
Welcome to the Florida Sales Associate
Pre-License Class

.

Instructor.
Phil Nash

941 705 6798
support@suncoastschoolofrealestate.com
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Important Statutes and Rules

F.S. 20

F.S. 475 F.S. 455

F.S. 120

F.A.C. 61J2

Part I

Part II

Part III

Part IV

Executive Branch

Real Estate Prof. 
Practice Act

Appraisers

DBPR Rules and Regs

Brokerages

Comm Sales 
Commission Lien 
Act

Comm Leasing 
Commission Lien 
Act

Admin Procedure Act

FREC Admin Rules



Course I

Exam

45 P/L 

Course

Course 

II
60 P/L 

Course

14 Hr CE

4 Year Degree

Attorney

Exempt

Exempt Exempt Exempt

Exempt

Exempt Must
Do

Must
Do

Must
Do

Must
Do

Exam

Everyone Must  Do State Exams

Exemptions To The Courses.



Real Estate Services
If you do any of the following for someone else for compensation
then you will probably need an active license.

A Advertise real estate services

B Buy

A Appraise (non-federally related transactions)      

R Rent or provide rental information

S Sell

A Auction

L Lease

E Exchange                                                   A BAR SALE 



Expiration date example

• License issued July 15th 2015

July 
25 

2015

July 
25 

2017

Sept 
30 

2015

Sept 
30 

2017

Sept 
30 

2016

Mar 
31 

2016

Mar 
31 

2017



No Brokerage Duties

• A Account for all funds

• D Disclose all know material facts that affect the property value
Ghosts, deaths, suicides, HIV/AIDS excluded.

• D. Deal Honestly and Fairly



Duties of Single Agents.
• A Account for all funds

• D Disclose all known material facts that affect value

• D deal honestly and fairly.

• U Use skill, care, and diligence

• P Present all offers and counteroffers.

• C Confidentiality (Full)

• O Obedience (Full)

• L Loyalty (Full)

• D Disclosure (Full)

• Call buyers or sellers your client and principal.



Transaction Broker Duties
•A Account for all funds

•D Disclose all known material facts that affect value

•D Deal honestly and fairly

•U Use skill, care, and diligence

•P Present all offers and counteroffers timely

• E Exercise limited confidentiality, unless waived in writing

•P Perform additional duties mutually agreed to

9



SAME BROKER(AGE)

SELLER
Single Agent

Trans Broker

No Brokerage

BUYER
Single Agent

Trans Broker

No Brokerage

Can they work together? 



Timely Deposit Example
Example.

• Sales associate received earnest money deposit on Wednesday

• Sales associate must deliver deposit to broker no later than Thursday

• Broker must deposit in escrow account no later than Monday (no 
holidays)

NOTE.  Funds received by agent are regarded the same as being received by the broker.

WED             THU          FRI          SAT          SUN          MON

0

X0 1 2 3

1

X

Days start as soon as anyone in brokerage receive funds.
Do not add the two together.



Types of Business Entities

MAY REGISTER MAY  NOT REGISTER

Corporations

General 
Partnerships

Limited 
Partnerships

LLC’s

LLP’s

Sole Props

Corp. Sole

Joint Ventures

Business Trusts

Co-ops

Associations

General Partners and Sole Proprietorships DO NOT have to file with State. 



Disciplinary Process

Complaint. DBPR

Legally Sufficient. DBPR

Probable Cause Panel FREC

Emerg. Susp. Order

2 Commissoners or
1 Ex and 1 Current

1 must have license

Back to DBPR

Informal Hearing
In front of FREC
Don’t Dispute

Formal Hearing
Admin Law Judge

Dispute Facts

Ignore 
Complaint

FREC 

Issues  Formal / Admin Complaint
+ Election of rights form



Optional Stipulation

FINAL ORDER (Active in 30 days.)

Disciplinary Process (continued)

Informal Hearing
In front of FREC

No Dispute

Formal Hearing
Admin Law Judge
Dispute the facts

Ignore
FREC 

Ignore Complaint

Informal Hearing with 
FREC

Formal Hearing with 
Admin Law Judge

FREC makes decision in 
your absence

ALJ Recommended Order

FREC

Appeal within 30 days



Fair Housing and Advertising
• Prohibits advertisements that discriminate against protected classes

• Familial status      1988     (under 18 or pregnant)

• Race        1866

• Sex 1968

• Handicap 1988     (intellectual  or physical)

• Color 1968

• Religion 1968

• National origin 1968

15

F R S H   C R N 
Note. No age or marital status class



Types of Ownership

SEVERALITY JOINTCOMMON ENTIRETIES

HEIRS INHERIT HEIRS INHERIT SURVIVORSHIP SURVIVORSHIP

100% 100%30% 20% 50% 33% 33% 33%



30 deg

N 30°E   350 ft.

