When would it be appropriate to appeal the property taxes on my homestead?
There are only a few instances in which we represent clients who have homestead exemption on
their property in a property tax appeal. Some of said instances are:
-

The homestead property was bought the year before the tax year, and the market value and
assessed value are higher than 85% of the price paid for the homestead property
Your assessed value increased by more than 3% from the previous year, and you have not made
any material changes to the property.
On January 1 of the tax year the homestead property was in a condition that made it
inhabitable.
You recently remodeled or improved the property such that you have a new SOH basis
The difference between your assessed value and market value is minimal or non-existent.

What is my homestead’s assessed value?
The “Save Our Homes,” cap limits the annual increase in assessed value of property that has a
homestead exemption. The increase cannot exceed the lesser of 3% or the Consumer Price Index (CPI)
for the previous year. Furthermore, in no event can the assessed value be greater than the market value
of a property. The assessed value is the value at which your property taxes are based upon.
My neighbor and I have very similar homes, why are my property taxes higher?
There might be a lot of reasons as to why, but it is most likely due to his assessed value versus
yours. If your neighbor has owned and has had the homestead exemption in his property since 2000,
then that was his base year and his assessed value has only increased by a maximum of 3% every year
since then.
2016
Joe's Property
Value increase
Market or Just Value

$ 100,000

Example
2017
25.0%
$ 125,000

2018

2019

2020

32.0%
$ 165,000

15.2%
$ 190,000

31.6%
$ 250,000

Value increase
3.0%
3.0%
3.0%
3.0%
Taxable Value
$ 100,000
$ 103,000
$ 106,090
$ 109,273
$ 112,551
SOH Difference
$
$ 22,000
$ 58,910
$ 80,727
$ 137,449
(Portability)
*Note the Homestead Exemptions, in addition to others if applicable would be taken from the taxable
value.
Mike's Property
Value increase
25.0%
32.0%
15.2%
31.6%
Market or Just Value
$ 100,000
$ 125,000
$ 165,000
$ 190,000
$ 250,000
Value increase
25.0%
32.0%
15.2%
31.6%
Taxable Value
$ 100,000
$ 125,000
$ 165,000
$ 190,000
$ 250,000
SOH Difference
$
$
$
$
$
(Portability)
* Note for Example purposes other caps and exemptions for non-homestead property are not being
considered.

How are the property taxes in my homestead calculated?
Your county’s Property Appraiser's Office does not set tax rates (also called millage rates).
These rates and non-ad valorem taxes are determined by each of the taxing authorities such as the
County, the School Board, Cities and Regional authorities. A property that has a Homestead exemption
receives a reduction in the assessed value of residential property of up to $25,000 for qualified
permanent residents. There is an additional homestead exemption of up to $25,000 to homeowners
whose homes have an assessed value of more than $50,000. This additional exemption does not apply
to the school board taxes.
Where can I find what the millage rates for my property taxes will be?
Sometime in late summer of each year all Florida property owners receive a Notice of Proposed
Property Taxes and Proposed or Adopted Non-Ad Valorem Assessments (also known as a TRIM Notice).
These notices contain the proposed values that will be implemented to calculate your property taxes.
TRIM notices vary by County but contain the same essential information. An example of a TRIM Notice is
below:

The first half of this TRIM notice contains the proposed millage rate for each taxing authority the
homestead property is subject to. The next section of this TRIM Notice contains the proposed Non-Ad
Valorem Assessments this homestead property is subject to. These Assessments are not based on the
property’s value, and the entity that decides the amount of the Non-Ad Valorem assessment is each
taxing authority.
The last section of this TRIM Notice is the actual values for the homestead property. Each year
the Property Appraiser sets the Market Value (also known as Just Value) for each property, in this TRIM
Notice, the 2019 property value is $184,521. Yet, the taxpayer pays based on his assessed value, which
as of 2019 was $95,257. The difference between the $184,521 and $95,257, is what is known as the
Save our Homes cap (SOH). The first Homestead Exemption of $25,000 is deducted from the assessed
value of $95,257. Therefore, this taxpayer’s Taxable Amount for the School Board taxes is $70,257 and
the School Board’s millage rate will be applied to that amount. This taxpayer also has the Additional
Homestead Exemption of $25,000 which applies to all Non-School taxes. Therefore, the millage rate for
all other taxes will be applied to the Taxable Amount of $45,257, which is the assessed value of $95,257
minus the first and the Additional Homestead Exemptions ($95,257 - $50,000 = $45,257).

