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Hernando County 

Value Adjustment Board 
Organizational Meeting 

Minutes 
 

July 25, 2024 
 

CALL TO ORDER 

The meeting was called to order at 10:00 a.m. on Thursday, July 25, 2024, in the John Law 
Ayers County Commission Chambers, Government Center, Brooksville, Florida. 

 
Attendee Name Title 
Steve Champion Chairman, Commissioner 
Mark Johnson Vice Chairman, School Board Member 
John Allocco Commissioner 
Matt Mulvaney Citizen Member 
Holly Cosby Legal Counsel 
Heidi Kurppe Administrative Services Supervisor 
Patricia Tapia Deputy Clerk 

 
Citizen Member Thomas Beisacher was not present at the meeting. 

Invocation 

Pledge of Allegiance 

Introductions 

2024 VAB MEMBER AND VAB CLERK CONTACT INFORMATION 

Pursuant to Florida Administrative Code (FAC), Chapter 12D-9.013(1)(a), the Board was 
provided with a Member and Clerk Contact Information List. 

REVIEW AFFIDAVIT OF PUBLICATION AND VERIFICATION OF QUORUM 

Mrs. Cosby reviewed the affidavit of publication and verified that a quorum of the Board was 
present. 

CONFIRMATION OF CHAIR (Commissioner) and CHAIR APPOINTS VICE CHAIR 

Chairman Champion appointed Hernando County School Board Member, Mark Johnson, as 
Vice Chairman. 
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RESULT: ADOPTED 
MOVER: Mark Johnson 
SECONDER: Matt Mulvaney 
AYES: Champion, Johnson, Allocco and Mulvaney 
ABSENT: Beisacher 

RESULT: ADOPTED 
MOVER: Mark Johnson 
SECONDER: Matt Mulvaney 
AYES: Champion, Johnson, Allocco and Mulvaney 
ABSENT: Beisacher 

APPROVAL OF AGENDA 

Motion 
To approve. 

 

 

APPROVAL OF MINUTES 

The Minutes for the March 15, 2024, meeting were submitted for approval. 

Motion 
To approve. 

 

 
RATIFICATION OF HOLLY E. COSBY AS LEGAL COUNSEL 

Approval of Contract 

FS, Chapter 194.015, stipulated that the Board shall appoint private counsel who had 
practiced law for over five years and who shall receive such compensation as may be 
established by the Board. A proposed contract with Mrs. Holly E. Cosby was submitted for 
approval. 

Motion 
To ratify the contract. 

 

 
 
 
 

RESULT: ADOPTED 
MOVER: Mark Johnson 
SECONDER: John Allocco 
AYES: Champion, Johnson, Allocco and Mulvaney 
ABSENT: Beisacher 
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RESULT: ADOPTED 
MOVER: John Allocco 
SECONDER: Matt Mulvaney 
AYES: Champion, Johnson, Allocco and Mulvaney 
ABSENT: Beisacher 

 
Designate/Authorize Actions of VAB Counsel 

Mrs. Cosby stated that during each Value Adjustment Board (VAB) session, there were 
several administrative functions that the VAB may assign to a VAB designee to perform and 
/or fulfill, to include good cause determinations and requests for rescheduled hearings . This 
ensured efficient VAB operations, saved time and saved County resources. 

 
Mrs. Cosby stated that during each VAB session, there is the possibility of a mid-session 
legislative change, which would affect the operations of the VAB, and which may be effective 
immediately. Permitting VAB Counsel to amend any local procedure, form, website or any 
other VAB operation during a VAB session, saved money and time, and permitted VAB 
administration to maintain an efficient VAB process, while also maintaining compliance with 
present-day laws and rules which govern Florida Value Adjustment Boards. 

Motion 
To designate/authorize actions of VAB Counsel. 

 

 
SPECIAL MAGISTRATES 

Qualification and Appointment of Special Magistrates 

Pursuant to FS, Chapter 194.035, a Request for Proposals was issued seeking qualified 
individuals to serve as Special Magistrate (SM) to hear petitions dealing with Tangible 
Personal Property (TPP) value issues, real property value issues, and exemption and 
classification denials; and to prepare written recommendations for consideration by the Board. 

