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Lien on me, but not 
Forever
Perfection, Duration & Extension of Judgment, 
Federal Tax, Municipal, & Code Enforcement Liens

Linda Monaco, B.C.S.

Senior Legal Education Attorney

• Judgment Liens

• Federal Tax Liens

• Municipal Liens

• Code Enforcement Liens

Overview
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• Perfection

• Duration

• Extension

Drilling Down

4

• Tolling
• Pending bankruptcy will toll all time periods for 

enforcement
• 11 U.S.C. Sec. 108(c) (2)

• 30 days after notice of termination or expiration of 
automatic stay

• TN 5.06.05

• Validity
• Lien may still be valid post bankruptcy; not extinguished

• 11 U.S.C. Sec. 506

• TN 5.06.07

Special Concerns – Bankruptcy

5

4
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• Constitutional Homestead Protection
• Fla. Const. Art. X, Sec. 4

• Does not apply to:
• Taxes & assessments on property
• Obligations contracted for purchase, improvement, etc.

• No lien attaches to proceeds from sale of 
homestead property

• As long as proceeds are reinvested in a reasonable 
amount of time after sale

• Orange Brevard Plumbing & Heating Co. v. La Croix, 137 
So.2d 201 (Fla. 1962)

Special Concerns – Homestead

6

Judgment Liens – 1
Judgments Rendered in State of Florida

6
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• “New Guidelines for Handling Uncertified, Expired, 
and Otherwise Unperfected Judgment Liens,” 40 
Fund Concept 33 (Apr. 2008)

• Note: contrary to the article, amount of judgments is 
$1 million or less

Review

8

• Judgment against one spouse when property is 
held by the entirety is not a lien

• TN 18.03.05

• Confirm continuous marriage

• If marriage was not continuous – contact 
underwriting counsel

Review
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Easy Guide to Perfected Judgment

10

•
• ddress

eginning date of judgment

• ertified copy

ate of recording certified copy

Easy Guide to Perfected Judgment
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10

11
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ddress
• Does judgment contain the address of judgment 
creditor?

• Was an affidavit recorded with certified copy with 
judgment creditor’s address (10 documents either 
side of certified copy)?

• No – not perfected

• Yes – keep going

Easy Guide to Perfected Judgment
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• eginning date of judgment
• Is the judgment itself less than 20 years old?

• No – not perfected

• Yes – keep going

Easy Guide to Perfected Judgment
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13
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ertified copy
• Is a certified copy of the judgment recorded?

• No – not perfected

• Yes – keep going

Easy Guide to Perfected Judgment

14

ate of recording certified copy
• Is the certified copy less than 10 years old?

• No – not perfected

• Yes – perfected (if all answers are yes)

Easy Guide to Perfected Judgment

15

14

15

10



• Ignoring unperfected liens for insured amounts of 
$1 million or less 

• No certified copy recorded (C) AND/OR
• No address or address affidavit (A)

• Judgment more than one year old

• May be ignored – TN 18.03.02 B. 1) & TN 18.03.02 D. 1)

• Judgment up to one year old 
• Escrow  funds until  gap closed – contact underwriting 

counsel, will need agreement

• TN 18.03.02 B. 1) & TN 18.03.02 D. 1)

What About Issuing a Policy?

16

• Ignoring unperfected liens – policy for more than $1 
million

• TN 18.03.02 B. 2) & TN 18.03.02 D. 2)
• No certified copy recorded (C) AND/OR
• No address or address affidavit (A)

• Contact underwriting counsel

What About Issuing a Policy?

17

16

17
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A. – Address?
Yes

B. – Beginning date of   
judgment?
Less than 20 years ago

C. – Certified copy?
Yes

D. – Date certified copy 
recorded?
Less than 10 years ago

55

18

Judgment Liens – 2
Judgments Rendered Outside State of 

Florida Including Foreign Countries

18

19
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Perfection

Judgments from Outside State of Florida

• Recorded foreign judgment (certified)
• Secs. 55.501-.509, F.S.

