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Ad Valorem Valuation & 
Exemption Process

Senate Finance & Tax Committee
December 3, 2025

The Property Appraisers’ Association of Florida, Inc.



Property Tax Calculation

Taxable Value x Millage (tax rate) = Property Taxes

Taxable Value = Just Value (FMV) - Assessment Differential - Exemptions



Independent Constitutional Officer
 Property Appraisers are elected independent county constitutional officers.

Art VIII, § 1(d), Fla. Const. Sheriffs, Clerks of the Circuit Court,
Supervisors of Election, and Tax Collectors also are elected constitutional
officers.

 2018 constitutional amendment precludes charter counties from abolishing
the constitutional officers, transferring any duties, changing the length of
the four-year term, or establishing any method of selection other than
election.

 Property appraisers are not county employees, and their offices are not
departments of the county.



Statutory Duties

 Value all real and tangible personal property located within the county,
except inventory, whether such property is taxable, wholly or partially
exempt, or subject to classification reflecting a value less than its just
value at its present highest and best use. § 192.011, Fla. Stat. (2025).

 Administer exemptions. All real and tangible personal property is subject
to taxation unless expressly exempt. § 196.001, Fla. Stat. (2025).

 Administer homestead and non-homestead assessment capping. §§
193.155, 193.1554, 193.1555, Fla. Stat. (2025).

 Administer classified use (agricultural) status of property. § 193.461, Fla.
Stat. (2025).



Additional Statutory Duties
 Obtain aerial photography.

 Maintain Geographic Information System (GIS) data.

 Maintain name-address-legal and parcel identification information.

 Collect and aggregate land and building data.

 Collect and maintain property sales data.

 Maintain confidential parcel status.

 Prepare annual school and non-school assessment rolls, which extends the
millage rate adopted by the taxing authorities against the taxable value for each
parcel. These rolls are certified to the tax collector, who mails the tax bills by
November 1. § 197.333, Fla. Stat. (2025).



Valuation as of January 1
 All real and tangible personal property, except inventory, shall be assessed

according to its just value on January 1. § 192.042, Fla. Stat. (2025).

 Real property improvements or portions not substantially completed on January 1
shall have no value placed thereon. “Substantially completed” shall mean that the
improvement or some self-sufficient unit within it can be used for the purpose for
which it was constructed.

 Tangible personal property except construction work in progress shall have no
value placed thereon until substantially completed as defined in
s. 192.001(11)(d).



Exemptions and Classified Use Status 
as of January 1

 Entitlement to exemptions and classified use status is based on ownership and
use as of January 1. §§ 196.011, 193.461, Fla. Stat. (2025).

 Property owner must apply for an exemption and classified use status by March 1
or, if can demonstrate that was unable to apply in a timely manner or extenuating
circumstances may apply within 25 days after mailing of TRIM notice.

 The failure to apply constitutes a waiver of the exemption or classified use status
for that year.

 Counties may authorize exemptions and classified use status, once granted in the
initial year, to be automatically renewed in subsequent tax years provided there is
no change in ownership or use.



Just Valuation
 All real and tangible personal property must be assessed at just value,

which is legally synonymous with fair market value (FMV). Art. VII, § 4,
Fla. Const.

 FMV is defined as the price at which a property, if offered for sale on 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 of the other. Fla. Admin.
Code R. 12D-1.002(2) (2025).

 “Sales chasing” is prohibited. Assessments of similar types of sold and
unsold property should be similar.



Just Valuation Criteria
 Section 193.011 delineates eight criteria that must be considered in

arriving at just valuation.

(1) The present cash value of the property, which is the amount a willing
purchaser would pay a willing seller, exclusive of reasonable fees and costs
of purchase, . . . in a transaction at arm’s length;

(2) The highest and best use to which the property can be expected to be
put in the immediate future and the present use of the property, taking into
consideration the legally permissible use of the property, including any
applicable judicial limitation, local or state land use regulation, or historic
preservation ordinance, and any zoning changes, concurrency requirements,
and permits necessary to achieve the highest and best use, . . .;

(3) The location of the property;



Just Valuation Criteria
(4) The quantity or size of the property;

(5) The cost of the property and the present replacement value of any
improvements thereon;

(6) The condition of the property;

(7) The income from the property;

(8) The net proceeds of the sale of the property, as received by the seller,
after deduction of the usual and reasonable fees and costs of the sale,
including the costs and expenses of financing, and allowance for
unconventional or atypical terms of financing arrangements. . . . . Any
portion of such net proceeds attributable to payments for household
furnishings or other items of personal property must be excluded.



Department of Revenue

 The Department of Revenue (DOR) has general supervision of the
assessment and valuation of property so that all property will be placed on
the tax rolls and shall be valued according to its just valuation, as required
by the constitution. § 195.002, Fla. Stat. (2025).

 DOR’s supervision consists primarily of aiding and assisting county officers
in the assessing and collection functions, with particular emphasis on the
more technical aspects. DOR conducts schools to upgrade assessment
skills of both state and local assessment personnel.