 
The proposals from the following list of individuals, which included their area of expertise, 
were submitted to the Board: Joseph Haynes Davis, Robert Hicks, Colleen Millett, Steven 
Nystrom, John Robinson, Richard Steeves and Laura Walker. 

 
Mrs. Cosby stated that as required by law she had verified that these applicants met all the 
statutory requirements. 

Motion 
To approve as listed. 
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RESULT: ADOPTED 
MOVER: Mark Johnson 
SECONDER: John Allocco 
AYES: Champion, Johnson, Allocco and Mulvaney 
ABSENT: Beisacher 

RESULT: ADOPTED 
MOVER: Mark Johnson 
SECONDER: John Allocco 
AYES: Champion, Johnson, Allocco and Mulvaney 
ABSENT: Beisacher 

 

 
Approval of Proposed Special Magistrate Contract 

The proposed Contract for Services of Special Magistrate was provided to the Board. 

Motion 
To approve the contract with proposed changes. 

 
(Note: The Motion included updating the Chairman on the contract to Chairman Champion.) 

 

 
 

Authorization to Conduct Telephonic Hearings Upon Request 

Mrs. Cosby advised the Board that FAC, Chapter 12D-9.026, required that the Board approve 
the option of hearings being conducted by electronic media, which method had been 
successfully utilized in the past for some petitioners. 

Motion 
To approve. 

 

 
2024 Tentative Hearing Schedule and Meeting Dates 

Pursuant to FAC, Chapter 12D-9.013(2), the SM orientation meeting date and a list of 
tentative SM petition hearing dates were provided to the Board. FAC, Chapter 12D-9.013, 
required that the final meeting of the Board be announced, which the staff anticipated would 
not occur until March of 2025. 

 
There was no vote was taken on this informational item. 

RESULT: ADOPTED 
MOVER: Mark Johnson 
SECONDER: Matt Mulvaney 
AYES: Champion, Johnson, Allocco and Mulvaney 
ABSENT: Beisacher 
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RESULT: ADOPTED 
MOVER: Mark Johnson 
SECONDER: Matt Mulvaney 
AYES: Champion, Johnson, Allocco and Mulvaney 
ABSENT: Beisacher 

RESULT: ADOPTED 
MOVER: Mark Johnson 
SECONDER: Matt Mulvaney 
AYES: Champion, Johnson, Allocco and Mulvaney 
ABSENT: Beisacher 

 
Special Magistrate Orientation Converted to Recap Packet 

Mrs. Cosby advised the Board that the Special Magistrate Orientation Meeting was converted 
to a Recap packet. 

Motion 
To approve. 

 

 
SPECIAL MAGISTRATE RECOMMENDED DECISIONS 

Mrs. Cosby stated that FS, Chapter 194.035(1) and FAC, Chapter 12D-9.031(2) allowed the 
Board to hire SMs who had expertise to conduct hearings and subsequent to the hearings, 
adopt the recommendations of the SMs without any further hearings. 

RESOLUTION IMPLEMENTING PETITION FILING FEE 

Adoption of Resolution Implementing Petition Filing Fee 

Mrs. Cosby advised the Board that pursuant to FAC, Chapter 12D-9.013(1)(k), the Board was 
required to annually approve the filing fee by Resolution. 

Motion 
To approve (Resolution No. 2024-01). 

 

 
INITIAL CERTIFICATIONS OF THE VALUE ADJUSTMENT BOARD 

Approval of Initial Certifications 

Initial Certifications of the Value Adjustment Board for Real Property and for Tangible 
Personal Property (TPP), which were required to be transmitted to the Department of 
Revenue pursuant to FS, Chapters 197.323 and 193.122(1), were provided to the Board. 
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RESULT: ADOPTED 
MOVER: Matt Mulvaney 
SECONDER: John Allocco 
AYES: Champion, Johnson, Allocco and Mulvaney 
ABSENT: Beisacher 

 
The staff recommended that the Board approve the Initial Certifications of the Value 
Adjustment Board for real property and for Tangible Personal Property (TPP) and authorize 
the Chairman’s signature thereon. 