• Other states & federal courts

• Secs. 55.601-.607, F.S.
• Foreign countries

• Title Standard 9.2

20

Perfection

Judgments from Outside State of Florida

• Recorded affidavit
• Creditor’s address
• Debtor’s address 
• Act does not specify that affidavit is 

required to perfect lien on real property
• Without affidavit treat as a valid lien

• TN 18.01.01 C.

21

20

21
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Perfection – Notice 

Judgments from Outside State of Florida

• Clerk to mail copy to debtor

• Creditor may also mail & record proof with clerk 
where judgment originates from foreign country

• Other states & federal courts
• Sec. 55.505(2), F.S.

• TN 18.01.01 A. 2. b)

• Foreign countries
• Sec. 55.604(1)(b), F.S.

• TN 18.01.01 B. 2. b) 22

Perfection – Objection

Judgments from Outside State of Florida

• Judgment is not enforceable for 30 days
• Other states & non-Florida federal courts

• Debtor can file action contesting  jurisdiction of judgment

• Foreign countries
• Debtor can file notice of objection with clerk specifying 

grounds for non-recognition or non-enforceability

23

22

23
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Perfection – Priority 

Judgments from Outside State of Florida

• Other states & federal courts
• Date of recording of judgment

• TN 18.01.01 A 2. b)
• Dollar Sav. and Trust Co. v. Soltesiz, 636 So.2d 63 

(Fla. 2d DCA 1994) 

24

Perfection – Priority 

Judgments from Outside State of Florida

• Foreign countries
• Later date of the recording of

• Clerk’s certificate as to no objection or
• Court order recognizing foreign                       

judgment
• Sec. 55.604(7), F.S.
• TN 18.01.01 B. 2. c)

• Include an exception once a certified copy is 
recorded

25
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Duration – Judgment 

Judgments from Outside State of Florida

• Judgment itself – 20 years from entry of judgment
• Courts outside Florida – Sec. 55.503(1), F.S.
• Foreign country – Sec. 55.604 (5), F.S.
• Patrick v. Hess, 212 So.3d 1039 (Fla. 2017)
• Title Standard 9.2
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Duration – Lien 

Judgments from Outside State of Florida

• Lien – 10 years from recording of certified copy (or 
until judgment expiration – whichever occurs first)

• Sec. 55.10(2). F.S.
• See Secs. 55.503(1), 55.604(5), F.S.

• Title Standard 9.2

27
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Extension – Judgment 

Judgments from Outside State of Florida

• No provisions

28

• Re-record certified copy with new affidavit prior to 
expiration

• New 10-year period commences upon recording subject to 
judgment expiration

• Re-record after lien expiration causes loss in priority 
• Sec. 55.10(2), F.S.

• Secs. 55.503(1), 55.604(5), F.S.

• Title Standard 9.2-2

Extension – Lien 

Judgments from Outside State of Florida
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Perfected Lien 

Judgments from Outside State of Florida

• Enforceable after conveyance to third party
• Gamez v. First Union Nat’l Bank of Fla., 31 So.3d 220 

(Fla. 4th DCA 2010)

30

Easy Guide to Perfected Judgment

Judgments from Outside State of Florida
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Easy Guide to Perfected Judgment

Judgments from Outside State of Florida

• ddress – goosed up

eginning date of judgment

• ertified copy

ate of recording certified copy
32

Easy Guide to Perfected Judgment

Judgments from Outside State of Florida

• A ddress – goosed up
• Was affidavit recorded with both judgment creditor’s & 

debtor’s addresses (10 documents either side of certified 
copy)?

• No – not perfected, BUT contact underwriting

• Yes – keep going

33
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Easy Guide to Perfected Judgment

Judgments from Outside State of Florida

• eginning date of judgment
• Is the judgment itself less than 20 years old?

• No – not perfected

• Yes – keep going

34

Easy Guide to Perfected Judgment

Judgments from Outside State of Florida

ertified copy
• Is judgment certified by the jurisdiction where it 
was entered & is it recorded?

• No – not perfected

• Yes – keep going

35
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Easy Guide to Perfected Judgment

Judgments from Outside State of Florida

• ate of recording certified copy
• Is the certified copy less than 10 years old?

• No – not perfected

• Yes – perfected (if all answers are yes)

36

What About Issuing a Policy?

