florida limitation on the assessment of real
property

Understanding the Florida Limitation on the Assessment of Real Property: A Comprehensive Guide

florida limitation on the assessment of real property is a critical concept for homeowners and
investors alike, shaping how property taxes are calculated and managed across the Sunshine State.
This intricate system aims to provide stability and predictability in tax burdens, preventing drastic
annual increases in assessed property values. Understanding these limitations is paramount for
effective financial planning and for navigating Florida's unique property tax landscape. This article
will delve into the core principles, specific exemptions, and ongoing considerations surrounding
Florida's assessment limitations, empowering property owners with essential knowledge. We will
explore how these protections are implemented, who benefits, and the key factors that influence
property tax assessments in Florida.
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What is the Florida Limitation on the Assessment of
Real Property?

The Florida limitation on the assessment of real property primarily refers to the protections afforded
by the Save Our Homes (SOH) amendment. This constitutional amendment, enacted in 1992,
established a cap on the annual increase of assessed property values for homesteaded properties.
Without such limitations, property values, and consequently property taxes, could skyrocket in
rapidly appreciating real estate markets, placing an undue burden on long-time residents and those
on fixed incomes. The SOH amendment is a cornerstone of Florida's property tax system, designed
to offer a degree of predictability and affordability for homeowners.

The fundamental principle behind this limitation is to stabilize property tax assessments by
restricting the maximum annual increase to 3% or the percentage change in the Consumer Price
Index (CPI), whichever is less. This ensures that the tax burden does not become unmanageable due
to market fluctuations alone. It is important to distinguish this assessment limitation from limitations
on the tax rate itself, which are set by local taxing authorities. The SOH amendment focuses



specifically on the valuation of the property for tax purposes.

Understanding Save Our Homes (SOH)

The Save Our Homes (SOH) amendment to the Florida Constitution is the most significant limitation
on the assessment of real property for homesteaded properties. It was designed to protect Florida
homeowners from the volatility of the real estate market and rapidly escalating property tax bills.
The amendment's core objective is to ensure that the assessed value of a homesteaded property can
only increase by a limited percentage each year, providing stability and predictability for
homeowners.

This amendment was a direct response to concerns about unaffordable property taxes as Florida's
property values saw significant increases. By capping the annual assessment increase, SOH aims to
allow residents, particularly seniors and those on fixed incomes, to remain in their homes without
being forced out by tax burdens that outpace their financial capacity. It is a vital component of
Florida's tax relief measures for homeowners.

How the Save Our Homes Cap Works

The Save Our Homes (SOH) cap limits the annual increase in the assessed value of a homesteaded
property to 3% per year or the percentage increase of the Florida Consumer Price Index (CPI),
whichever is lower. This means that even if the market value of a property increases by a much
larger percentage in a given year, its assessed value for tax purposes can only rise by this capped
amount. The initial assessed value is established when the property owner first applies for and
receives homestead exemption.

For example, if a property's market value increases by 10% in a year, but the CPI is only 2%, the
assessed value for tax purposes can only increase by 2%. This creates a significant divergence over
time between the property's market value and its assessed value, leading to substantial tax savings
for the homeowner. The difference between the SOH-assessed value and the property's just value
(market value) is often referred to as the "Save Our Homes differential."

Key Features of the Save Our Homes Amendment

The Save Our Homes amendment boasts several key features that define its protective scope.
Primarily, it applies only to homesteaded properties, meaning the property must be the owner's
primary residence. Secondly, the annual increase in assessed value is capped at 3% or the CPI,
whichever is less. This cap applies to the assessed value, not the tax rate. The initial assessment is
established upon receiving homestead exemption, and subsequent increases are limited by the SOH
provision.

Another critical aspect is that the SOH cap is reassessed and potentially reset if ownership of the
property changes. However, there are provisions for portability, allowing some of the SOH benefit to



be transferred to a new homestead. Understanding these nuances is crucial for property owners
considering a move or property transfer.

Who is Eligible for Save Our Homes Protection?

Eligibility for Save Our Homes (SOH) protection is primarily contingent on the property being the
owner's legal primary residence and qualifying for Florida's homestead exemption. This means the
property owner must intend to reside in the home permanently and must not claim another property
as their homestead elsewhere. The applicant must own and occupy the property on January 1st of
the tax year for which the exemption is sought.

Specific requirements include providing proof of residency, such as a Florida driver's license or
voter registration, and not claiming homestead exemption on any other property in Florida or any
other state. Once granted, the SOH assessment limitation automatically applies to the homesteaded
property, protecting it from excessive annual increases in its assessed value.

