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Introduction

Palm Beach County at a glance

• 1,485,941 residents
• 1,970 square miles
• Median Household Income - $57,256
• Median Sale Price of a SFR - $360,000
• Number of Real Estate Parcels – 641,485
• Number of TPP Accounts – 59,567
• Total Value - $266 billion

Little known fact – Palm Beach County leads 
the nation in the production of sugarcane, 
sweet corn, and sweet bell peppers.  



Which state has the Highest Property Taxes 
in the country?

 E: Massachusetts

 D: Texas

 A: Florida

 B:  California

 C: New Jersey

Quiz Question #1Quiz Question #1

Source:  www.TaxFoundation.org



Assessment 
Date
(Jan 1)

TRIM 
Notices
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Tax Bills
(Nov 1st)

Appeal Deadline 
(25 days from 
TRIM mailing)

Important Dates



Just Value (Market Value)
less, CAP Amount = 

Assessed Value
less, Exemptions =

Taxable Value
x Millage Rate =
Property Taxes 

Florida Property Tax Formula



History of Property Taxes in Florida
1839:  Ad valorem taxes were begun in 
Florida by territorial enactment.  

The term Ad Valorem
is Latin for "according to value". 

The initial tax was imposed as follows:
 on every acre of  first-rate land,  one 

half cent; 
 on every acre of second-rate land, 

one quarter cent; 
 on every acre of third-rate land, one 

eighth of a cent. 



History of Property Taxes in Florida

1885: The Florida Constitution 
stated that the Legislature "shall 
provide for a uniform and equal 
rate of taxation."

Various exemptions were also 
created, including property used for 
municipal, educational or religious 
purposes, as well as property owned 
by widows with dependents and 
disabled veterans.



In 1919, the total value 
of Palm Beach County 
was $9,017,756.

The total value in 2019 is 
$266 billion.

History of Property Taxes in Florida



History of Property Taxes in Florida

1911 Palm 
Beach 
County Tax 
Rolls



History of Property Taxes in Florida

Henry Flagler 
brought the 
Railroad to 
Florida and 
built many 

iconic 
buildings



History of Property Taxes in Florida

1929: As the Great Depression 
deepened, many Florida 
property owners found 
themselves unable to pay their 
property taxes and in serious 
danger of losing their homes. 

In response, the Florida 
Legislature passed legislation to 
allow a $5,000 Homestead 
Exemption on a home.  It was 
enacted in 1934.



History of Property Taxes in Florida
1960s:  Homestead Exemption was 
increased to $10,000

1980 - Homestead Exemption was increased 
to $25,000

1992 - The “Save Our Homes” amendment 
to the Florida Constitution was introduced 
(implemented in 1994).

- This amendment set a cap of 3%, or the 
consumer price index, whichever is less, on 
how much a homesteaded property could 
increase in value within one year.



History of Property Taxes in Florida

1999:  The Florida Legislature created F.S. 
196.075, which brought the Seniors 
Exemption.  The law allowed both counties 
and municipalities, through ordinance, to each 
grant an additional homestead exemption for 
property owners who are 65 years of age or 
older and have a household income less than 
$20,000.  It also provided for annual 
increases in that income limitation.  (for 2019 
it’s $30,174)

This new authority-based exemption created 
the potential for multiple taxable values on 
one property.



History of Property Taxes in Florida

Prior to 1999, each property had one Just 
(Market) Value, one assessed value and one 
taxable value.  

With the addition of the senior exemption, one 
property could have multiple taxable values:

County Taxable - $400,000 (includes $25,000 SR Ex) 
School Taxable - $425,000 (excludes senior exemption)
Municipal Taxable - $415,000 (includes $15,000 SR Ex) 
Other Districts - $400,000 (excludes Senior Exemption)



History of Property Taxes in Florida

2005
Due to the assessment of certain 
homestead property damaged in 
2004 by hurricanes; the Florida 
Legislature provided a way for 
homeowners to retain their level 
of cap if home destroyed  - They 
can re-build up to 110 percent of 
the total square footage and still 
retain the original assessed 
value they had before the storm.



2008
1) Additional $25,000 Homestead 
Exemption applied to assessed value 
greater than $50K for all levies other than 
school district millage

2) Portability of Save Our Homes Cap 

3) A $25,000 Exemption of Tangible 
Personal Property

4) A 10% Assessment Cap for Non-
Homestead Property (for all levies other 
than school district levies)

History of Property Taxes in Florida



History of Property Taxes in Florida

Prior to 2008, each property had one Just 
(Market) Value and one assessed value. 

