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TO COUNTY ASSESSORS:
PROPOSITION 19
BASE YEAR VALUE TRANSFER GUIDANCE
QUESTIONS AND ANSWERS

Assembly Constitutional Amendment Number 11 (ACA 11) was presented to and approved by
voters at the November 3, 2020 general election as Proposition 19 (Proposition 19 or Prop 19).!
Proposition 19 is entitled, "The Home Protection for Seniors, Severely Disabled, Families, and
Victims of Wildfire or Natural Disasters Act." Proposition 19 created a new base year value
transfer provision for any homeowner who is at least 55 years of age, or severely disabled, or a
victim of a wildfire or natural disaster. These provisions are contained in article XIII A,
section 2.1, subdivisions (b) and (e) of the California Constitution (in this Letter To Assessors
(LTA), these provisions will be referred to as Section 2.1 with its corresponding subdivision for
convenience).?

This new base year value transfer provision operates differently from the existing base year value
transfer provisions, which were authorized under article XIII A, section 2 of the California
Constitution (hereafter Section 2). Section 2 was amended by Propositions 60, 90, and 110
(Prop 60/90/110), and Propositions 50 and 171 (together, the previous base year value transfer
provisions), and were implemented by sections 69, 69.3, and 69.5.

Section 2.1(b), beginning on and after April 1, 2021, allows an owner of a primary residence
who is at least 55 years of age, or severely disabled, or a victim of a wildfire or natural disaster to
transfer the taxable value of their primary residence to a replacement primary residence located
anywhere in California, regardless of the location or value of the replacement primary residence,
that is purchased or newly constructed as that person's principal residence within two years of the
sale of the original primary residence.® In addition, an owner of a primary residence who is at
least age 55 or severely disabled may transfer the taxable value of a primary residence only three
times.*

! The full text of ACA 11 is at
<http://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=201920200ACA11> [as of December 2, 2020].
2 Proposition 19 also added Sections 2.2 and 2.3 to article XIII A of the California Constitution. Section 2.2 instructs
how the funds derived from Section 2.1 are to be used. Section 2.3 directs the California Department of Tax and Fee
Administration to track the effects of Section 2.1.

3 Section 2.1(b)(1).

4 Section 2.1(b)(3).
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Under the new Proposition 19 base year value transfer provision, if the transfer of taxable value
is to a replacement primary residence that has a full cash value that is of equal or lesser value
than the full cash value of the original primary residence, the taxable value of the replacement
primary residence is deemed to be the taxable value of the original primary residence. However,
if the transfer of taxable value is to a replacement primary residence that has a full cash value
that is of greater value than the full cash value of the original primary residence, then the taxable
value of the replacement primary residence is deemed to be the taxable value of the original
primary residence plus the difference between the full cash value of the original primary
residence and the full cash value of the replacement primary residence.’

Unfortunately, the text of Proposition 19 left a number of significant questions unanswered that
are critical to its proper implementation and administration. This LTA addresses a number of
these questions. In answering these questions, we attempt to ascertain the intent of the
Legislature in proposing and the people in adopting Proposition 19 to effectuate the purpose of
the law. Proposition 19's explicit, stated intent related to the base year value transfers is to:

Limit property tax increases on primary residences by removing unfair location
restrictions on homeowners who are severely disabled, victims of wildfires or
other natural disasters, or seniors over 55 years of age that need to move closer to
family or medical care, downsize, find a home that better fits their needs, or
replace a damaged home and limit damage from wildfires on homes through
dedicated funding for fire protection and emergency response. °

This LTA should be read in conjunction with LTA No. 2020/061, which describes
Proposition 19 and its provisions in more detail. However, to the extent that LTA No. 2020/061
is inconsistent with this LTA, this more recent LTA supersedes LTA No. 2020/061.

DEFINITIONS

Section 2.1(e) provides various definitions. The definitions related to the base year value transfer
are as follows:

1. "Disabled veteran's exemption" means the exemption authorized by subdivision (a) of
Section 4 of article XIII.

2. "Full cash value" has the same meaning as defined in subdivision (a) of Section 2.

"Homeowner's exemption" means the exemption authorized by subdivision (k) of
Section 3 of article XIII.

4. "Natural disaster" means the existence, as declared by the Governor, of conditions of
disaster or extreme peril to the safety of persons or property within the affected area
caused by conditions such as fire, flood, drought, storm, mudslide, earthquake, civil
disorder, foreign invasion, or volcanic eruption.

