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PRINTABLE FORMULA SHEET

Florida real estate exam math cheat sheet

A last-minute review page for the formulas, rates, and setup reminders Florida sales associate candidates mix up most often.

NAME THE SETUP CONVERT RATES CHECK UNITS

1

Name the setup

Say the math family before calculating: commission,
proration, doc stamps, cap rate, GRM, LTV, PITI, seller

net, area, or appraisal.

Commission
Commission
Sale price

Agent share

Tax and Price

Taxable value
Property tax
Price / sq ft

One mill

Income Math
Cap rate

Value

NOI

Rate

Seller and Equity

Seller net
Required price
Equity

Profit/loss

Simple Interest
Interest

Loan constant

Monthly factor

Sale price x rate
Commission / rate

Commission x split

Assessed - exemptions
Taxable / 1,000 x mills
Price / square feet

$1 per $1,000

NOI / value
NOI / cap rate
Value x cap rate

NOI / value

Price - payoff - seller
costs

(target + payoff + fixed)
/ (1 - % costs)

Current value - loan
balance

Sale price - cost basis

Principal x rate x time

Annual debt service /
loan amount

Loan / 1,000 x factor
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2

Convert rates

Turn percent rates into decimals and translate mills,
points, and per-$100 taxes before multiplying.

Proration

Daily rate
Party share

Monthly item

Mortgage
LTV
Down payment

PITI

Housing payment

GRM

GRM
Price

Gross annual rent

Profit and Value

Profit
Profit %

Appreciation

Depreciation

Annual amount / 365
Daily rate x party days

Monthly amount / days in
month

Loan / value
Value - loan
P&I + taxes + insurance

PITI + HOA if given

Price / gross annual rent
GRM x gross annual rent

Price / GRM

Sale price - cost basis
Profit / stated base

Current value - purchase
price

Purchase price - current
value

3

Check units

Make sure annual, monthly, daily, square feet, acres,
price, value, gross rent, and NOI are not being mixed.

Doc Stamps

Deed stamps*
Mortgage stamps

Intangible tax

Ratios

Front-end
Back-end

Points

Area

Area
Acres
Section

Township

Appraisal

Inferior comp
Superior comp

Annual depreciation

Depreciated cost

Round up (price / 100) x
$0.70
Round up (loan / 100) x
$0.35

Loan x 0.002

Housing / gross monthly
income

(Housing + debts) / gross
monthly income

Loan amount x points %

Length x width
Square feet / 43,560
640 acres

36 sections

Comp price + adjustment
Comp price - adjustment

Improvement value /
useful life

Cost new - depreciation
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FORMULA IN ACTION NAME SETUP Seller net, not equity
One stem can need more than one setup.

COMMISSION 410,000 x 0.06 = $24,600
A property sells for $410,000. The seller owes a $255,000 loan payoff, pays 6% $ $
commission, and pays $2,870 in deed stamps. What is seller net before other
closing costs?

STACK $410,000 - $255,000 - $24,600 - $2,870 = $127,530
QUICK SELF-TEST 1 WARM-UP

A property sells for $480,000 at 6% commission. Find total commission.

Can you choose the setup cold? property $480, fssion. i fost
Cover the answer key first. If you miss two or more, do not reread the whole 2 DOC STAMP
sheet. Drill the setup family that caused the miss. Outside Miami-Dade, find deed stamps on a $360,000 sale.
More practice: passfloridarealestate.com/math-drill 3 RATIO

A $320,000 loan is made on a $400,000 value. Find LTV.

4 TRAP-AWARE
A property sells for $450,000, was appraised at $470,000, and rents for $36,000 per year. Find GRM.

5 MULTI-STACK
A seller gets $500,000, pays a $300,000 payoff, 5% commission, and $3,500 deed stamps. Find seller
net before other costs.

ANSWER KEY: SETUP AND MATH

1 Setup: Commission
$480,000 x 0.06 = $28,800

2 Setup: Doc stamps
$360,000 / 100 x $6.70 = $2,520

3 Setup: LTV
$320,000 / $400,000 = 80%
Trap watch: down payment would be 20%.

4 Setup: GRM
$450,000 / $36,000 = 12.5
Trap: appraisal value is a distractor. GRM uses price.

5 Setup: Seller net
$500,000 - $300,000 - $25,000 - $3,500 = $171,500
Trap watch: this is not equity.

Key Florida Numbers Last-Minute Checks

* $0.70 deed stamps per $100 outside Miami-Dade Label the setup before touching the calculator.

$0.60 Miami-Dade deed rate per $100 Turn percent rates into decimals before multiplying.

$0.45 Miami-Dade surtax per $100 if non-single-family Use gross rent for GRM and NOI for cap rate.

$0.35 mortgage stamps per $100 Round doc stamp taxable units up to the next $100.

$2,450 cap on notes; no cap on recorded mortgages PITI excludes HOA unless the stem asks for total housing payment.
Intangible tax: 2 mills = 0.002 Equity is not seller net because selling costs still matter.

1acre = 43,560 sq ft Required price must divide out percentage selling costs.

1 section = 640 acres If a stem gives both price and appraisal, follow the value rule in the question.

Sources: DBPR Sales Associate Candidate Information Booklet, Florida Department of Revenue documentary stamp tax and nonrecurring intangible tax guidance. Formulas are
simplified exam study setups. Follow the stated day-count basis for prorations and the stated rent period for GRM. For exam prep only, not tax, lending, appraisal, licensing, or legal
advice.
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https://www.passfloridarealestate.com/math-drill
https://www2.myfloridalicense.com/servop/testing/documents/RE_sales_cibs.pdf
https://floridarevenue.com/taxes/taxesfees/Pages/doc_stamp.aspx
https://floridarevenue.com/taxes/taxesfees/Pages/nonrecurring_intangible_tax.aspx