With the addition of the 10% Cap, one property 
could have two assessed values:

School Assessed - $900,000 (no 10% Cap)
County Assessed - $600,000 (capped at 10%) 
Municipal Assessed - $600,000 (capped at 10%) 
Other Districts - $600,000 (capped at 10%)



History of Property Taxes in Florida

With the potential for 
multiple Assessed Values 
and multiple Taxable Values 
on one property, the 
calculations have gotten 
complicated.  



What event triggered the creation of the homestead 
exemption for the very first time in Florida?

 E: Fall of the Berlin Wall

 D: Hurricane Andrew

 A: 1965 World Series

 B:  The Civil War

 C: The Great Depression

Quiz Question #2Quiz Question #2



 Florida Constitution

 Florida Statutes

 Florida Administrative Code

 Department of Revenue

 Court Cases 

 Local codes and ordinances

Governing Laws and Rules for Property Appraisers



Florida Property Appraiser Responsibility

1. Maintain county ownership, 
property data and mapping.

2. Value all properties in the 
county.

3. Apply any exemptions and 
caps that may be applicable.



To ensure TRIM notices, tax 
bills and other documents are 
sent to the right people, the 
property appraiser’s office 
must ensure the ownership 
assigned to properties is 
correct.

Maintaining Ownership, Property Data and Mapping



When a property sells, a deed is 
typically recorded at the Clerk of 
the Court and transmitted to the 
Property Appraiser’s office 
electronically.  

The deed tells us the names of 
the buyer and seller, the price 
paid, and what property is being 
transferred.

Maintaining Ownership, Property Data and Mapping



When we receive deeds, we 
update the ownership, the 
parcel map, and reset any 
exemptions if applicable.

We also use the sale price 
to help us value other 
properties.

Maintaining Ownership, Property Data and Mapping



To obtain property specific data  
such as square footage, roof 
type, construction type, quality,  
bedroom/baths, condition, etc.,

the property appraiser physically 
inspects a property at least once 
every five years (mandated by 
Florida Statute 193.023).

Maintaining Ownership, Property Data and Mapping



When property owners take out 
permits for new construction or 
additions and improvements to 
existing structures, the property 
appraiser’s office is notified 
electronically, and a physical 
inspection is conducted.

Maintaining Ownership, Property Data and Mapping



Most Property 
Appraisers in Florida 
use advanced aerial 
imagery to review 
properties they cannot 
access

Maintaining Ownership, Property Data and Mapping



By inspecting property 
using advanced aerial 
imagery software, the 
property appraiser’s 
office can obtain needed 
information without 
impacting a property 
owner’s privacy. 

It also saves money.

Maintaining Ownership, Property Data and Mapping



Aerial Imagery also 
ensures we have 
accounted for all 
improvements, 
ensuring equity 
among property 
owners.

Maintaining Ownership, Property Data and Mapping



GIS Technology

200320032003 201920192019

Maintaining Ownership, Property Data and Mapping

Rapid development in Florida requires Property 
Appraisers to stay abreast of construction



What is the primary source of ownership data that 
the property appraiser’s office relies upon?

 E: surveys

 D: The internet

 A: Recorded Deeds

 B:  Word of mouth

 C: Newspaper articles

Quiz Question #3Quiz Question #3



Valuing Property



Just (Market) Value – What the 
property appraiser estimates you can 
sell your property for.  

Assessed Value –Market Value less 
any assessment limitations (AG, HX, 
Non-HX, Conservation easements)

Taxable Value - Assessed value less 
any exemptions. The value we pay 
taxes on.

Valuing Property



Article VII, Section 4, Florida Constitution - All property must 
be assessed at “just value”.   Just Value is defined in the 
Florida Administrative Code, Chapter 12D-1 as:

“The price at which a property, if offered for sale in the open 
market, with a reasonable time for the seller to find a 
purchaser, would transfer for cash or its equivalent, under 
prevailing market conditions between parties who have 
knowledge of the uses to which the property may be put, both 
seeking to maximize their gains and neither being in a position 
to take advantage of the exigencies (urgency) of the other.”

Valuing Property – Market Value



Valuing Property – Market Value

In 1965, the Florida 
Supreme Court ruled 
that “Just Value” and 
“Market Value” are 
synonymous.

Walter v. Shuler, 176 
So 2d 81 (FL 1965)



Market Value is not affected by any 
assessment limitations, caps or 
exemptions. 

It is the Property Appraiser’s 
estimate of what a property would 
sell for in the open market. 

Valuing Property – Market Value



To appraise thousands of 
properties each year, the 
property appraiser uses 
“computer assisted mass 
appraisal (CAMA)”

The CAMA system helps the 
property appraiser maintain 
property data, estimate value, 
and apply caps and exemptions.  