5 Section 2.1(b)(2).
6 Cal. Const., art. XIIL A, § 2.1, subd. (a)(1).
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5.

10.

"Primary residence" means a residence eligible for either of the following:

e The homeowner's exemption.
e The disabled veteran's exemption.

"Principal residence" as used in subdivision (b) has the same meaning as that term is used
in subdivision (a) of Section 2.

"Replacement primary residence" has the same meaning as "replacement dwelling," as
that term is defined in subdivision (a) of Section 2.

"Taxable value" means the base year value determined in accordance with subdivision (a)
of Section 2 plus any adjustment authorized by subdivision (b) of Section 2.

"Victim of a wildfire or natural disaster" means the owner of a primary residence that has
been substantially damaged as a result of a wildfire or natural disaster that amounts to
more than 50 percent of the improvement value of the primary residence immediately
before the wildfire or natural disaster. For purposes of this paragraph, "damage" includes
a diminution in the value of the primary residence as a result of restricted access caused
by the wildfire or natural disaster.

"Wildfire" has the same meaning as defined in subdivision (j) of section 51177 of the
Government Code, as that section read on January 1, 2020.

FILING PERIOD. An owner of a primary residence seeking to take advantage of a base year
value transfer must file a claim. Claim forms are prescribed by the State Board of Equalization

(BOE)

and are available from the County Assessor. Consistent with those filing periods that

applied for Prop 60/90/110, a base year value transfer may be granted if the claim form is
received within three years of the date of purchase of or the completion of new construction of the
replacement primary residence.

If the claimant files a claim after the three-year period has expired, the claimant may receive
prospective relief only. Prospective relief applies to the lien date of the assessment year in which
the claim is filed. The assessment year is the period between lien dates (that is, a calendar year).
For example, prospective relief for a claim filed in 2026 will be applied as of the January 1, 2026
lien date for the 2026-27 fiscal year.

Enclosed is a series of frequently asked questions and answers. We hope this information is
helpful. If you have any questions, please contact the County-Assessed Properties Division at
1-916-274-3350.

DY:gs

Sincerely,
/s/ David Yeung
David Yeung

Deputy Director
Property Tax Department

Enclosure



Base Year Value Transfer Questions and Answers

BASE YEAR VALUE TRANSFER GUIDANCE
QUESTIONS AND ANSWERS

Validity/Timing

1. Question: When is the operative date of Section 2.1(b), the new base year value
transfer?

Answer: Section 2.1(b) is operative beginning on and after April 1, 2021.

2. Question: For purposes of a base year value transfer under the provisions of
Proposition 19, what is the date of the "transfer'?

Answer: The date that a base year value can be transferred is the later of either (1) the date of
sale of the original primary residence, or (2) the date of purchase or completion of new
construction of the replacement primary residence.

3. Question: Must both the sale of the original primary residence and the purchase or
completion of new construction of a replacement primary residence occur on or after
April 1, 2021 in order to qualify for the Proposition 19 base year value transfer?

Answer: No. Only one of these transactions must occur on or after April 1, 2021, in order to
qualify for the Proposition 19 base year value transfer, as long as all other requirements have
been met.

4. Question: Can the replacement primary residence be purchased prior to selling the
original primary residence?

Answer: Yes. The replacement primary residence must be purchased within two years of the
sale of the original primary residence — either before or after the sale. As long as one of the
transactions occurs on or after April 1, 2021, the provisions of Proposition 19 will apply.
However, if the replacement primary residence is purchased first, the base year value cannot
be transferred until the original primary residence is sold. Thus, the homeowner will be
responsible for property taxes based on the full fair market value determined as of the date of
purchase. Thus, there will be no refund or cancellation of taxes for the period between the
date of purchase of the replacement primary residence and the date of sale of the original
primary residence if the replacement primary residence is purchased first.

5. Question: If I sell my original primary residence in March 2021, but I wait until after
April 1, 2021, to buy a replacement primary residence, am I eligible for the base year
value transfer from my original primary residence to my replacement primary
residence under the provisions of Proposition 19?

