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PROPERTY TAX
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Life After the Tax
Deadline

By Charles E. Gilliland and Robert Jordan
exas property owners often dispute values assigned
their property by the local appraisal district. By
making a formal protest, the owners hope to reduce
their tax liability.

Normally, the path to a reduction is clear. Chapter
41 of the Texas Property Tax Code delineates the

steps to follow. Specific deadlines designed to resolve the
protest between January and July are spelled out (see calendar).
Owners who miss this window frequently have no further
remedy and must wait until the following tax cycle to address
their grievance. Other options do exist, however.

Certified tax rolls once were regarded as though they were
carved in granite.  Assessors could not adjust values even when
taxpayers convinced them that the appraisal was unfair.
Taxpayers discovering that their property tax value exceeded
the market value faced a system designed to prevent changes
to officially certified values. Equity suffered from the intrac-
table legal requirements governing local property taxes.

Alternative Remedies Available
To avoid inflicting an onerous tax burden on owners, the

property tax code includes alternative remedies available
under limited, defined circumstances.  These remedies apply
to dissatisfied property owners when tax office records contain
errors.  Furthermore, the list of correctable errors applies
to appraisals that exceed market value.  These
tardy adjustments require a motion for
correction of the appraisal roll
under Section 25.25 of
the code.

Circumstances
permitting a correction

stem from various problems, and
adversely affected property owners may

discover they can gain an adjustment under these
provisions.  The procedure for obtaining a Section 25.25

adjustment differs according to the effect of the adjustment
on the property owner’s tax liability.

When the change does not affect the tax liability, chief
appraisers may change the appraisal roll at any time.  Chief
appraisers may correct a name or address, a property descrip-
tion or other clerical error.  Such routine changes normally
do not cause controversy.

However, corrections are allowed when clerical errors do
affect a property owner’s tax liability (Section 25.25[c][1]).
Texas law defines clerical error to include mistakes in writing,
copying, transcribing, entering computer data, computing or
calculating.  In addition, Texas law considers errors that
prevent the appraisal roll or tax roll from accurately reflecting
findings of the chief appraiser, the appraisal review board
(ARB) or the assessor.  In other words, the ARB can correct
the tax roll for typographical errors or miscalculations result-
ing in inaccurate values.

Correcting Excessive Appraisals
After missing the statutory protest date, owners may find

this remedy of little use when they face a certified  appraisal
district value that exceeds the estimated market value of their
property.  However, adjustments also are permitted for cases
of incorrect appraisal, multiple appraisals and prop-
erties that did not exist on the appraisal date
(Section 25.25[d][h][c]).  For taxpayers
missing the protest deadline,
these provisions may
p r o v i d e

an effective
remedy. Because

many taxpayer problems in-
volve disputes with the appraisal

district’s estimated value, owners who
have missed the opportunity to present their case for

a reduced value have a remedy.  To efficiently deal with such
problems, owners must know about these measures and how
to proceed.

Any time the property owner or chief appraiser petitions
the ARB with a valid motion for correction, the ARB can
correct the roll.  A property owner or the chief appraiser may
file a motion with the ARB to correct an error resulting in
an incorrect appraised value. The amount in error must exceed
the correct appraised value by more than one-third.

F or example, suppose the appraisal district has assigned
a value of $134,000 to a home when the owner believes
the property to be worth $100,000.  The appraised value

exceeds the supposed market value by more than $33,333, one-
third of the supposed market value.  This owner could qualify
for an adjustment. The owner could search tax office records
to see if they contain errors. All of the documents in the office



are public information. However, if the appraisal district’s
value was $130,000, the total error—$30,000—does not amount
to one-third of the market value of the property.  Under these
circumstances, the owner could not qualify for an adjustment.

To qualify, the required motion must be filed prior to the
date when the taxes become delinquent. Furthermore, prop-
erty owners who protest under this section must pay the
required taxes before the delinquency date (Section 42.08[b]).
The amount required to comply with this subsection equals
the taxes due on the portion of the taxable value not in dispute
or the amount of taxes imposed on the property in the pre-
ceding year, whichever is
greater.

Taxes become delinquent on
February 1 in the year follow-
ing the assessment.  Thus, taxes
based on January 1, 1996, and
assessed in October 1996 be-
came delinquent on February
1, 1997.  Failure to file before
the delinquency date causes the
property owner to forfeit the
right to proceed with a protest.

The appraisal district or the
ARB may not agree with the
taxpayer’s evaluation of the
situation.  Appraisal district
staff may deem the value as-
signed to the property to be
correct or not excessive by the
one-third requirement.  Prop-
erty owners must be prepared
to prove the market value to
the ARB.  Furthermore, owners must demonstrate that the
appraised value used by the district exceeds that market value
by one-third or more.