Motion 
To approve. 

 

 
2024 LEGISLATIVE CHANGES 

Mrs. Cosby advised the Board that there were no changes that would impact the 
administrative functions and proceedings of the Value Adjustment Board itself but that there 
were eighteen legislative changes regarding Chapter 12D-50 and pertaining to how the 
special magistrates run the hearings. 

LEGAL ISSUES 

Administrative Code, Chapters 12D-9 and 12D-10, Requirements for Value Adjustment 
Boards in Administrative Reviews, Uniform Rules of Procedure for Hearings; and Value 
Adjustment Boards 

 
Florida Administrative Code, Chapter 12D-51.001, 12D-51.002 and 12D-51.003, Standard 
Assessment Procedures and Standard Measures of Value; Guidelines 

 
Florida Statutes, Chapters 192 through 195, Also 119, 286, 196 and 197 Guidelines and 
Statutes Applicable to Assessments and Assessment Administration 

 
Florida Government in the Sunshine Law 

 
Florida Department of Revenue Uniform Policies and Procedures Manual 

 
Ratification of all VAB forms which have been adopted by the Department of Revenue 

 
Florida Administrative Code, Chapter 12D9.013(1)(i) - General Information on Florida’s 
Property Tax system, Respective Roles, Taxpayer Opportunities to Participate, and 
Property Taxpayer Rights 

Mrs. Cosby advised that as required by the Uniform Rules of Procedure for VABs, the Board 
had been provided with website links and/or the following, which she highlighted: FAC, 
Chapters 12D-9 and 12D-10; FAC, Chapter 12D-9.013(1)(i), pertaining to a document 
discussing general information on Florida’s property tax system; FAC, Chapter 12D-9.032(6) 
(a), which addressed forms and Special Magistrate recommendations; and FAC 12D-51.001,  
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RESULT: ADOPTED 
MOVER: Matt Mulvaney 
SECONDER: John Allocco 
AYES: Champion, Johnson, Allocco and Mulvaney 
ABSENT: Beisacher 

RESULT: ADOPTED 
MOVER: John Allocco 
SECONDER: Mark Johnson 
AYES: Champion, Johnson, Allocco and Mulvaney 
ABSENT: Beisacher 

 
12D-51.002 and 12D-51.003, and FS, Chapters 192 through 195, 119, 286, 196 and 197, as 
reference information containing the guidelines and statutes applicable to assessments and 
assessment administration. In addition, the Board was provided with a website link to 
information provided by the Attorney General on the Government in the Sunshine Law. This 
information was also available on the websites of the DOR and the Clerk to the VAB and 
would be made available to taxpayers at the hearings. 

Motion 
To ratify and adopt all. 

 

 
LOCAL ADMINISTRATIVE PROCEDURES 

Ratification of Petitioner Information Sheet 

Ratification of Exchange of Evidence Information Sheet 

Ratification of Telephonic Hearing Policies 

Mrs. Cosby advised the Board that FAC, Chapter 12D-9, required ratification of forms and 
local policies utilized by the Board. The Petitioner Information Sheet, Exchange of Evidence 
Information Sheet, and Telephonic Hearing Policy were provided to the Board . 

Motion 
To approve N-1, N-2 and N-3. 

 

 
PUBLIC COMMENT 

There were no public comments. 
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VAB ADMINISTRATION AND VAB COUNSEL CLOSING COMMENTS 

Notification of Late Petition Requests 

Mrs. Cosby advised the Board of Late Petition Request Nos. 23-365 and 23-366 that were 
received after the 2023 Final Meeting of the Value Adjustment Board. 

Clerk's Report on Filed Petitions 

Additional Compliance Items 

VAB Legal Counsel Organizational Meeting Checklist 

ADJOURNMENT 

The meeting was adjourned at 10:30 a.m. 