Judgments from Outside State of Florida

• Ignoring unperfected liens for insured amounts of 
$1 million or less 

• No address or address affidavit (A)
• Contact underwriting counsel
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37
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What About Issuing a Policy?

Judgments from Outside State of Florida

• Ignoring unperfected liens for insured amounts of 
$1 million or less 

• No certified copy recorded (C) 
• Judgment more than one year old

• May be ignored – TN 18.03.02 B. 1) & TN 18.03.02 D. 1)

• Judgment up to one year old 

• Escrow  funds until  gap closed – contact underwriting 
counsel, will need agreement

• TN 18.03.02 B. 1) & TN 18.03.02 D. 1)
38

What About Issuing a Policy?

Judgments from Outside State of Florida

• Ignoring unperfected liens – policy for more than $1 
million

• TN 18.03.02 B. 2) & TN 18.03.02 D. 2)
• No certified copy recorded (C) AND/OR
• No address or address affidavit (A)

• Contact underwriting counsel

39
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A. – Address? – goosed up
Should be in the affidavit 
– if not contact 
underwriting counsel

57

40

A. – Address – goosed up 

Was affidavit recorded with 
both judgment creditor’s & 
debtor’s addresses?

If there is no affidavit 
contact underwriting 
counsel

41

61

40

41
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A. – Address – goosed up?
Should be in the affidavit

B. – Beginning date of 
judgment?
Less than 20 years ago

58

42

A. – Address – goosed up?
Should be in the affidavit

B. – Beginning date of 
judgment?
Less than 20 years ago

C. – Certified copy?
Yes

59

43

42

43
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A. – Address – goosed up?
Should be in the affidavit

B. – Beginning date of 
judgment?
Less than 20 years ago

C. – Certified copy?
Yes

D. – Date certified copy 
recorded?
Less than 10 years ago

57

44

Judgment Liens
Additional Considerations

44

45
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• Liens can attach & be enforced against a vested 
remainder
• Aetna Ins. Co. v. LaGasse, 223 So.2d 727 (Fla. 1969) 

• Life estate in a condominium was protected from 
forced sale to satisfy a judgment lien due to 
homestead 
• King v. King, 652 So.2d 1199 (Fla. 4th DCA 1995) 

Present & Future Interests

46

Limited Liability Companies

Multi-Member LLC

• Charging order is sole & exclusive remedy to satisfy 
judgment against a member 

• Sec. 605.0503 (3), F.S.

• Charging order constitutes a lien on the judgment 
debtor's transferable interest of the LLC – not a lien 
on real property

• Sec. 605.0503 (1), F.S.

47

46

47
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Limited Liability Companies

Single Member LLC – TN 11.10.01 F.

• Charging order is sole & exclusive remedy to satisfy 
judgment against member, UNLESS:

• Court of competent jurisdiction determines that

• Charging order will not satisfy judgment in a reasonable time

• Such determination may be applied for any time after 
judgment including time of application for charging order

• Charging order constitutes a lien on the judgment debtor's 
transferable interest of the LLC – not a lien on real property

• Sec. 605.0503 (4), F.S.
48

• Must be filed in the official records

• Can be executed by attorney of record when paid in 
full

• TN 18.05.01(A)

Satisfactions

49

48

49

27



Federal Tax Liens

• File a “Notice of Lien” in the county in which the real 
property is located

• Sec. 713.901(3)(b), F.S.

Perfection

51

50

51
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• Federal Tax lien priority is first in time first in right
• United States v. McDermott, 113 S.Ct. 1526 (1993)

• Federal tax liens do not have priority over prior recorded 
liens

• U.S. v. Estate of Romani, 523 U.S. 517 (1998)

• Re-recording after extension expiration will create a new 
lien with priority set by the re-recording date

Perfection - Priority

52

• Allowed for 10 years from date of assessment 

• Time for collection may be suspended by taxpayers’ 
actions (and thus extended)

• Request for installment plan
• Bankruptcy
• And more
• 26 U.S.C. Sec. 6502(a)(1)

Duration – Collection 

53
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53
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• 10 years & 30 days from assessment

• As a lien on real property 
• From time of recording until day after date specified as 