The chief appraiser must present a motion to the ARB to
correct the appraisal roll for clerical errors that do affect tax
liability and multiple appraisals and properties that did not
exist on the appraisal date (Section 215.25[c]).  The correction
can occur as long as five years after the January 1 assessment
date for the year the mistake occurred, even when taxes have
not been paid.

H owever, either the chief appraiser or the taxpayer may
present a motion to rectify an incorrect value that
exceeds the proper value by more than one-third

(Section 25.25[d]).  Thus, the taxpayer can press for a hearing
even when the chief appraiser does not agree with the taxpayer’s
estimate of market value, but the motion must take place
before the taxes become delinquent.  This requirement es-
sentially limits such appeals to a seven-month window be-
tween August and February.  In those cases, the ARB must
decide which value should remain on the tax roll.

After a valid petition is presented, the code requires the
ARB to hold a hearing to determine if the appraised value

exceeds the correct value by more than one-third.  During
the hearing, taxpayers and appraisal district staff members
each present their cases, and the ARB assigns a value.  If the
ARB agrees with the taxpayer, the adjusted value will replace
the originally certified value, thereby reducing tax liability.
Otherwise, the original value—and tax liability—remain.

To avoid a continuing series of protests by property owners,
the appraisal roll may not be changed if the property has been
the subject of a completed protest filed by the property owner
under Chapter 41 (Section 25.25[d]).  In addition, those cases
in which the original appraised value resulted from a written

agreement between the
property owner and the ap-
praisal district can not be
protested under Section
25.25(d).

This provision bars own-
ers from carrying on a pro-
test after they have ex-
hausted normal legal rem-
edies.  Despite this limita-
tion, Texas courts have
ruled that the ARB must
have ruled on the protest
filed under Chapter 41 be-
fore an owner forfeits the
right to Section 25.25(d)
relief.  Thus, if a property
owner files a protest under
Chapter 41 and withdraws
before obtaining a decision,
the owner can seek relief
later under section 25.25(d).

Owners who gain corrections under section 25.25(d) must
pay each affected taxing unit a late-correction penalty of 10
percent of the tax amount based on the correct appraised value.
This provision penalizes the owner for filing under Section
25.25(d) instead of using the more timely remedies in Chapter
41. Language in the statute clearly indicates that Section
25.25(d) was intended to permit a late appraisal protest but
prevent multiple adjudication of a protested appraisal.

Court Cases and Taxpayer Errors
Finally, the appraisal roll also may be changed if the property

owner and the chief appraiser file a joint motion under section
25.25(h). To comply with this subsection, the ARB must issue
a written order correcting the error that resulted in an incorrect
appraised value.  The joint motion must be filed prior to the
date the taxes become delinquent, February 1 in the year
following the assessment.

Corrections are allowed when the appraisal district has
performed multiple appraisals on a property in the same tax
year (Section 25.25[c][2]). No appellate cases have defined
multiple appraisals, but the term generally refers to a double
assessment when the property is listed more than once in the

same year.
Changes are permitted when the roll

contains a property that does not exist
as described in the appraisal roll (Sec-
tion 25.25[c][3]). Property covered by
this section either does not exist in the
form or at the location listed on the
appraisal roll. According to Texas courts,
form does not refer to the use of the
property but to its physical description.

When a person acquires property after
January 1, the new owner can file any
motion allowed under Section 25.25 to
the previous owner if the filing deadline
has not passed.  Furthermore, if own-
ership of a protested property changes
before the decision, the new owner can

By extending the
deadline for correcting

errors, the Texas
property tax system is
more equitable for all

taxpayers.

Important Dates in the Tax Calendar Year
January 1 Date that determines taxable and exemption status

April 14 Last day for property owners to file renditions

May 31 Deadline for filing written protests to the appraisal review board
(or by the 30th day after a notice of appraised value is mailed
to the property owner, whichever is later)

October 1-31 Period tax bills usually are mailed

January 31 Last day to pay property taxes without penalty and interest
of following
year



proceed in the same manner as the original property owner
who filed the motion.

Most property tax protests and appeals occur under the
auspices of Chapters 41 and 42 before the ARB or district
courts. Section 25.25 does provide for changes in the appraisal
roll, however, for errors that emerge after protest and appeal
deadlines. By extending the deadline for correcting errors, this

section makes the Texas property tax system more equitable
for all taxpayers.  The increasing complexity of the property
tax system and historically high effective tax rates have
enhanced the importance of Section 25.25. 
Gilliland is a research economist and Jordan a graduate research assistant
with the Real Estate Center at Texas A&M University.
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