Meeting: 07/25/2024
Department: VAB Admin

Prepared By: Heidi Kurppe
Initiator: Heidi Kurppe

DOC ID: 14326
Legal Request Number: 

Bid/Contract Number: 

Value Adjustment Board

AGENDA ITEM

Value Adjustment Board Agenda
TITLE

BRIEF OVERVIEW
Click or tap here to enter text.

FINANCIAL IMPACT
Click or tap here to enter text.

LEGAL NOTE
Click or tap here to enter text.

RECOMMENDATION

REVIEW PROCESS
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2024 HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
ORGANIZATIONAL MEETING AGENDA 

JULY 25, 2023 - 10:00 a.m. 
 
 

A. CALL TO ORDER 
 
1. Invocation 

 
2. Pledge of Allegiance 

 
3. Introductions 

 
B. 2024 VAB MEMBER AND VAB CLERK CONTACT INFORMATION 

 

(Informational) 
 

C. REVIEW AFFIDAVIT OF PUBLICATION AND VERIFICATION OF QUORUM 
 

(Informational) 
 

D. CONFIRMATION OF CHAIR (Commissioner) and CHAIR APPOINTS VICE CHAIR 
 

(Motion Needed) 
 

E. APPROVAL OF THE AGENDA FOR THIS ORGANIZATIONAL MEETING 
 

(Motion Needed) 
 

F. APPROVAL OF MINUTES 
 

Minutes for VAB Final Meeting held on March 15, 2024 
(Motion Needed) 

 
G. RATIFICATION OF HOLLY E. COSBY AS LEGAL COUNSEL  

 
1. Approval of Contract 

 

(Motion Needed) 
 

2. Designate/Authorize Actions of VAB Counsel 
 

(Motion Needed) 
 

H. SPECIAL MAGISTRATES 
 

1. Qualification and Appointment of Special Magistrates 
 

          (Motion Needed) 
 

 a.  Exemption and Classification Petitions 
  Joseph Haynes Davis 
  Laura Walker 
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 b.  Real Property Valuation (Commercial & Residential) 
  Robert Hicks 
  Colleen Millett 
  Steven Nystrom 
  John Robinson 
  Richard Steeves 
   
 c.  Tangible Personal Property 

  Steven Nystrom 
  John Robinson 

 
2. Approval of Proposed Special Magistrate Contract – Rate Increase 

 

(Motion Needed) 
 

3. Authorization to Conduct Telephonic Hearings Upon Request 
 

(Motion Needed) 
 

4. 2024 Tentative Hearing Schedule and Meeting Dates 
Next Meeting – March 13, 2025 

 

(Informational) 
 

5. Special Magistrate Orientation Converted to Recap Packet 
 

          (Motion Needed) 
 

I. SPECIAL MAGISTRATE RECOMMENDED DECISIONS 
 

 
Procedural Discussion ONLY: Florida Statutes, Chapter 194.035(1) and Florida 
Administrative Code, Chapter 12D-9.031(2) 
 

(Informational) 
 

J. PETITION FILING FEE 
 

 
Adoption of Resolution Implementing Petition Filing Fee   

(Motion Needed) 
 

K. INITIAL CERTIFICATIONS OF THE VALUE ADJUSTMENT BOARD 
 

 
Approval of Initial Certifications 
 

(Motion Needed) 
 

L. 2024 LEGISLATIVE CHANGES 
 

(Informational) 
 

M. LEGAL ISSUES 
 

(Motion Needed to Ratify/Adopt All) 
 
1. Administrative Code, Chapters 12D-9 and 12D-10, Requirements for Value  

Adjustment Boards in Administrative Reviews, Uniform Rules of Procedure for 
Hearings; and Value Adjustment Boards  
http://floridarevenue.com/property/Pages/VAB.aspx 
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2.     Florida Administrative Code, Chapter 12D-51.001, 12D-51.002 and 12D-51.003,    

