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limitation on the assessment of real property florida is a critical aspect of Florida’s property
tax system designed to protect property owners from sudden and excessive increases in their
property tax assessments. This limitation, often referred to as the “Save Our Homes” (SOH) cap,
restricts the annual increase in assessed value for homestead properties, thereby providing financial
predictability and stability for homeowners. Understanding how this limitation works, its legal
framework, and its impact on property taxes is essential for Florida property owners, real estate
professionals, and tax advisors. This article will explore the specifics of the limitation on the
assessment of real property in Florida, including its statutory basis, assessment procedures,
exemptions, and practical implications. Additionally, it will discuss related terms such as assessed
value, just value, and the role of the county property appraiser. The following sections will provide a
comprehensive guide to navigating Florida’s property assessment limitations.

Overview of Property Assessment in Florida

Save Our Homes Amendment and Its Impact

Calculation of Assessed Value Under Limitation

Exemptions and Exceptions to Assessment Limits

Practical Implications for Property Owners

Appealing Property Assessments

Overview of Property Assessment in Florida
Property assessment in Florida is the process by which county property appraisers determine the
value of real property for ad valorem tax purposes. The assessed value is the value assigned to a
property, which is then multiplied by the local millage rate to calculate the property tax owed.
Typically, the “just value” or market value of the property is used as the starting point for
assessments. However, Florida law imposes specific limitations on how much the assessed value can
increase annually for certain properties, notably homesteads. These limitations aim to balance fair
taxation with protection for homeowners against volatile market conditions.

Role of the County Property Appraiser
Each county in Florida has a property appraiser responsible for determining the assessed value of all
properties within the county. The appraiser conducts periodic assessments based on market data,
property characteristics, and statutory guidelines. The appraiser must comply with state laws,
including the limitation on the assessment of real property Florida provides under the Save Our



Homes amendment, ensuring that assessment increases do not exceed prescribed limits for eligible
properties.

Difference Between Just Value and Assessed Value
Just value refers to the market value of the property, representing the price a willing buyer would
pay to a willing seller in an arm’s length transaction. Assessed value, however, is the value used for
tax purposes, which for homestead properties is subject to limitation on the assessment of real
property Florida rules. While just value may fluctuate significantly due to market conditions,
assessed value increases for homestead properties are capped annually to prevent steep tax hikes.

Save Our Homes Amendment and Its Impact
The Save Our Homes (SOH) amendment to the Florida Constitution, passed by voters in 1992,
established a limitation on the assessment of real property Florida that applies to homestead
properties. This amendment was designed to protect homeowners from sudden increases in property
tax assessments caused by rapid increases in property values. It caps the annual increase in
assessed value at a maximum of 3% or the percentage change in the Consumer Price Index (CPI),
whichever is lower.

Eligibility Requirements for SOH Protection
To qualify for the SOH assessment limitation, a property must be designated as a homestead. This
means the property is the permanent residence of the owner and the owner has filed for the
homestead exemption. Non-homestead properties, such as rental or commercial properties, do not
benefit from the Save Our Homes cap and are assessed at their just value annually.

Effect of SOH on Property Taxes
The limitation on the assessment of real property Florida under SOH often results in lower assessed
values compared to just values, especially in rapidly appreciating real estate markets. This
discrepancy can lead to significant savings for homeowners, as their taxable value increases are
controlled, preventing unexpected spikes in property taxes. However, when a property is sold, the
assessed value resets to the just value, which can result in a higher tax bill for the new owner.

Calculation of Assessed Value Under Limitation
The assessed value for homestead properties subject to the limitation on the assessment of real
property Florida is calculated based on the previous year’s assessed value plus up to a 3% increase
or the change in CPI, whichever is less. This cap applies annually, creating a gradual increase in
assessed value rather than a sudden jump corresponding with market value changes.



Step-by-Step Assessment Calculation

Determine the previous year’s assessed value of the homestead property.1.

Calculate the percentage increase based on the Consumer Price Index for the current year.2.