Valuing Property – Market Value



The only difference between 
the CAMA system and  “real 
world” or fee appraisers is 
that instead of appraising 
one property at a time - our 
system is automated. 

Valuing Property – Market Value



Just like appraisers in the real world, The Property 
Appraiser’s Office uses all three approaches to estimate
Market Value

Cost  
Approach

Sales 
Comparison 

Approach
Income 

Approach

Valuing Property – Market Value



The sales comparison approach is 
used to value vacant land, single 
family homes, condos, duplexes, and 
other residential type properties.

Valuing Property – Market Value



The sales comparison 
approach is a method whereby 
the appraiser estimates value 
by comparing the subject to 
similar properties which have 
recently sold.  Adjustments are 
then considered for various 
applicable factors.  

Valuing Property – Market Value



The income approach is used to 
value certain commercial properties. 

Valuing Property – Market Value



The Income Approach to 
value utilizes:

 Market Rent 
 Market Vacancy 
 Market Expenses
 Capitalization rate 

Valuing Property – Market Value



The Cost Approach is used to 
estimate market value when 
there are very few, if any sales 
and the property does not lend 
itself to an income approach. 

Valuing Property – Market Value



After we estimate Market Value, we then 
calculate Assessed Value. 

Three things that impact Assessed Value

Homestead Exemption CAP – 3% 

Non-Homestead CAP – 10% 

Agriculture – Classified Use Value

Valuing Property – Assessed Value



Homestead Exemption

Benefits of a Homestead Exemption

1. Taxpayers receive up to $50,000 
exemption on assessed value.

2. Assessed value cannot be increased more 
than 3% or the change in CPI whichever 
is less.  

3. Taxpayers can “port” up to $500,000 in 
CAP savings from one homestead to 
another. 



Homestead Exemption

Rules & Requirements of the  
Homestead Exemption

1. Must own and occupy the 
home on Jan 1  of the tax year.

2. Assessed value is reset when a 
property sells or transfers. 

3.  You cannot rent your home for 
more than 30 days a year.  



Homestead Exemption



The Department of Revenue publishes 
the change in CPI every year and 
notifies Florida Property Appraisers of 
the new limitation. 

You can find the annual change on the 
DOR’s website at: 
https://floridarevenue.com/property/
/Pages/DataPortal.aspx

Homestead Exemption



In 2008, Florida Voters 
approved “portability” which 
allows taxpayers to port their 
cap savings to another 
homestead. 

Homestead Portability



• Must have a  homestead exemption on 
the old and new home.

• Must have a CAP to transfer.
• Must file for HX/Portability within 

two MAYBE THREE years
• $500,000 maximum to port
• The actual amount that is transferred 

depends on whether the homeowner 
is “upsizing” or “downsizing”.

Homestead CAP Savings Portability

Homestead Portability



Prior Homestead
Market Value $600,000
Assessed Value -200,000
Port Amount $400,000

New Homestead
Market Value $1,000,000
Port Amount -400,000
Assessed Value $600,000

Homestead – Portability - UPSIZE



Prior Homestead
Market Value $600,000
Assessed Value -200,000
Port Amount $400,000

(Port Amount = 66.7% of Market)

New Homestead
Market Value $300,000
Port Amount -200,100
Assessed Value $ 99,900

(Port Amount = 66.7% of Market)

Homestead – Portability - DOWNSIZE



Homestead – Portability - Timeline



10% Non-Homestead CAP

In 2008, Florida voters passed 
Amendment 1, which brought a 
10% CAP to non-homestead
properties for the first time. 



• An application is not required

•Applies to all non-homestead properties

• Limits increased in assessed value to 10%*

•Works similar to 3% Homestead CAP

•Property is revalued on transfer of ownership

•No Portability with non-homestead Cap

•*Does not apply to the school board millage

10% Non-Homestead CAP



Is it really a 10% CAP?

193.1554/1555 (2)(a) – “For all 
levies other than school district 
levies.”...

10% Non-Homestead CAP



$100,000,000
$2,100,000,000
$4,100,000,000
$6,100,000,000
$8,100,000,000

$10,100,000,000
$12,100,000,000
$14,100,000,000

Schools Counties Municipal Independent
Districts

Property  Taxes Collected 
by Source

16.8%

34.30%
40.40%

8.5%

Source:  Florida Department of Revenue

10% Non-Homestead CAP



How much is the Assessment CAP on Homestead 
Properties?

 E: $100

 D: 100%

 A:  zero

 B:  10%

 C:   3%

Quiz Question #4Quiz Question #4

Assessment 
Cap



Agricultural Classification
Properties in Florida can obtain an Agricultural 
Classification for purpose of ad valorem tax in 
accordance with F.S. 193.461.  