Answer: Yes. As long as one transaction (either the sale of the original primary residence or
the purchase of the replacement primary residence) occurs on or after April 1, 2021, you will
be eligible to transfer your base year value from your original primary residence to a
replacement primary residence under the provisions of Proposition 19, as long as all other
requirements have been met.
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6. Question: We bought a new home in June 2019, and made it our primary residence.
We sold our original primary residence on July 15, 2019. At the time, we did not qualify
for a base year value transfer under the provisions of Prop 60/90/110. Can we now
qualify to transfer our original base year value under the new base year value
provisions of Proposition 19 to our replacement primary residence if we file the claim
after April 1, 2021?

Answer: No. In order to transfer the base year value under Proposition 19, at least one
transaction must occur on or after April 1, 2021. Since both transactions occurred prior to
this date, you would not be eligible to transfer your base year value under the provisions of
Proposition 19. However, since you sold your original primary residence on July 15, 2019,
you have two years from the date of sale of your original primary residence, either before or
after, in which to purchase or complete new construction of your replacement primary
residence. Thus, while you are not eligible to transfer the base year value of your original
primary residence to the replacement residence you purchased in June 2019, you may still be
eligible to transfer the base year value of your original primary residence under the
provisions of Proposition 19 if you purchase another replacement primary residence on or
after April 1, 2021, but before the two-year deadline of July 15, 2021.

7. Question: I sold my original primary residence in November 2020. Am I still eligible to
transfer my base year value under the provisions of Proposition 19 if I am under
contract to purchase my replacement primary residence before April 1, 2021, but
escrow does not close until May 1, 2021?

Answer: Yes. Where a transfer is evidenced by the recordation of a deed or other document,
the date of recording (i.e., close of escrow) is rebuttably presumed to be the date of change in
ownership.” Thus, as long as the deed for the purchase of your replacement primary
residence is recorded on or after April 1, 2021, then the provisions of Proposition 19 may
apply, as long as all other requirements have been met.

Age
8. Question: I will turn 55 years old in September 2021. Will I be able to transfer my base

year value under Proposition 19 if I sell my current primary home in April 2021 and
purchase a replacement home after I turn 55 in September 2021?

Answer: No. In order for you to transfer your base year value, you must be at least age 55
when you sell your original primary residence. Your age when you purchase your
replacement primary residence is not relevant. Thus, if you are age 54 when you sell your
original primary residence, you will not qualify to transfer your base year value from the
home that was sold in April 2021.

9. Question: If one spouse is over age 55, but the other spouse is not, do they still qualify
for the base year value transfer under Proposition 19?

Answer: As long as the spouse who is at least age 55 is on title to both the original primary
residence on its date of sale and the replacement primary residence on its date of purchase,
then the spouse who is at least age 55 will qualify to transfer the base year value, as long as

7 Property Tax Rule 462.260(a)(1).
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all other requirements have been met. It does not matter if the other spouse is not at least
age 55.

Principal Place of Residence

10.

Question: Does the home that was sold have to be the owner's primary residence at the
time of sale?

Answer: The home from which the property owner wants to transfer the base year value
must have been the owner's primary place of residence as of one of the following: (1) the
date of sale of the original primary residence, (2) the date of disaster that resulted in the
substantial damage or destruction of the original primary residence, or (3) within two years
of the purchase of the replacement primary residence.

Ownership

11.

12.

Question: Can I have a co-owner on title and still qualify to transfer my base year value
under Proposition 19?

Answer: Yes, there is no requirement that the homeowner who is over 55, or severely
disabled, or a victim of a wildfire be the sole owner of either the original primary residence
or the replacement primary residence.

Question: Under Proposition 19, can the base year value be transferred when one
spouse (age 65) stays in the existing home and the other spouse (age 67) purchases
another home of equal value if they are separated and/or divorced?

Answer: In order to transfer the base year value, the original primary residence must be sold
and 100 percent reassessed to current market value. A transfer between spouses, whether
during the marriage or pursuant to a marriage settlement agreement, is excluded from
reassessment under section 63. Thus, in this situation, the spouse who purchases another
home will be unable to transfer the base year value because the original primary residence
was not sold and reassessed to current market value.

Location

13.

14.

Question: What counties will be participating in Proposition 19 after April 1, 2021?

Answer: The provisions of Proposition 19 apply to all 58 counties beginning on and after
April 1, 2021. Thus, a base year value from an original primary residence may be transferred
to a replacement primary residence that is located anywhere in California. There is no
requirement that a county enact an ordinance in order to allow an intercounty base year value
transfer under the Proposition 19 provisions.