Compare the CPI increase to the 3% cap and select the lower percentage.3.

Multiply the previous year’s assessed value by (1 + selected percentage increase) to obtain the4.
new assessed value.

This calculated assessed value is then used to determine property taxes unless the just value is
lower, in which case the lower value is used.

Impact of Property Improvements
While the limitation on the assessment of real property Florida restricts annual increases, certain
improvements to the property that add value may trigger reassessment. Additions such as new
construction, major renovations, or other enhancements can increase the assessed value beyond the
capped amount, reflecting the improved market worth of the property.

Exemptions and Exceptions to Assessment Limits
Florida law provides various exemptions and exceptions that affect the limitation on the assessment
of real property Florida. Understanding these exemptions is crucial for property owners to maximize
tax benefits and comply with legal requirements.

Homestead Exemption
The homestead exemption is a key factor in limiting property tax assessments. Property owners who
qualify can exempt up to $50,000 of the assessed value from taxation, which works alongside the
Save Our Homes cap to reduce overall tax liability.

Portability of Assessment Cap
Florida allows homeowners to transfer, or “port,” the difference between the just value and assessed
value (the SOH benefit) from one homestead property to another within the state. This portability
provision enables homeowners who move to maintain some of their tax savings, subject to certain
limits and time frames.



Exemptions Not Subject to the Limitation
Certain categories of property and taxpayers are exempt from the limitation on the assessment of
real property Florida, including:

Non-homestead residential properties

Commercial and industrial properties

Vacant land not used as homestead

Properties that do not qualify for homestead exemption

Practical Implications for Property Owners
The limitation on the assessment of real property Florida has significant practical implications for
homeowners and potential buyers. It offers predictability in property tax bills and protects against
market volatility but also creates disparities in tax assessments among neighboring properties.

Benefits to Long-Term Homeowners
Long-term homeowners benefit from capped increases, often paying substantially less in property
taxes compared to the market value of their homes. This stability encourages homeownership and
community retention.

Considerations for Buyers and Sellers
Buyers should be aware that purchasing a homestead property resets the assessed value to just
value, potentially increasing property taxes considerably. Sellers may also consider the impact of the
SOH cap on the assessed value when pricing their property.

Impact on Local Government Revenues
While the limitation on assessment protects homeowners, it can constrain local government revenue
growth, as tax revenues from capped properties do not reflect rising market values. This sometimes
necessitates adjustments in millage rates or taxation of other property classes to balance budgets.

Appealing Property Assessments
Property owners who believe their assessed value, even after application of the limitation on the
assessment of real property Florida, is incorrect may appeal their assessment through formal
procedures. Understanding the appeal process is important for ensuring fair taxation.



Steps to Appeal an Assessment

Review the Notice of Proposed Property Taxes (TRIM Notice) sent annually.1.

Gather evidence supporting a lower property value, such as recent appraisals or comparable2.
sales data.

File a petition with the county Value Adjustment Board (VAB) within the specified deadline.3.

Attend the hearing and present evidence to challenge the assessed value.4.

Role of the Value Adjustment Board
The Value Adjustment Board is an independent body that hears appeals regarding property
assessments, exemptions, and classifications. It reviews evidence from property owners and
appraisers to determine if the assessment should be adjusted.

Frequently Asked Questions

What is the limitation on the assessment increase for real
property in Florida?
In Florida, the assessed value of real property for tax purposes cannot increase by more than 3% per
year or the percentage change in the Consumer Price Index (CPI), whichever is lower, under the
Save Our Homes amendment.

How does the Save Our Homes amendment affect property tax
assessments in Florida?
The Save Our Homes amendment limits the annual increase in assessed value of homestead
properties to 3% or the CPI change, whichever is less, helping to protect homeowners from large
property tax increases due to rising market values.

Are all properties in Florida subject to the same assessment
limitations?
No, the assessment limitation primarily applies to homestead properties. Non-homestead properties,
commercial properties, and vacant land are assessed at just market value without the 3% cap.