    Standard Assessment Procedures and Standard Measures of Value; Guidelines 
 

3. Florida Statutes, Chapters 192 through 195, Guidelines and Statutes Applicable 
to Assessments and Assessment Administration 
http://www.flsenate.gov/Laws/Statutes/2012/Title14/#Title14 

  
4. Florida Government in the Sunshine Law 
         http://www.myflsunshine.com/sun.nsf/sunmanual 
 
5.     Florida Department of Revenue Uniform Policies and Procedures Manual 

http://floridarevenue.com/property/Documents/vabuppmanual.pdf 
 

6.     Ratification of all VAB forms which have been adopted by the Department of 
Revenue 

 
7. Florida Administrative Code, Chapter 12D9.013(1)(i) - General Information on 

Florida’s Property Tax system, Respective Roles, Taxpayer Opportunities to 
Participate, and Property Taxpayer Rights 

 
N. LOCAL ADMINISTRATIVE PROCEDURES 

 
1. Ratification of Petitioner Information Sheet 

 

(Motion Needed) 
 

2. Ratification of Exchange of Evidence Information Sheet 
 

(Motion Needed) 
 

3. Ratification of Telephonic Hearing Policies 
(Motion Needed) 

   
O. PUBLIC COMMENT 

 
P. VAB ADMINISTRATION AND VAB COUNSEL CLOSING COMMENTS 

 

 
1. Notification of Late Petition Requests received after 2023 Final Meeting – Petition 

23-365 received on April 18, 2024, Petition 23-366 received on June 7, 2024.  
 

(Informational) 
 

2. Clerk’s Report on filed petitions, FAC12D-9.013(2) 
 

(Informational) 
 

3. Additional Compliance Items – VAB Counsel Organizational Meeting Checklist 
 

(Informational) 
 

Q. ADJOURNMENT 
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Hernando County  
2024 Value Adjustment Board 

Member and Clerk Contact Information 
 

 

Value Adjustment Board Members 
 

 

Clerk to Value Adjustment Board 
 

 
John Allocco 
Commissioner  
jallocco@hernandocounty.us 
 

15470 Flight Path Drive 
Brooksville, FL  34604 
County Administration 
Attn:  Jessica Wright - 754-4002 x20126 
jlwright@co.hernando.fl.us 
 

 
Patricia Tapia 
Administrative Services Clerk 
20 N. Main St., Rm 362 
Brooksville, Florida 34601 
ptapia@hernandoclerk.org 
vab@hernandoclerk.org 
 
 

 
Steve Champion 
Commissioner (VAB Chairman) 
schampion@hernandocounty.us 
 

15470 Flight Path Drive 
Brooksville, FL  34604 
County Administration 
Attn:  Jessica Wright - 754-4002 x20126 
jlwright@co.hernando.fl.us 
 

 
Heidi Kurppe 
Administrative Services Supervisor 
20 N. Main St., Rm 362 
Brooksville, Florida 34601 
Work: 352-540-6437 
hkurppe@hernandoclerk.org 
 

 
Mark Johnson 
School Board Member 
919 North Broad Street 
Brooksville, FL  34601 
Cell:  352-797-7253 
johnson_m2@hcsb.k12.fl.us 
 

 
Douglas Chorvat, Jr. 
Clerk of Circuit Court and Comptroller 
20 N. Main Street, Room 362 
Brooksville, Florida 34601 
Work: 352-754-4970 
dchorvat@hernandoclerk.org 
 

 
Thomas Beisacher 
Citizen Member / Homestead Property Owner 
12133 Cavern Road 
Spring Hill, Florida 34609-2114 
Home: 352-684-1763   
Cell: 352-238-5885 
tbeisacher@aol.com  
 

 

Legal Counsel to Value Adjustment Board 
 
Holly Cosby 
Law Office of Holly E. Cosby, PA 
602 Center Road 
Fort Myers, FL  33907 
Phone:  239-931-0006 
holly@cosbylaw.com 
 

 
Matt Mulvaney 
Citizen Member / Business Owner 
16288 Cortez Blvd. 
Brooksville, FL  34601 
Phone:  352-263-9872 
info@dynamicautobodyshop.com 
 