67 deg

N 67°W   400 ft.

35 deg

S 35°W   450 ft.

Back to the POB POB

FROM POB N 30°E FOR 350 FT, THENCE N 67°W FOR 400FT THENCE S 35°W FOR 450FT THEN BACK TO POB



How Many Acres ?

Question ..

SE ¼ of NW ¼ and NE ¼ of SW ¼ and N ½ of NW ¼ of SE ¼ ?

?

SE ¼ of NW ¼ 

NE ¼  of SW ¼ 

N ½ of NW ¼ 
of SE ¼

640 ÷ 4 ÷ 4 = 40.

640 ÷ 4 ÷ 4 = 40.  

640 ÷ 2 ÷ 4 ÷ 4 = 20.      

40 + 40 + 20  = 100 ac.





Subject Property
?

Comp 1
3752 Shamrock Dr

$141,500

Comp 2
3748 Shamrock Dr.

$136,000

Comp 3
3619 Shamrock Dr.

$140,000

Home Sold Price                            $141,500
Sold 6 Months ago or 2%
2% X 141,500 =                                +$2,830 
Home is Larger by 160 Sq.Ft
$160 X 60 =                                     - $9,600
Adjusted Sale Price                      $134,730

Comp 1     $134,730 X .20 = $26,946
Comp 2     $138,560 X .30 = $41,568
Comp 3     $139,000 X .50 = $69,500
Total                                     $138,014

Market + 4% per year. Cost per Sq. Ft. $60

Home Sold Price                            $136,000
Sold 3 Months ago or 1%
2% X 141,500 =                                +$1,360 
Home is smaller by 20 Sq.Ft
$160 X 20 =                                       +$1,200
Adjusted Sale Price                       $138,560

Home Sold Price                           $140,000
Home sold 0 months ago
Home is same size
Landscaping Better                         -$1,000
Adjusted Sale Price                      $139,000

Comp 1      $134,730
Comp 2      $138,560
Comp 3      $139,000
Total           $412,290
÷ 3 =           $137,430  



• Potential Gross Income PGI

• Vacancy Loses + Other Income        - VAC

• Effective Gross Income = EGI

• Fixed Expenses - FE

• Variable Expenses                              - VE

• Reserves for Replacements             - RFR

• Net Operating Income                   =  NOI

Income Approach



Explaining Overall Cap Rate. OverAllRate

(rate of return, return on investment, percentage profit)

• Example 1.    Building cost 100,000 (V)
OAR ? NOI = 10,000  (I)

Income / Value = OAR =  10,000/100,000 = 0.1 or 10%

•
Example 2.    NOI = 10,000 (I)
Value  ? OAR = 10%  (R)

Income  / OAR = Value =  10,000/10%= 100,000       

• Example 3. Value = 100,000 (V)
Income ? OAR = 10% (R)

OAR X Value =  Income = 10% X 100,000 = 10,000

OA alue

NO



PROPERTY TAX SCHEDULE

JAN 1st.
Tax
Year

Begins
Lien 

Attached

MAR 1st..
File 
for 
Tax 

Exemption

APR 1st.
Last Year Taxes
Must Be Paid

NOV 1st
This

Years
Taxes
Can
Be

Paid

DEC 31st.
This
Tax
Year
Ends

AUG 1st

TRIM
Notice 
Sent

See Tax Bill Here

TaxBill.pdf


Property Tax Exemptions

Assessed Value 350,000 – 25,000 
= 325,000 Taxable Value for Schools

NO TAX

$25,000

$50,000

$75,000

City, County
School

City, County NO TAX

TAXABLE

Example: Home Is 
Assessed at 
$350,000

And is 
Homesteaded.