Can the assessed value of a Florida homestead property ever



decrease?
Yes, the assessed value can decrease if the market value of the property declines. The assessed
value is adjusted downward to reflect the lower market value, but it cannot increase by more than
the 3% or CPI limit annually.

How is the limitation on assessment calculated when a
property changes ownership in Florida?
When a property changes ownership, the assessed value is reset to the just market value at the time
of sale, and the 3% cap on assessment increases starts anew from that value.

Does Florida provide any exemptions that affect property
assessments?
Yes, Florida offers several exemptions such as the homestead exemption, which reduces the taxable
value of a property by up to $50,000, in addition to the assessment limitation provided by the Save
Our Homes amendment.

Are there any recent changes to the assessment limitation
laws in Florida?
As of 2024, the core provisions of the Save Our Homes amendment remain in place, with no
significant changes to the 3% or CPI cap on homestead property assessments reported.

How do assessment limitations impact local government
revenue in Florida?
Assessment limitations can restrict the growth of property tax revenue for local governments by
limiting increases in taxable values, potentially affecting funding for public services unless tax rates
are adjusted.

Additional Resources
1. Florida Real Property Assessment Law: Limitations and Procedures
This book provides an in-depth analysis of Florida’s legal framework governing real property
assessments. It covers statutory limitations, procedural requirements, and the rights of property
owners during assessment challenges. The text is ideal for legal professionals, assessors, and
property owners seeking a clear understanding of assessment limitations in Florida.

2. Understanding Property Tax Limitations in Florida
Focused on the various statutory caps and limitations imposed on property tax assessments, this
book breaks down complex legislative provisions into accessible language. It explains how
limitations affect assessments, appeals, and tax liabilities. Readers will find practical guidance on
navigating Florida’s property tax system.

3. Assessment Appeals and Limitations in Florida Real Estate



This guide addresses the appeal process for real property assessments in Florida, emphasizing the
limitations set by law on assessment increases and changes. It includes case studies and procedural
tips for successfully contesting assessments. The book is an essential resource for attorneys and
taxpayers involved in assessment disputes.

4. Florida Property Tax Law: Restrictions on Assessment Increases
Delving into the statutory restrictions that limit how much a property’s assessed value can increase
annually, this book discusses the impact of the Save Our Homes cap and other legislative measures.
It provides a comprehensive explanation of assessment limitations and their implications for
homeowners and assessors alike.

5. Legal Constraints on Real Property Assessment in Florida
This publication explores the constitutional and statutory constraints on property assessments,
focusing on Florida’s unique legal landscape. It analyzes landmark court decisions and their
influence on assessment practices. The book is suited for law students, practitioners, and public
officials involved in property assessment.

6. Florida’s Assessment Limitations: A Practical Guide for Property Owners
Written for the layperson, this book demystifies the rules limiting property assessments in Florida. It
offers step-by-step advice on understanding assessment notices, recognizing unlawful increases, and
filing appeals within the prescribed limits. The book empowers homeowners to protect themselves
from unfair assessment hikes.

7. Real Property Assessment Caps and Taxpayer Protections in Florida
This title focuses on the statutory caps that protect taxpayers from excessive assessment increases,
including the Save Our Homes amendment and other legislative protections. It evaluates the
effectiveness of these limitations and provides strategies for taxpayers to utilize them. The book is a
must-read for those interested in property tax fairness.

8. Florida Property Assessment: Legal Limits and Administrative Practices
Combining legal theory with practical administrative insights, this book examines the limitations on
assessments from both a legal and procedural standpoint. It discusses how assessors apply the law
and the checks in place to prevent assessment abuses. The content is valuable for both government
officials and property owners.

9. Challenges to Real Property Assessments: Florida’s Limitation Framework
This comprehensive guide covers the legal basis for contesting property assessments within the
confines of Florida’s limitation statutes. It outlines the timelines, required documentation, and legal
standards that govern assessment challenges. The book serves as a thorough resource for attorneys
and taxpayers preparing for assessment hearings.
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