 

 

 
Updated 07-5-2024 
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CLK24-  

PUBLIC NOTICE 

2024 HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
TO ALL PROPERTY OWNERS AND TAXPAYERS OF HERNANDO COUNTY 

   
Please be advised that the 2024 Hernando County Value Adjustment Board (VAB) will 
hold an Organizational Meeting on Thursday, July 25, 2024, at 10:00 a.m., in the 
Hernando County Government Center, John Law Ayers Commission Chambers, 20 N. 
Main Street, Room 160, Brooksville, Florida, 34601, to consider matters pursuant to the 
requirements of Florida Statutes, Chapter 194; and to discuss other related issues at the 
suggestion or request of the Chairman, staff, or Board members prior to or during the 
meeting. 
 
Petitions, complaints, and appeals filed with the VAB will be referred to hearings 
conducted by Special Magistrates at the Hernando County Government Center, John Law 
Ayers Commission Chambers, 20 N. Main Street, Room 160, Brooksville, Florida, 34601; 
or at other designated locations as needed. 

This meeting is open to the public, and interested citizens are invited to attend. No 
decisions concerning Special Magistrate recommendations will be made by the Board at 
this meeting. 

If a person decides to appeal a decision made by the Hernando County VAB with respect 
to any matter considered at this meeting, a record of the proceeding will be needed for 
such purpose, and such person will need to ensure that a verbatim record of the 
proceeding is made, to include the testimony and evidence upon which any such appeal 
is to be based. 

If you have a disability that will require special assistance or accommodations for your 
attendance at this meeting, please contact the VAB Clerk at 352-754-4970. 
 
PLEASE GOVERN YOURSELF ACCORDINGLY. 
 
 
Publish: July 12, 2024 
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Please Respond to: 

Office of the General Counsel 
Property Tax Oversight Legal Section 

Post Office Box 6668 
Tallahassee, Florida 32314-6668 
steve.keller@floridarevenue.com 

 
May 14, 2024 

 
          E-MAIL DELIVERY  
 

From:     Stephen J. Keller 
     Chief Legal Counsel for Property Tax Litigation and VAB Oversight, 
     Florida Department of Revenue (DOR) 

To:       Jon Moyle, Legal Counsel, Leon County Value Adjustment Board (VAB) 
     Mackenzie Baughn, Sr. Paralegal, Leon County Attorney's Office 

Subject: Election of Chairperson for VAB by County Governing Body 
 

Thank you for your emails on behalf of the Leon County Attorney’s Office and several 
VABs in which you inquire about the election process for the value adjustment board 
chairperson. Your question to the Department is as follows: 
 

• “Specifically, the pending question is who elects the chair of the VAB?  The two 
possible choices are the county commission when “electing” two members of 
their commission to serve on the VAB or the VAB when convening and organizing 
at its annual organizational meeting.” 

 
According to s. 194.015, F.S., the VAB is composed of two members of the county's 
governing body, one of whom is elected as the chairperson. Section 194.015, F.S. 
creates the value adjustment boards: 
 
“Value adjustment board.—There is hereby created a value adjustment board for each 
county, which shall consist of two members of the governing body of the county as 
elected from the membership of the board of said governing body, one of whom shall 
be elected chairperson, and one member of the school board as elected from the 
membership of the school board, and two citizen members, one of whom shall be 
appointed by the governing body of the county and must own homestead property 
within the county and one of whom must be appointed by the school board and must 
own a business occupying commercial space located within the school district. […]” 
 

You state it is unclear whether the VAB elects the chairperson at the first meeting or if 
the governing body does this beforehand. You indicate that the legislative history for s. 
194.015, F.S. does not contain anything relevant.  

Exhibit "D"
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 Leon County 
 Value Adjustment Board 
 May 14, 2024 

 

 
The function of the statute is to create the value adjustment board, set forth that all 
members, including the chair, are elected and appointed by the county governing body 
and the school board.  
 