Portability of Save Our Homes Benefits

A significant advantage for Florida homeowners is the ability to transfer their Save Our Homes
(SOH) benefit, also known as "portability," to a new homesteaded property. This provision allows
property owners who sell their current homestead to move their accumulated SOH differential to a
newly purchased primary residence. This prevents a substantial jump in assessed value and
subsequent property taxes when moving to a more expensive property.

To utilize SOH portability, the property owner must purchase a new homesteaded property within
two years of selling their previous one. The SOH benefit transferred is the difference between the
assessed value and the just value of the original homesteaded property at the time of sale. This
benefit is then applied to the assessed value of the new property, capping its increase to the same
extent as the previous home.

Other Property Tax Limitations and Exemptions in
Florida

Beyond the Save Our Homes amendment, Florida offers several other property tax limitations and
exemptions designed to reduce the tax burden on its residents. These provisions cater to various
groups, including seniors, veterans, and individuals with disabilities, providing tailored relief.
Understanding these additional measures can further enhance a property owner's ability to manage
their property tax liabilities.

These exemptions and limitations work in conjunction with the SOH cap, offering a multi-layered
approach to property tax relief. They are administered by county property appraisers and are
subject to specific eligibility requirements and application deadlines. Navigating these options



requires careful attention to detail and timely filing of necessary documentation.

Homestead Exemption and Its Impact

The Florida Homestead Exemption is a fundamental benefit that significantly impacts the
assessment of real property. It reduces the taxable value of a homesteaded property by up to
$50,000. The first $25,000 of assessed value is exempt from all taxes. An additional $25,000
exemption applies to assessed values between $50,000 and $75,000, but this portion is exempt only
from non-school property taxes.

The homestead exemption is the gateway to the Save Our Homes limitation. Without a homestead
exemption, a property is not eligible for the SOH cap. Therefore, for most residential property
owners, securing homestead exemption is the first and most crucial step in benefiting from property
tax limitations in Florida. It directly reduces the amount of property value subject to taxation,
thereby lowering the overall tax bill.

Additional Exemptions and Their Assessment Implications

Florida provides a range of additional exemptions that can further reduce property tax assessments.
These include exemptions for veterans, surviving spouses, disabled individuals, and agricultural
land. For instance, certain veterans who are 100% disabled may be fully exempt from property taxes
on their homestead. Surviving spouses of deceased veterans or first responders may also qualify for
significant exemptions.

These exemptions can either reduce the taxable value directly, similar to the homestead exemption,
or provide a credit against the tax liability. Some exemptions are "full" exemptions, meaning they
eliminate all or a substantial portion of the property tax. Others are "partial" exemptions, reducing
the taxable value by a specific amount or percentage. It is vital for eligible individuals to apply for
these exemptions annually to ensure they receive the full benefit.

Transferring Property and Assessment Limitations

Transferring ownership of property in Florida can have a significant impact on its assessment
limitations, particularly concerning the Save Our Homes (SOH) benefit. Generally, when a property
is sold to a new owner, the SOH cap is reset, and the new owner's property will be assessed at its
just value, subject to the homestead exemption and its own future SOH limitations. This is often
referred to as "breaking the SOH cap."

However, as mentioned previously, SOH portability allows the new owner to transfer the
accumulated SOH benefit from the previous homestead if certain conditions are met. Furthermore,
specific family transfers, such as from parents to children, may allow the SOH benefit to be
preserved under certain circumstances, provided the property continues to be the primary residence
of the recipient. Understanding these rules is crucial to avoid unexpected increases in property taxes



upon property transfer.

Challenges and Considerations for Property Owners

While Florida's limitations on the assessment of real property provide significant benefits, property
owners may still encounter challenges. One common concern is the increasing disparity between the
SOH-assessed value and the actual market value, especially in high-appreciation areas. This
differential can make selling a property more complex, as buyers may be surprised by the potentially
higher taxes they will face once the SOH cap is reset.

Another consideration is the potential impact of special assessments levied by local governments for
infrastructure improvements, which are typically not subject to the SOH cap. Property owners
should also stay informed about any legislative changes or proposed amendments that could affect
property tax laws. Proactive communication with the county property appraiser's office is essential
to ensure all eligible exemptions and benefits are applied correctly.

The Importance of Verification and Filing Deadlines

It is imperative for all property owners in Florida to regularly verify their property tax assessments
and ensure all applicable exemptions are applied. The county property appraiser's office is the
primary resource for this information. Each year, property owners receive a Notice of Proposed
Property Taxes, which includes the assessed value, exemptions, and the proposed tax rate.
Reviewing this notice carefully is a critical step.