“last day for refiling” 
• 26 U.S.C. Sec. 6323(f)(1)(A)(i)

• If not refiled, lien automatically released day after date 
specified as “last day for refiling”

• 26 U.S.C. Sec. 6325(a)(1)

Duration – Lien 

54

• Refiling prior to “last day for refiling” will extend lien 
on real property

• May not have a new “last day for refiling” 
• Should be noted as a refiling

• Duration is dependent upon length of time of 
suspension

• Litigation, etc.
• 26 U.S.C. Sec. 6323(g)(3)

Extension

55
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• Form 668 (Y)(c)
• Serial Number -
663640610

• Tax period
• 12/31/2007, 03/31/2008, 

06/30/2008

• Date of Assessment
• 07/27/2009

• Last date for Refiling
• 08/26/2019

62

56

• Form 668-F 
• Serial Number 663640610

• Tax period 
• 03/31/2008, 06/30/2008 

• Date of Assessment 
• 07/27/2009 

• Last date for Refiling 
• 08/26/2029 

•Prior refile date – 08/26/2019
5

7
 

• Reason? 

63

56

57
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• Form 668 (Z)

• Serial Number 663640610

• Tax period
• 12/31/2007, 03/31/2008, 

06/30/2008

• Date of Assessment
• 07/24/2009

• Last date for Refiling
• 08/26/2019

64

58

• Form 669-B

• Certificate of Discharge of 
Property from Federal Tax 
Lien

• Serial Number 361942819

• Amount $216,056.87

• Released legal

• For amount $141,754.92

• Recorded 9/15/2022

65

59

65

58

59
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• Sheriff’s sale does not eliminate federal tax liens 
recorded prior to the sale

• Sperling v. U.S., 944 So.2d 1139 (2008)

• Foreclosure judgment will eliminate if 
• United States is a party defendant &
• 120-day redemption period after sale has run

• 26 U.S.C. Sec. 7425 (d)(1)

Elimination

60

• Federal tax liens 
• Attach to property held as estate by the entireties
• Can be enforced against homestead property

• 26 U.S.C. Sec. 7421
• TN 30.02.01

Homestead & Entirety Property

61

60

61
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• U.S. v. Craft, 535 U.S. 274 (2002) 
• Tax lien will attach to tenants by the entirety property

• Lien attached to tenants by the entirety
• Debtor quitclaims to non-debtor spouse
• Tax lien still attached

• TN 30.02.07

Tax Lien – Estate by the Entireties

62

Tax Lien Against Deceased Debtor
Estate by the Entireties or Joint Tenancy

• Attaches to interest

• I.R.B. 2003-39, Notice 2003-60, Sept. 29, 2003 
• Question 4

• Tax lien attached to tenants by the entirety

• Death of debtor spouse
• “[S]urviving non-liable spouse takes property unencumbered 

by the federal tax lien”

• TN 30.02.07

63

62

63
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Tax Lien Against Deceased Debtor
Estate by the Entireties or Joint Tenancy

• May remain a lien on real property

• Paternoster v. U.S., 640 F.Supp.2d 983 (S.D. Ohio 
2009)

• Tax lien attached to tenants by the entirety property
• Debtor spouse died
• Tax lien remains valid

• TN 30.02.07
64

• May remain a lien on real property

• TN 30.02.07

• Contact underwriting counsel

Tax Lien Against Deceased Debtor

65

64

65
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County & Municipal 
Liens

Chs. 153, 159 & 170, F.S.

County Water & Sewer 
Systems

Municipal Liens – Ch. 153, F.S.

66

67
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• Water

• Sewer

• Superior to all other liens, including purchase 
money mortgages

• Sec. 153.67, F.S.

County Services & Facilities

Priority

68

• Lien appears to attach 
when service charge 
becomes due

• TN 25.03.09

• No requirement to record 
any document

• Sec. 153.67, F.S.

Perfection

69

68

69
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• Subject to a 5-year statue of limitation, if recorded 
in official records books

• Sec. 95.11, F.S.
• City of Riviera Beach v. Reed, 987 So.2d 168 (Fla. 4th

DCA 2008) 

• Foreclosure may begin when service charge is 30 
days past due

• Sec. 153.67, F.S.

