦ If you have a foundation problem such as a cracked 

slab, it can affect the value - bring photos, reports, 
and repair costs.

◦ If you had a recent loss from a fire, bring  a copy of 
the fire report.

◦ Provide copies of engineering reports or written 
estimates to repair deficiencies.

 Compare the measurement of your home 
against the appraisal district’s.  
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 Make sure the appraisal district data is correct 
regarding your property:
◦ Verify that the appraisal district has the right amenities, 

such as a pool.

◦ Review the home sales the appraisal district used to 
calculate the value of your home and bring a list of sales 
from your area.

 On comparable sales, check for the sales date, 
street address, square footage, lot size, items that 
add value to the home, and the year the home was 

built.
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If you are protesting the value on your property, the following 
usually provide evidence of market value:
 Settlement Statements  - 2017 forward  (signed by buyer, seller & escrow agent)      

 Recent Fee Appraisals (dated within one year for residential, and within three years 
old for land or commercial properties).  Appraisals should be complete signed 
documents.

 Current Listing Agreements  (signed & dated)

 Recent Signed Purchase Offers    

 Pictures of Properties  (interior & exterior)  

 As-built Construction Plans, with dimensions 

 Contractor’s Bids for renovations, repairs or new construction

 Construction Draw Information for properties that were partially complete as of 
January 1, 2018

 Survey or Floodplain Information   

 Engineer’s Reports 

 Insurance Settlement Report

 Copies of Insurance Proceeds checks.
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 BE PERSUASIVE, NOT EMOTIONAL
◦ Show how the evidence supports your opinion of 

value of your property  

◦ Provide the appraiser with facts, not with emotional 
arguments

◦ Base your protest on hard evidence

 The Appraisal District does not know 
everything about your home and property. 
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 In addition to property appraisals we also:

◦ Maintain property ownership records

◦ Maintain appraisal maps

◦ Administer homestead exemptions

◦ Process property value protests

◦ Maintain public records

◦ Provide services to taxing units

◦ Notary Services
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Wendy M. Grams
Chief Appraiser

Office Location:

Central Appraisal District of Bandera County

1206 Main Street

Bandera, TX 78003

Mailing Address:

P.O. Box 1119

Bandera, TX 78003

Customer Inquiries and Assistance:

Phone: (830) 796-3039

Fax: (830) 460- 3672

Email: info@bancad.org

Website: www.bancad.org

Business Hours:

Monday – Friday

8:00 am – 5:00 pm
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