Furthermore, specific filing deadlines exist for homestead exemptions and other property tax relief
applications. Missing these deadlines can result in forfeiting benefits for that tax year. Generally,
applications for homestead exemption and most other exemptions must be filed by March 1st for the
tax year in which the exemption is claimed. Staying informed about these deadlines is paramount to
maximizing property tax savings.

Navigating Property Tax Appeals

If a property owner believes their property has been over-assessed, Florida law provides a formal
process for appealing the assessment. This typically involves filing a petition with the county Value
Adjustment Board (VAB). The VAB is an independent quasi-judicial board that hears appeals from
property owners regarding their property's assessed value, exemptions, and classifications.

The appeal process requires presenting evidence to support the claim of over-assessment. This can
include recent appraisals, comparable sales data, and documentation of the property's condition.
While the Save Our Homes cap limits the annual increase of the assessed value, the initial
assessment or assessments following a change in ownership can still be appealed if they are believed
to be higher than the property's true market value.



The Future of Property Tax Assessment Limitations

The landscape of property tax assessment limitations in Florida is subject to ongoing discussion and
potential legislative changes. As property values continue to fluctuate, debates arise regarding the
fairness and sustainability of the current system. Some argue for adjustments to the SOH cap or
broader reform to align assessed values more closely with market realities, while others advocate for
maintaining or strengthening homeowner protections.

Understanding these evolving discussions is important for property owners. Any significant changes
to Florida's property tax laws, including assessment limitations, would be widely publicized and
would require property owners to adapt their financial strategies accordingly. Staying informed
through reliable news sources and official government channels is the best way to prepare for any
potential shifts in property tax policy.

In conclusion, the Florida limitation on the assessment of real property, primarily through the Save
Our Homes amendment and various exemptions, offers substantial tax relief to homeowners. These
provisions are designed to ensure property taxes remain predictable and affordable, fostering a
stable environment for residents. By understanding eligibility criteria, filing requirements, and the
nuances of portability, property owners can effectively leverage these protections to manage their
tax obligations and enjoy the benefits of homeownership in Florida.

FAQ

Q: What is the primary purpose of the Florida limitation on the
assessment of real property?

A: The primary purpose is to protect homesteaded property owners from significant annual
increases in their property tax assessments, primarily through the Save Our Homes (SOH)
amendment, which caps the annual increase in assessed value.

Q: How does the Save Our Homes (SOH) cap work for Florida
homeowners?

A: The SOH cap limits the annual increase in the assessed value of a homesteaded property to 3% or
the percentage change in the Florida Consumer Price Index (CPI), whichever is less. This protects
against rapid appreciation in market value leading to a proportional tax increase.

Q: Is the Save Our Homes benefit automatically applied to my
property?

A: No, the Save Our Homes benefit is not automatic. It is applied once a property owner successfully
applies for and is granted homestead exemption. The initial assessed value upon receiving
homestead exemption sets the baseline for the SOH cap.



Q: Can I transfer my Save Our Homes benefit to a new home in
Florida?

A: Yes, Florida law allows for the portability of Save Our Homes benefits. If you sell your
homesteaded property, you can transfer the accumulated SOH differential to a new homesteaded
property purchased within two years, subject to certain conditions.

Q: What is the homestead exemption, and how does it differ
from the Save Our Homes limitation?

A: The homestead exemption directly reduces the taxable value of a homesteaded property by up to
$50,000. The Save Our Homes limitation caps the annual increase in the assessed value of that
property. The homestead exemption is a prerequisite for the SOH limitation to apply.

Q: Are there any exemptions that can reduce my property
taxes even if I don't have a homestead exemption?

A: Yes, Florida offers various other exemptions, such as those for veterans, surviving spouses, and
individuals with disabilities, which can reduce the taxable value of property even if it's not
homesteaded, or in addition to the homestead exemption.

Q: What happens to the Save Our Homes cap if I sell my
property to my child?

A: In many cases, if the property continues to be the primary residence of the child and certain other
conditions are met, the Save Our Homes benefit may be preserved. However, specific rules apply,
and it's advisable to consult with the county property appraiser's office for precise guidance.

Q: Can special assessments be limited by the Save Our Homes
cap?

A: No, special assessments levied by local governments for specific improvements, such as street
paving or drainage projects, are typically not subject to the Save Our Homes cap and will be billed
separately.

Q: How often should I verify my property tax assessment?

A: Tt is recommended to review your annual Notice of Proposed Property Taxes carefully each year.
This notice details your property's assessed value, exemptions, and proposed tax rates, allowing you
to identify any discrepancies or potential errors.



Q: What is the process for appealing my property's assessed
value in Florida?

A: If you believe your property is over-assessed, you can file a petition with the county Value
Adjustment Board (VAB) to appeal the assessment. This process typically involves presenting
evidence to support your claim of a lower market value.
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