The agricultural classification is granted to  lands 
used primarily for “bonafide” agricultural 
purposes - meaning good faith 
commercial agricultural use of the land. 

Agricultural purposes includes, horticulture, 
forestry, dairy, livestock, poultry, bees, 
aquaculture; sod farming; and all forms of farm 
products as defined in s. 823.14(3)



Florida taxpayers who operate a 
business are subject to Tangible 
Personal Property Assessments (TPP).

TPP assessments are applied to 
furnishings, fixtures, signs, supplies, 
and equipment used in the operation of 
a business.  

All businesses with a TPP assessment > 
$25,000 must file a tangible tax return. 

Tangible Personal Property



Tangible Personal Property

TPP  property owners receive a $25,000 
exemption on assessed value.  This 
exemption was designed to help small 
business owners in Florida. 

If a taxpayer’s TPP assessment is less 
than $25,000, they do not need to file a 
tangible return unless they purchase 
assets that push their value over $25,000.



Tangible Personal Property

For large businesses, such as Florida 
Power and Light – Tangible personal 
properties can be  significant.  

In Palm Beach County, Florida 
Power and Light’s Personal Property 
is assessed at $6,000,000,000.  

That results in a tax bill if over $100 
million (every year).



Taxable value is the value after 
any exemptions have been 
deducted from Assessed Value. 

Taxable Value
Exemptions

•$50,000 Homestead Exemption
• $50,000 Senior Exemption
•Totally and Permanently Disabled 
•Combat Related Disability for Seniors
•Total and permanently disabled Veteran or 
first responder 
•Surviving Spouse of Veteran or First 
Responder who died in line of duty
•$5,000 for disabled ex-service member or 
surviving spouse
•Disabled veterans confined to wheelchair
•$500 exemption for blind, widows, 
widowers.
•Government, charitable, religious, literary



Estimates
In June of each year, Florida 
Property Appraisers must 
provide each taxing authority 
with an estimate of taxable value. 

They use this projection to 
estimate what millage rates they 
need to levy to generate the 
revenue needed for their 
budgets. 



Estimates
Prior to June 1st, most 
taxing authorities do 
not know how much 
their taxable value will 
change from prior 
year.  

Many rely on the 
Office of Economic & 
Demographic 
Research for early 
projections. 



Estimates

The Office of 
Demographic 
Research (EDR) 
projects taxable value 
changes many years 
into the future.

For 2020, EDR is 
predicting a 6.4% 
increase statewide in 
Taxable Value



TRIM

Once all values have been 
estimated, the property 
appraiser’s office begins 
preparing the TRIM notice 
which tells taxpayers how 
much their taxes will likely be 
when tax bills go out in 
November. 



What is the requirement to obtain an agriculture 
classification in Florida?

 E: 5,000 acres

 D: Cowboy hat and boots

 A:  15 bushels of tomatoes

 B:  50 cows 

 C:   Bona fide commercial operation

Quiz Question #5Quiz Question #5



Appeals

Taxpayers who are unhappy with 
their assessment, exemption 
denial, or classification denial can 
appeal those decisions with the 
Value Adjustment Board. 

In Florida, the appeals process is 
overseen by the Clerk of the Court.  
Special magistrates are chosen to 
represent the Value Adjustment 
Board at hearings.  



Appeals

After filing an appeal with the 
Value Adjustment Board, the 
taxpayer will receive a hearing 
notice, which will provide a date 
and time for the appeal hearing.



Appeals

Taxpayers have the 
right to meet 
informally with 
property appraiser 
representative prior 
to hearing.  



Appeals

• The taxpayer or taxpayer’s 
representative must provide 
property appraiser with 
evidence with 14 days of 
hearing.

• The Property Appraiser’s 
office must provide evidence 
to petitioner within 7 days of 
hearing.

Property Appraiser

Petitioner

Evidence

Evidence



Appeals

The hearing is conducted by a 
“Special Magistrate” who is a local 
appraiser hired by the Value 
Adjustment Board to conduct the 
hearing.

The decision of the Special 
magistrate is binding.

If taxpayers are unsuccessful at 
the Value adjustment Board, they 
can file a lawsuit in circuit court.



There are many 
companies an
and law firms that 
specialize in property 
tax appeals

Appeals



Florida Property Appraisers must estimate the value of many complex 
Commercial properties.  Those properties are often subject to appeals

Appeals



Taxes

In November, tax bills are sent 
by the Tax Collector to all 
county property owners.  