Assessment Roll Oversight
 DOR is required to conduct, no less frequently than once every two years, an in-

depth review of the real property assessment roll of each county. The department
need not individually study every use-class of property but shall, at a minimum,
study the level of assessment in relation to just value of each classification. §
195.096, Fla. Stat. (2025).

 Property appraisers submit their assessment rolls to DOR for approval by July 1. §
193.1142(1), Fla. Stat. (2025).

 DOR must approve or disapprove the assessment rolls within 50 days of a
complete submission of the roll. § 193.1142(5), Fla. Stat. (2025).

 DOR randomly samples all sales in the county to determine whether those sales
were properly qualified or disqualified as arms length transactions. If DOR finds
that more than 10 percent of sales qualification decisions do not fall within the
applicable criteria, it shall issue a post-audit notification of defects. § 193.0995,
Fla. Stat. (2025).



Budgetary Oversight
 Property appraisers submit proposed budgets to DOR each year by June 1. §

195.087(1), Fla. Stat. (2025).
 DOR reviews all budgets and notifies property appraiser and board of county

commissioners of tentative budget decision by July 15.
 Property appraiser and the board may submit additional information to DOR before

August 15, at which date DOR issues its final budget amendments/changes.
 The property appraiser’s budget is proportionately funded by the taxing authorities

within the county except for municipalities and the school board. § 192.091(1),
Fla. Stat. (2025).
 Counties may appeal DOR’s decision to approve the property appraiser’s budget to

the Administration Commission. § 195.087(1), Fla. Stat. (2025).
 The property appraiser is required to post the budget on the website for the office

within 30 days after adoption. § 195.087(6), Fla. Stat. (2025)



Statutory Duties Involving Millage
 Provide preliminary assessment roll information to taxing authorities by June 1 for budget

planning purposes. § 200.065(8), Fla. Stat. (2025).

 Certify the assessment roll to the taxing authorities by July 1. § 200.065(1), Fla. Stat.
(2025).

 The certification includes instructions to the taxing authorities on how to calculate the
rolled-back rate, which is the millage rate, exclusive of new construction, additions to
structures, deletions, increases in the value of improvements that have undergone a
substantial rehabilitation which increased the assessed value of such improvements by at
least 100 percent, property added due to geographic boundary changes, total taxable
value of tangible personal property within the jurisdiction in excess of 115 percent of the
previous year’s total taxable value, and any dedicated increment value, will provide the
same ad valorem tax revenue for each taxing authority as was levied during the prior
year less the amount, if any, paid or applied as a consequence of an obligation measured
by the dedicated increment value.



Statutory Duties Involving Millage
 Prepare and mail the Notice of Proposed Property Taxes and Non-Ad Valorem

Assessments (TRIM notice). § 200.069, Fla. Stat. (2025). TRIM notices are
typically are mailed in mid August.

 TRIM notice reflects the just, assessed, and taxable values for the property,
advises owners of the “rolled-back rate,” the millage rate if the proposed budget
is adopted, the taxes paid in the prior year, and the taxes payable under the
proposed budget.

 TRIM notice advises property owners of the dates, times, and locations of the
budget hearings conducted by the taxing authorities.

 TRIM notice also advises the property owner of the right to contest the
assessment of its property by filing a petition to the value adjustment board
(VAB).



Assessment Challenges
 Property owners may challenge the property appraiser’s valuation,

exemption, classified use status, or assessment cap decisions.

 By filing a petition with the Value Adjustment Board (VAB); and/or

 By filing suit in circuit court. §§ 194.011, 194.036(2), Fla. Stat. (2025).

 If the taxpayer is dissatisfied with the decision of the VAB, it may file suit
in circuit court. Property appraisers may appeal an adverse VAB decision,
provided that any value reduction exceeds the statutory threshold or an
exemption or classified use decision violates the applicable statutes,
constitutional provision, or administrative rule. § 194.036(1), Fla. Stat.
(2025).

 The circuit court review is de novo, which is a trial anew without any
deference given to the VAB’s decision.



Mass
Appraisal

Single 
Property
Appraisal



Mass Appraisal
“The process of valuing a universe 
of properties as of a given date 
using standard methodology, 
employing common data, and 
allowing for statistical testing.”
(USPAP, 2024 ed.)