Question: I would like to know if I would be able to qualify for Proposition 19 if I am 62
years old and I am buying a primary residence in California. I will be selling my
primary residence in Georgia.

Answer: In order to transfer a base year value under Proposition 19, both the original primary
residence and the replacement primary residence must be located in California. Thus, a base
year value cannot be transferred from an original primary residence located in Georgia.
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Transferring the Base Year Value Multiple Times

15.

Question: If we already used the one-time base year value transfer provided under
Prop 60/90/110, will we be able to transfer our base year value again under
Proposition 19 and, if so, how many more times can we transfer our base year value?

Answer: Regardless of whether you already used your one-time transfer of your base year
value under Prop 60/90/110, you will still be able to transfer your base year value three more
times under Proposition 19.

Value Comparison Test

16.

Question: If I sell my original primary residence and purchase another home as my
replacement primary residence, can I still transfer my base year value if my
replacement primary residence was purchased for more than what my original primary
residence sold for?

Answer: Yes. Under the provisions of Proposition 19, when the full cash value of the
replacement primary residence is equal to or less than the full cash value of the original
primary residence, the new base year value of the replacement primary residence is the
factored base year value of the original primary residence. However, when the full cash value
of the replacement primary residence is greater than the full cash value of the original
primary residence, the new base year value of the replacement primary residence is the
difference between the full cash value of the replacement primary residence and the full cash
value of the original primary residence plus the factored base year value of the original
primary residence.

Value to Transfer

17.

18.

19.

Question: How can we transfer my mother's previous tax rate to her new property?

Answer: Under Proposition 19, it is the factored base year value, not the tax rate, of the
original primary residence that is transferred to the replacement primary residence.

Question: If I buy a home that is of equal or lesser value, will my property taxes remain
the same before and after I transfer my base year value to my replacement primary
residence?

Answer: While your factored base year value will remain the same, the actual amount of
property taxes may change. A property's property tax is dependent upon the tax rate area
where the property is located. A property's tax rate is the combination of assessing districts in
which the property is located. In addition to the general state-wide property tax levy of 1
percent, the tax rate in any particular area may include increments to pay off bonded
indebtedness and/or direct levies assessed by local agencies. A property's tax bill is
calculated by applying the property's tax rate to its assessed value (the factored base year
value). Thus, the difference in tax rates between the original primary residence and the
replacement primary residence determines whether your property taxes will remain the same,
increase, or decrease.

Question: I am interested in buying a property that is located in a Mello-Roos
Community Facilities District. Under Proposition 19, will the base year value transfer
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from my original primary residence to the replacement primary residence eliminate the
Mello-Roos assessment bonds on the property?

Answer: No. The Mello-Roos assessment bonds are a separate assessment for a property
located in a Mello-Roos Community Facilities District; they are not ad-valorem property
taxes. Transferring a base year value will have no impact on the amount of Mello-Roos
assessment owed for the replacement property.

Multi-Unit Property

20. Question: If my original primary residence is a multi-unit property, am I still eligible to
transfer the base year value to a replacement primary residence?

Answer: Yes. However, you will only be eligible for that portion of the value attributable to
the unit that is your original primary residence. Section 2(a) of article XIII A of the
California Constitution provides that "a two-dwelling unit shall be considered as two separate
single-family dwellings." Thus, the base year value attributable to the unit that is occupied as
your primary residence may be transferred to a replacement primary residence. In
determining the new taxable value of the replacement primary residence, the full cash value
attributable to the unit that was the original primary residence will be compared to the full
cash value of the replacement primary residence.

For example, a duplex that is comprised of two identical units has a total factored base year
value of $300,000. One of the units is occupied by the owner of the property as their primary
residence and the other unit is being used as a rental unit. The duplex is sold on May 10,
2021, for $800,000. The owner of the duplex then purchases a single family residence as
their replacement primary residence on May 11, 2021, for $500,000. Under the provisions of
Proposition 19, as long as all other requirements have been met, the new taxable value of the
replacement primary residence would be calculated as follows:

Since both units of the duplex are identical, then the full cash value of the unit that is the
original primary residence is $400,000 ($800,000/2). Since the full cash value of the
replacement primary residence is greater than the full cash value attributable to the original
primary residence unit, the difference between the full cash values is added to the factored
base year value that 1is attributable to the original primary residence. Thus,
$500,000 - $400,000 = $100,000. The factored base year value that is attributable to the
original primary residence unit is $150,000 ($300,000/2). The new taxable value of the
replacement primary residence is $250,000 ($100,000 + $150,000).