The government uses the 
money that property taxes 
generate to pay for things like 
schools, public services, 
libraries, roads, and parks. 



Taxes

Discounts are available for early payments of property taxes in 
Florida:



Taxes

What happens if you don’t 
pay your property taxes?



Taxes
What happens if you don’t pay your property 
taxes?

Taxes are due on April 1st.  After that date, they 
become delinquent, at which time 3% interest and 
advertising charges are applied.  

Property taxes still delinquent on June 1st will be 
included in an annual “tax certificate sale”, held by 
the Tax Collector’s office. 



Taxes
The successful bidder at the tax certificate sale is 
issued a Tax Lien Certificate, which ensures the 
bidder that the Tax Lien will be paid off, with 
interest.

When a tax certificate is redeemed (paid by the 
property owner), the certificate holder will receive 
the amount of his investment plus interest. 

If the property owner fails to pay the delinquent 
taxes within two years, the certificate holder may 
file a Tax Deed Application (TDA) with the Tax 
Collector’s office. 



Taxes

The Tax Deed Application allows the holder to 
force a public auction of the property. 

The public auction selling the property is 
referred to as a Tax Deed Sale (FS 197.542).

The money collected from this Tax Deed Sale is 
used to pay off the amount owed to the Tax 
Lien Certificate holder and other costs incurred 
in the sale process. Remaining lienholders and 
the property owner may apply for any excess 
funds.



What license do you need to represent property 
owners in tax appeal hearings?

 E:  Registered Nurse License

 D: None- you don’t need a license

to represent taxpayers in Florida

 A:  Drivers License

 B:  Real Estate License 

 C:   Appraiser’s License

Quiz Question #6Quiz Question #6
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COVID 19  - Other Market Downturns
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COVID 19  - Recovery Time

Morgan Stanley predicts some workers will start going back to work in June, 2020, with 
another wave returning in mid-summer 2020.

Source: Morgan Stanley Research



87

COVID 19  - 1918 Flu Epidemic
The first case of the 
Spanish Flu was in March 
1918.  The DOW 
Dropped 150 points 
over the next year then 
recovered until Oct. 1919 
when it fell sharply.

GDP had been increasing
In March 1918, but 
leveled off until 1921, 
when it started 
increasing substantially.

U.S. Real GDP

Source: https://www.measuringworth.com

Source: https://www.macrotrends.net

Dow Jones Industrial Average
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COVID 19  - SARS in China 2003

According to Zillow – Real estate prices fell 35% 
over a period of 2 years during the SARS crisis. But 
notice prices were sliding even before the virus.

Hotels recovered within 6 months.



89

COVID 19  - 9/11
Dow Jones Industrial Average

U.S. Real GDP Change

The DOW had a 
record-setting drop 
after 9/11, but 
recovered within 2 
months.

GDP declined 0.5% 
in the 3rd quarter of 
2001, but quickly 
recovered to a 1% 
increase by the 1st

quarter 2002.3



90

COVID 19  - Great Recession 2008

U.S. Real GDP Change

Dow Jones Industrial Case-Shiller U.S. National Home Price Index 

The great recession 
technically lasted from 
2007-2009, but as the 
Case-Shiller Index above 
shows, real estate prices 
continued to drop for 4 ½ 
years.  

U.S. Real GDP Change
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COVID 19  - Impact on Property Types

Green Street publishes REIT 
performance from 
February 2020 to March 
2020.  

Although the numbers 
have likely changed, the 
impact to different 
property types is revealing.
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COVID 19  - Affected Properties

Moody’s divided 
industries into
“High Exposure”, 
“Moderate Exposure” 
or “Low Exposure”.
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COVID 19  - Hotels

HVS  anticipates most likely (middle column)  a 27% drop in hotel 
values for 2020, with an increase of 15% in the following year.   
Full recovery most likely in 2023. 
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COVID 19  - Restaurants

Source:  National Restaurant Association
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COVID 19  - Retail
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COVID 19  - Multifamily

The multifamily market will be affected in the short term by unemployment.  However, 
demand for apartments was very strong pre-crisis.



97

COVID 19  - Industrial



98

COVID 19  - Office
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COVID 19  - Residential Market
National Association of Realtors – Economic Pulse Survey April 6, 2020

37% of Realtors don’t expect a price 
decrease.  Of those that do expect lower 
prices, only 15% thought it would be 
more than 11-15%.

72% of Realtors don’t think sellers will 
lower prices.  Of those that think sellers 
will reduce prices, only 15% think that 
reduction will be more than 15%.



100

COVID 19  -Travel
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Florida Property Appraisers
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Summary





Thank
You!

Tim Wilmath – twilmath@pbcgov.org