Assessed Value 350,000 – 50,000 
= 300,000 Taxable Value for City

Assessed Value 350,000 – 50,000 
= 300,000 Taxable Value for County



Fractions. Percentages

1

1
= 1 X 100 = 100%        

1

2
= .5 X 100 = 50%

1

4
= .25 X 100 = 25%

3

2
=1.5 X 100 =150%

Pumpkin 
Pie

100%

Cost $6.00

50%
$6.00 X .5     = $3.00   or
$6.00 X 50% = $3.00   or
$6.00 / 2       = $3.00

25%
$6.00 X .25   = $1.50   or
$6.00 X 25% = $1.50   or
$6.00 / 4       = $1.50

50%100%
$6.00 X 1.5     = $9.00   or
$6.00 X 150% = $9.00   or
$6.00 / 2 X 3   = $9.00



$165,000 Home. Owner is Blind.
Taxes. School 6 mills, City 8.7 mills, Cty 9.2

• School Taxes. $25,000 + $500 (blind) in exemptions.  = $25,500

• $165,000 – $25,500 = $139,500 Taxable Value. 

• City and Cty. $50,000 + $500 = (blind) in exemptions.  - $50,500

• $165,000 – $50,500 = $114,500 Taxable Value

• School Taxes 

• 139,500 x .006 = $837

• City and Cty

• 8.7 + 9.2 = 17.9 mills = .0179

• $114,500 x .0179 = $2049.55

• Total  $837 + $2049.55 = $2886.55 in Property Taxes.



• My Example Question

• Home Price $2,500,700

• First Mortgage for 55% of price

• Assumes second mortgage of $250,000

• What are the total Taxes due on the transaction?

Taxes on Deed $2,500,700 / 100 = 25,007 X .7                                 = $17,504.90

First Mortgage Note $2,500,700 X 55%  =  $1,375,385
$1,375,385 / 100  = 13,753.85 round to 13,754 X .35                     =   $4,813.90

Intangible Taxes on First Mortgage Doc  $1,375,385 X .002           =   $2,750.77

Taxes on Assumed Note  $250,000 / 100 X .35                                 =      $875.00
Total                  = $25,944.57



Taxes $3,467.50 per year. Sale July 23rd. Use 365 day Method.

1/1 12/31Closing
July 23rd.

Debit 
Seller

Credit 
Buyer

Jan    31
Feb    28
Mar   31
Apr    30
May   31
Jun   30
Jul    22

Total   203

$3,467.50 / 365 = $9.50 per day

How many days has the seller owned ? 

203 X $9.50 per day = $1,928.50

HOW TO PRORATE TAXES THAT HAVE NOT BEEN PAID.

Who Pays To Whom and How Much?



Taxes $2,283.44 per year. Sale April. 15th. Use 365 day Method.

1/1 12/31Closing
April 15th.

Debit 
Seller

Credit 
Buyer

Jan    31
Feb    28
Mar   31
Apr    14

Total     104

$2,283.44 / 365 = $6.256 per day

How many days has
the seller owned ? 

104 X $6.256 per day = $650.62

HOW TO PRORATE TAXES THAT HAVE NOT BEEN PAID.

Who Pays To Whom and How Much?



Rent $1,245 per month. Sale June 21st. 

6/1 6/30Closing
June 21st.

Debit 
Seller

Credit 
Buyer

20 Days.

$1,245 / 30 = $41.50 per day

How many days has the seller 
“owned” the Tenant? 

10 X $41.50 per day = $415.00

HOW TO PRORATE PRE-PAID RENT.

Who Pays To Whom and How Much

Buyer “Owns” Tenant 
for 10 Days (30-20)



Balance is $93,600 at 4.5% Closing on May 8th. 

5/1 5/31Closing
May 8th.

Debit 
Seller

Credit 
Buyer

7 Days.

$93,600 X 4.5% /365 = $11.539726 per day

How many days has the seller 
not paid interest? 

7 X $11.539726 per day = $80.78

HOW TO PRORATE UNPAID INTEREST ON ASSUMED MORTGAGE.

Who Pays To Whom and How Much



Fees are  $3650 per year. Sale April 15th. Use 365 day Method.

1/1 12/31Closing
April 15th

Debit 
Buyer

Credit 
Seller

Jan    31
Feb    28
Mar   31
Apr    14

Total    104

365 – 104
= 261 days

$3650 / 365 = $10.00 per day

How many days will the
buyer have owned and not paid fees ? 

261 X $10.00 per day = $2610.00

HOW TO PRORATE PRE PAID HOA FEES

Who Pays To Whom and How Much