Disaster

21. Question: Our home flooded multiple times in 2017 and once again in 2019. We
purchased a new home on January 15, 2020 in order to escape the flooding. Can we
qualify for a base year value transfer under Proposition 19?

Answer: For an owner who is the victim of a wildfire or natural disaster, the original primary
residence must meet the following requirements in order for you to be able to transfer your
base year value under Proposition 19:
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22,

e The flooding was the result of a disaster for which the Governor proclaimed a state of
emergency.

e The original primary residence was substantially damaged or destroyed by the flood,
meaning that there was more than a 50 percent difference in the value of the residence
immediately before and after the flooding.

e The original primary residence is sold in its damaged state within two years of the
purchase of your replacement primary residence (i.e., between the Proposition 19
operative date of April 1, 2021 and January 15, 2022).

Question: I am a homeowner who lost my home in Napa County in the wildfires of
2017. I purchased a replacement property in Santa Barbara County on October 9, 2020.
I intend to sell the original primary residence in Napa County sometime during the
2021 calendar year. Must I sell my original primary residence in Napa County on or
after April 1, 2021, in order to qualify under the Proposition 19 provisions to transfer
my base year value from my original primary residence in Napa County to a
replacement primary residence in Santa Barbara County?

Answer: Under Proposition 19, the base year value of the original primary residence cannot
be transferred to the replacement primary residence until the original primary residence is
sold. In addition, in order to transfer the base year value under the Proposition 19 provisions,
at least one transaction must occur on or after April 1, 2021. Thus, as long as you sell your
damaged or destroyed home (original primary residence) in Napa County on or after April 1,
2021 (the operative date of Proposition 19 base year value transfer) and before October 9,
2022 (within two years of the purchase of your replacement primary residence), you will be
able to transfer your base year value to your replacement primary residence in Santa Barbara
County. Once your Napa County property is sold, then you will be able to file a claim with
the Santa Barbara County Assessor's Office to transfer your base year value.

Claim Filing

23.

24.

Question: How do I apply for a Proposition 19 base year value transfer? Do I apply
during the escrow process?

Answer: You can apply for the Proposition 19 base year value transfer once you have sold
your original primary residence and you have purchased your replacement primary residence
within two years of the sale of that original primary residence. Once both of these
transactions have taken place and you occupy the replacement residence as your primary
residence, you must file a claim form with your local County Assessor's office where the
replacement primary residence is located in order to be eligible to have your base year value
transferred.

Question: Where do I get the form to apply for the base year value transfer under the
provisions of Proposition 19?

Answer: It is the local County Assessor where the replacement primary residence is located
that determines whether you qualify to transfer your base year value from your original
primary residence to a replacement primary residence. Thus, the new claim forms that have
been created for the Proposition 19 base year value transfers must be obtained from your
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25.

local County Assessor's office where the replacement primary residence is located. The new
forms for the base year value transfers are:

e BOE-19-B, Claim for Transfer of Base Year Value to Replacement Primary
Residence for Persons at Least Age 55 Years

e BOE-19-D, Claim for Transfer of Base Year Value to Replacement Primary
Residence for Severely Disabled Persons

e BOE-19-DC, Certificate of Disability

e BOE-19-V, Claim for Transfer of Base Year Value to Replacement Primary
Residence for Victims of Wildfire or Other Natural Disaster

A list of the 58 California County Assessors and the links to their websites are available on
the BOE's website at: https://www.boe.ca.gov/proptaxes/countycontacts.htm.

Question: I purchased my replacement primary residence in February 2021. A year
later, I sell my original primary residence and file a claim for the base year value
transfer. Under Proposition 19, will I get a refund of the taxes I paid while waiting for
my claim to be approved to transfer my base year value to my replacement primary
residence?

Answer: Once your claim is approved, any taxes that were levied on the replacement primary
residence prior to the filing of the claim on the basis of the replacement primary residence's
full cash value at the time of purchase or new construction, and any allowable adjustments,
shall be cancelled or refunded to the extent that the taxes exceed the amount that would be
due when determined on the basis of the adjusted new base year value.


https://www.boe.ca.gov/proptaxes/countycontacts.htm
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