Duration

70

Extension - none

71

70

71
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• Priority Sec. 153.67, F.S.

• No requirement to 
record

• 5-year statute of 
limitations if recorded –
from recording date

66

72

Bond Financing
Municipal Liens – Ch. 159 F.S.

72

73
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• Governing bodies
• County
• Municipality 

• Sec. 159.02, F.S.

Municipal Repairs & Improvements

74

• Waterworks systems

• Sewer systems

• Gas systems

• Bridges

• Causeways

• Tunnels

• Incinerator & solid waste 
disposal systems

• Harbor & port facilities

• Mass transportation 
systems

• Expressways

• Marinas

• Civic auditoriums

• Sports arenas

• Parking facilities, & 

• Theme & amusement parks

Municipal Repairs & Improvements

75

74

75
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• Fix & collect
• Rates
• Fees
• Tolls
• Rentals or
• Other charges for services & 

facilities

• Sec. 159.03 (3),F.S.

Municipal Repairs & Improvements

76

• Premises served by 
such system

• Superior to all other 
liens, including purchase 
money mortgages

• Sec. 159.17, F.S.

Priority

77

76

77
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• Lien appears to attach when 
service charge becomes due

• TN 25.03.09 

• No requirement to record any 
document

• Sec. 159.17, F.S.

Perfection

78

• Subject to a 5-year statute of limitations, if recorded 
in official records book

• Sec. 95.11, F.S.
• City of Riviera Beach v. Reed, 987 So.2d 168 (Fla. 4th

DCA 2008) 

• Foreclosure may begin when service charge is 30 
days past due

• Sec. 159.17, F.S.

Duration

79

78

79
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Extension - none

80

• For utility services

• No requirement to record

• 5-year statute of 
limitations once recorded 
– from recording date

67

81

80

81
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Supplemental & Alternative 
Method of Making Local 
Municipal Improvements

Municipal Liens – Ch. 170, F.S.

• Roads

• Walkways

• Drainage for above

• Lighting for above

• Street furniture

• Landscaping

• And other amenities 
such as parks & seawalls

Local Improvements Sec. 170.01, F.S.

83

82

83
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• Payable in time & manner 
as provided in the 
resolution

• Superior to all other liens, 
including purchase money 
mortgages

• Shall bear interest with 
limitations on interest rate
• Sec. 170.09, F.S.

Priority

84

• Resolution required

• Sec. 170.03, F.S.

• Shall be recorded in “Improvement Lien 
Book”

• Lien attaches when municipality equalized & 
approves special assessment

• No requirement for improvement to be 
complete

• Sec. 170.08, F.S.

Perfection

85

84

85
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• Lien attaches until paid
• Sec. 170.08, F.S.

• No longer than 30 years
• Sec. 170.09, F.S.

• Delinquent if not paid when due & 

• Governing authority shall bring 
suit

• Sec. 170.10, F.S.

Duration

86

• Special act contrary to 30-year limitation
• Sec. 170.09, F.S.

Extension

87

86

87
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Resolution 68

88

• Authority under Ch. 170, F.S.

• Project outline & costs

• Assessment plat
• Who has to pay

• Publication requirements

• Preliminary assessment roll

Resolution

89

68

88

89
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Improvement Lien Book

74

90

• Separate bill sent

• Owner may pay in full or

• Spread payments over time
• Will pay interest
• Maximum time indicated 

within resolution

Improvement Lien Book

91

75

90

91
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Equalizing the Assessments

92

76

93

80

92

93
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Paid Assessment

81

94

• Call municipality
• Sometimes can be difficult to identify

• Submit form required by municipality

• Pay a required fee 

• OR

• Hire a lien search company

How to Check for Municipal Liens

95

94

95
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County or Municipal 
Code Enforcement

Ch. 162, F.S.

• Record a certified copy of order imposing a fine or 
fine plus costs in public records

• Lien will attach to all real or personal property 
owned by violator except constitutional homestead

• May not initiate foreclosure until “three months” 
after filing of the lien

• Sec. 162.09(3), F.S.