For consistency, we read the word “elected” as action by the county governing body or 
school board. The statute states the county governing body shall elect two members to 
the VAB, then the statute says one of whom shall be elected chair. The statute 
proceeds to describe the school board member as “elected” by the school board. 
Nowhere in this statutory process does it suggest that the VAB elects a chair. 
 
The Department’s rule, 12D-9.004, F.A.C., tracks the statute and provides: “12D-9.004 
Composition of the Value Adjustment Board.  
“(1) Every county shall have a value adjustment board which consists of:  
“(a) Two members of the governing body of the county, elected by the governing body 
from among its members, one of whom shall be elected as the chair of the value 
adjustment board; 
….” (Emphasis supplied). 
 
The election of the VAB chair by the county governing body also relieves the VAB of the 
task of beginning a meeting without an elected chair and then completing the election 
during the initial meeting, which would typically be the organizational meeting of the 
VAB. 
 
SJK/sk 
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RESULT: ADOPTED 
MOVER: Jerry Campbell 
SECONDER: Elizabeth Narverud 
AYES: Narverud, Campbell, Allocco and Champion 
ABSENT: Hawkins 

 
CITIZENS' COMMENTS 

Citizens commented on various topics and issues. 
 
BOARD/STAFF RESPONSES 

The Board and/or staff responded to questions and concerns expressed during Citizens' 
Comments. 

 
CLERK OF CIRCUIT COURT & COMPTROLLER DOUG CHORVAT, JR. 

Election of Value Adjustment Board Chairperson by County Governing Body  

Motion 
To nominate Comm. Champion to serve as Chairman of the Value Adjustment Board. 

 

 
CONSENT AGENDA 

FY 2025 Project Grant Agreement With Withlacoochee Regional Water Supply Authority 
for Local Government Water Supply and Conservation Funding Assistance Program 
and Associated Resolution 

This item was pulled and voted on separately. 
 

Declaration of Various Tangible Property as Surplus for Disposal and Removal From 
Fixed Asset Inventory 

 
Transmittal of List of Accounts Payable Disbursements for Weeks Ended May 10, 2024, 
and May 17, 2024 

 
Motion 
To approve the Consent Agenda Item Nos. H-2 and H-3. 

 

 
 

RESULT: ADOPTED 
MOVER: Steve Champion 
SECONDER: Jerry Campbell 
AYES: Narverud, Campbell, Allocco and Champion 
ABSENT: Hawkins 
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Meeting: 06/11/2024
Department: BCC Records
Prepared By: Heidi Kurppe

Initiator: Doug Chorvat
DOC ID: 14151

Legal Request Number: 
Bid/Contract Number: 

Board of County Commissioners

AGENDA ITEM

Election of Value Adjustment Board Chairperson by County Governing Body
TITLE

BRIEF OVERVIEW
The Department of Revenue (DOR) has provided clarification on the proper procedure for the 
appointment of the Value Adjustment Board (VAB) Chairperson.

The DOR has advised that they interpret Florida Statute Section 194.015 and Florida 
Administrative Code Section 12D-9.004 to direct that the Board of County Commissioners 
elect the two BOCC VAB Members AND elects the Chair to the VAB.

The Chairperson needs to be elected prior to the 2024 VAB Organizational Meeting currently 
scheduled for July 2024. Moving forward, the Chairperson will be elected during 
Board/Committee Assignments each year. The current commissioners on the Value 
Adjustment Board are Comm. John Allocco and Comm. Steve Champion.

FINANCIAL IMPACT
N/A

LEGAL NOTE
The Board is authorized to act in this matter pursuant to Section 194.015, Florida Statutes.

RECOMMENDATION
It is recommended that the Board of County Commissioners elect the Chairperson to the 
Value Adjustment Board from the two currently appointed commissioners, Commissioner John 
Allocco and Commissioner Steve Champion.