Single-Property Appraisal
“Systematic appraisal of 
properties one at a time.”
(IAAO Glossary for Property 
Appraisal and Assessment)

Definitions



Equitable and efficient appraisal of all property within a
jurisdiction for ad valorem tax purposes

In order to conduct proper mass appraisal, an office must have adequate:
1. Parcel Count
2. Budget
3. Staff
4. Resources
5. Computer-Assisted Mass Appraisal (CAMA) System

Purpose of Mass Appraisal



Sample of County Property Appraiser
Budget Changes

Avg Increase / Year
(2012 – 2025) Pinellas Charlotte

Countywide Taxable Value 12.2% 9.3%

Property Appraiser Budget 4.0% 2.9%

CPI 2.7% 2.7%



• Florida properties are valued every year 
in all 67 counties

• Effective date of value is January 1

• Sales and Permit activity physically 
reviewed as they occur

• Statutory 5-yr review cycle (physical or 
aerial) for all properties

Valuation Date & 
Review Cycle



1. Define the Valuation Problem
a) Value Type | Date of Value | ID property & property rights

2. Determine the Scope of Work
a) Type & extent of research and analysis required to develop 

credible appraisal results

3. Create a Preliminary Analysis & Plan
a) Plan to put data collection and valuation tools and resources 

into action to accomplish valuation and maintenance of the 
assessment roll

4. Data Collection
a) Select & Collect Data (Market, Property & Comparative Data)

Steps in Mass Appraisal



5. Determine Highest and Best Use - As Vacant | As Improved
1) Legally Permissible
2) Physically Possible
3) Financially Feasible
4) Maximally Productive

Current use is typically the highest and best use for ad valorem

Steps in Mass Appraisal



6. Apply Appropriate Valuation Approaches (in fee simple)
a) Cost Approach

• Replacement Cost New – Depreciation + Land Value = Value

b) Income Capitalization Approach
• Net Operating Income / Cap Rate = Value

c) Sales Comparison Approach
• Indicator of value from comparables X Quantity (e.g. square footage) = Value

7. Reconcile Value Indications & Report Opinion of Value

Steps in Mass Appraisal



Apply Appropriate Valuation Approaches
Residential

a. Sales Comparison Approach
a. Number of comparable sales

b. Cost Approach
a. Age of property

Commercial
a. Income Capitalization Approach

a. Typically, best mirrors purchaser actions for income producing property

b. Sales Comparison Approach
c. Cost Approach

Residential vs. Commercial



Property owners have 3 opportunities to contest their value or a denial 
of a classification or exemption:

1. Informal Meeting(s) with the Property Appraiser’s Office
2. Value Adjustment Board (VAB) Process

a) Administered by the Clerk of the Court
3. File a lawsuit in Circuit Court

While we appraise using the mass appraisal process due to volume, our offices 
defend our values using the single property appraisal process

Assessment Challenges



Work Processes

Mass Appraisal 
• Generally, requires various people to contribute to 

the process
• Conduct research and use standardized 

procedures to develop data for multiple properties
• Typically, no interior inspection
• Quality is measured using statistical testing that 

evaluates appraised values against sale prices

Single Property Appraisal
• Typically, only one person
• Required to research and analyze data and make 

appraisal judgments and decisions
• Interior inspection typical
• Quality of the appraiser’s findings is measured by 

the comparability of the sales



Quality Control – Mass Appraisal

Quality is measured using statistical testing that evaluates 
appraised values against sale prices. 

 



STANDARD ON RATIO STUDIES
(IAAO) 

Uses of Ratio Studies
• Measurement and evaluation of the level and uniformity of mass 

appraisal models
• Internal quality assurance and identification of appraisal priorities
• Determination of whether administrative or statutory standards 

have been met
• Determination of time trends
• Adjustments of appraised values between reappraisals



STANDARD ON RATIO STUDIES
(IAAO) 

• Sale Ratio Calculation – Divide the appraised value by the sale price for each observation in the sample. 
• Measures of Appraisal Level (LOA) Level of Assessment are based on measures of central tendency: 

  Median Ratio, Mean Ratio and Weighted Mean Ratio
• DOR  - Overall Value – Weighted Median LOA

• Measures of Variability – (Horizontal Dispersion) Uniformity of the Ratios
• Coefficient of Dispersion (COD) – Measures the average percentage deviation of the ratios from the median or 

mean ratio
• Standard Deviation
• Coefficient of Variation (COV)

•  Vertical Equity 
• Price-Related Differential (PRD) is measured by dividing the mean ratio by the weighted mean ratio. (.98-1.03)
• Measures above 1.00 tend to indicate regressivity (High value properties are under appraised relative to low-

value properties)
• Measures  below 1.00 tend to indicate progressivity (High value properties are relatively over appraised ) 



Department of 
Revenue

Property Tax 
Oversight

Statutes and Rules 

193.1142 Approval of assessment rolls.

195.002 Supervision by Department of Revenue. 

195.096 Review of assessment rolls.

195.0995 Use of sales transactions data; qualification; 
review.

12D-8.001 All Property to Be Assessed.

12D-8.002 Completion and Submission of Assessment 
Rolls.

12D-8.007 Preparation of Assessment Rolls.

12D-8.020 Approval of Assessment Rolls by the 
Department of Revenue.













Contact Information

Loren Levy, General Counsel, Property Appraisers’ Association of Florida, Inc.
llevy@levylawtax.com

850-219-0220

Paul Polk, Charlotte County Property Appraiser
Paul.polk@charlottecountyfl.gov

941-743-1470

Mike Twitty, Pinellas County Property Appraiser
mtwitty@pcpao.gov

727-464-3207
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