Perfection

97

96

97
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• From time a certified copy of a code enforcement 
order imposing a fine or fine plus costs is recorded 
in public records

• Sec. 162.09(3), F.S.

• No super priority
• City of Palm Bay v. Wells Fargo Bank, N.A., 114 So.3d

924 (Fla. 2013)

Priority

98

• Must bring action to enforce lien no later than 20 
years from recording of certified copy of order 
imposing fine

• Sec. 162.10, F.S.

• Enforceable in same manner as court judgment
• However not deemed a court judgment
• Sec. 162.09(3), F.S.

Duration

99

98

99
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• Action must commence prior to 
end of 20-year period

• Continuation of such a lien during 
pendency of action will not bind 
creditors or subsequent 
purchaser for valuable 
consideration without notice, if lis 
pendens is not filed

• Sec. 162.10, F.S.

Extension

100

• Certified copy

• Not enforceable 
until 3 months 
after filing of 
lien

• 20-year SOL

82

101

100

101
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• Code enforcement lien 
called a tax

• Ordinance/Regulation
• Chapter 6

Hybrid Code 
Enforcement

102

84

• Paragraph 5, second page
• Fine & costs as a lien via Code of Ordinances
• “…such lien shall be coequal with the liens of all 

state, county, district, and municipal taxes, and 
superior in dignity to all other liens, titles and 
claims regardless of when created or recorded.”

• Call underwriting counsel

Hybrid Code Enforcement

103

102

103
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• Judgment Liens – A, B, C, D

• Federal Tax Liens – review document face

• Municipal Liens – recording in Official Records book 
not necessary for lien to attach

• Code Enforcement Liens – need certified copy 
recorded

Review

104

Thank you
for your time & attention

For more information please contact:

Linda Monaco, B.C.S.
LMonaco@TheFund.com

104

105
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DOCes20220395724

Rec ee $1 006
:23 AM page 1 of 1

Preparedon06/22/2022
Phii Diamond, Comptroller

PreparedBy& ReturnTo: ^_ngeCounty, FL

Credit& Collections
Ret To: ORANGE COUNTY UTILITIES-

OrangeCountyUtilitiesDepartment a

CustomerServiceDivision

9150CurryFordRoad

OrlandoFL32825-7600

WATER AND/OR SEWER LIEN

To: GILBERTO CINTRON

6590S GOLDENROD RD UNIT B

ORLANDO, FL 32822-8713

Orange County,a politicalsubdivisionof the Stateof Florida,does herebyclaima lienupon the realpropertydescribed

belowforallfees,ratesand chargesforwaterand/orsewerservicerenderedtotheproperty
describedbelow,and feesand

costsforthecollectionthereofand enforcementofthislien.ThislienisclaimedpursuanttoSectionFiveofChapter71-804,

Laws ofFlorida,1971and Section153.67FloridaStatues,and isintheamountof $83.56forservicesrenderedtothebelow

describedpropertyfrom11/26/2002to03/16/2022(inclusive).

Therealpropertyuponwhichthelienisclaimedisdescribedasfollows:

ACCOUNT: 0859766200

ADDRESS: 707BRIDGEWAY BLVD

PARCEL ID: 23-22-31-0892-01-100

LEGAL DESCRIPTION: BRIDGE WATER PHASE 243/145LOT 110

TIMOTHY B. STRONG ,ASSISTANT DIRECTOR

ORANGE COUNTY UTILITIES

ORANGE COUNTY, FLORIDA

STATEOF FLORIDA

COUNTY OF ORANGE

On thisday,personallyappearedbeforeme, theundersignedNotaryPublic,TimothyB. Armstronq,to me wellknown to be

Designeeof OrangeCountyUtilitiesDirector,who, afterbeingdulysworn,deposeand say thattheforegoingWaterand/or

SewerLienwasexecutedunderauthorityoftheBoardofCountyCommissionersforthepurposesthereinexpressed.

WITNESS my handandofficialsealthisthe22nddayofJune,2022.

ANDREA BALAUAT

20-56(3/89) NotaryPublic,StateofFloridaatLarge

My CommissionExpires:

NotaryPublicStateofFlodda
. . AndreaBatauat

MyCommissionNH 121012
Exi*es04/22/2025
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