What does a property tax appeal do?
A property tax appeal can only challenge the market value the Property Appraiser sets for a
particular property with very few exceptions. In the example above, a property tax appeal would have
challenged the market value of $184,521. An owner who has homestead pays taxes based upon the
assessed value of their property, in order for the taxpayer in the example above to see a reduction in the
amount of taxes they pay a reduction below $95,257 would have to be obtained.
A property tax appeal does not challenge the millage rates since those are set by different taxing
authorities. All properties from residential to commercial ones, are subject to their taxing authorities,
including the School Board, whether they use the services they provide or not.
What is the harm in lowering the market value of my homestead, even if it does not go below the
assessed value?
To answer that question, we need to visit the concept of “Portability.” Portability in Florida
refers to the ability of a property owner to transfer some or all of the Save Our Homes benefit (also
referred to as the Save our Homes Cap, or SOH Cap, or simply the Cap) from a previous homestead to a
newly established homestead. The Save Our Homes Cap is the difference between the assessed value
and market value of a homestead property. The maximum amount you can port to a new homestead is
$500,000.
In the example provided above, the taxpayer’s Save our Homes cap is $89,264 (market value of
$184,521 – assessed value of $95,257). If this taxpayer decides to purchase and move to a new home
with a market value of $200,000 (a market value that is greater to that of his current homestead) *, she
or he can transfer their Save our Homes cap of $89,264 to their new property.
The taxpayer’s tax values for their base year (the first year in the new property with homestead
exemption applied to it) would be:
Market Value
Assessed Value

$200,000
$110,736

The assessed value would be the $200,000 market value minus the $89,264 Save Our Homes Cap the
taxpayer was able to transfer, or port, from their previous homestead.
Therefore, if the taxpayer had filed a property tax appeal all it would have done is decrease the
SOH Cap amount that they can port in the future if they decide to move to a new homestead.
* If your new homestead property is of lesser value than the Market Value of your current homestead,
you receive the same percentage of savings on the new homestead as you did on the previous
homestead. In order to calculate such, you would divide the SOH Cap (also referred to as Portability)
from your previous homestead by the market value of your previous homestead, this would give you the
portability percentage you can apply to the market value of your new homestead in order to arrive at
your actual portability amount. See the example below:

Another Portability Example
2015
Joe's Previous
Homestead
Value increase
Market or Just Value

$ 100,000

Value increase
Taxable Value

$ 100,000

2016

2017

2018

2019

25.0%

32.0%

15.2%

31.6%

$ 125,000

$ 165,000

$ 190,000

$

3.0%

3.0%

3.0%

3.0%

$ 103,000

$ 106,090

$ 109,273

$

250,000
112,551

SOH Difference
$
$ 22,000
$ 58,910
$ 80,727
$
137,449
(Portability)
*Note the Homestead Exemptions, in addition to others if applicable would be taken from the taxable
value.

Joe's New Homestead (Higher Value)

2020

Market or Just Value

$ 300,000

Portable Amount

$ (137,449)

New Taxable Value

$ 162,551

Joe's New Homestead (Lower Value)

2020

Market or Just Value

$ 150,000

Portable Amount*

$ (82,469)

New Taxable Value

$

67,531

*Portable Amount =
Solve for Portability Percentage:
Portability from Previous Homestead ÷ Old Homestead Market Value
$ 137,449

÷

Port Amount

$ 250,000

=

55%

< Port Percentage

Old MV

Solve for Portable Amount:
Portability Percentage x Market Value of New Homestead
0.55
Port Percentage

X

$ 150,000
New MV

=

$

82,469

< Portable Amount