Heidi Kurppe Approved 06/05/2024   9:36 AM
Pamela Hare Approved 06/05/2024   9:51 AM
Jon Jouben Approved 06/05/2024   9:53 AM
Toni Brady Approved 06/05/2024  10:21 AM
Colleen Conko Approved 06/05/2024  10:29 AM

REVIEW PROCESS

RESULT: ADOPTED
MOVER: Jerry Campbell
SECONDER: Elizabeth Narverud

Narverud, Campbell, Allocco and ChampionAYES:
HawkinsABSENT:

Page 1
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RESULT: ADOPTED 
MOVER: Mark Johnson 
SECONDER: Steve Champion 
AYES: Allocco, Beisacher, Champion and Johnson 
ABSENT: Mulvaney 

Hernando County 

Value Adjustment Board 
Final Meeting 

Minutes 
 

March 15, 2024 
 

CALL TO ORDER 

The meeting was called to order at 10:00 a.m. on Friday, March 15, 2024, in the John Law 
Ayers County Commission Chambers, Government Center, Brooksville, Florida. 

 
Attendee Name Title 
John Allocco Chairman, Commissioner 
Thomas Beisacher Vice Chairman, Citizen Member 
Steve Champion Commissioner 
Mark Johnson School Board Member 
Holly Cosby Legal Counsel 
Heidi Kurppe Administrative Services Supervisor 
Patricia Tapia Deputy Clerk 

Citizen Member Mr. Matt Mulvaney was not present at the meeting. 

Invocation 

Pledge of Allegiance 

Introductions 

REVIEW AFFIDAVIT OF PUBLICATION AND VERIFICATION OF QUORUM 

Mrs. Cosby reviewed the affidavit of publication and verified that a quorum of the Board was 
present. 

AGENDA 

Motion 
To approve. 
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Final Meeting Minutes March 15, 2024 

Value Adjustment Board Page 2 Hernando County 

 

 

RESULT: ADOPTED 
MOVER: Mark Johnson 
SECONDER: Steve Champion 
AYES: Allocco, Beisacher, Champion and Johnson 
ABSENT: Mulvaney 

MINUTES 

The Minutes for meeting of July 28, 2023, were submitted for approval. 

Motion 
To approve. 

 

 
LIST OF WITHDRAWN AND SETTLED PETITIONS 

A list of petitions filed with the 2023 Value Adjustment Board that had been withdrawn, as well 
as petitions for which a settlement between the petitioner and the Property Appraiser had 
been reached, was provided to the Board. 

NOTIFICATION OF GOOD CAUSE PETITIONS DENIED 

The Board was provided with a list of petitions filed for good cause and denied following 
review by legal counsel. 

MUNICIPAL ASSESSMENT ROLLS 

The Board was advised that pursuant to Florida Statutes, Chapter 193.116, the City of 
Brooksville was provided with a list of properties within their jurisdiction for which appeals had 
been filed with the 2023 Value Adjustment Board. 

PETITION ISSUES 

Mrs. Cosby advised the Board of an inquiry from the Hernando County Property Appraiser's 
Office regarding the recommendations for petition numbers 23-236, 23-344 and 23-345. Mrs. 
Cosby reviewed the magistrate's recommendations for these petitions and concluded there 
were no issues with the recommendations. 

 
Mrs. Cosby further advised the Board of correspondence received from the Hernando County 
Property Appraiser Attorney 's Office regarding the hearings for petition numbers 23-218, 
23-333 and 23-336 through 23-340. Ms. Cosby reviewed the correspondence and concluded 
that the petitions and hearings were compliant with law. 

 
Mrs. Cosby also advised the Board of the ex parte communication that was sent to Chairman 
Allocco by the Hernando County Property Appraiser Attorney's Office and of the disclosure of 
this communication to the petitioner by the Value Adjustment Board Administration Office. 
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Final Meeting Minutes March 15, 2024 

Value Adjustment Board Page 3 Hernando County 

 

 

RESULT: ADOPTED 
MOVER: Thomas Beisacher 
SECONDER: Mark Johnson 
AYES: Allocco, Beisacher, Champion and Johnson 
ABSENT: Mulvaney 

RESULT: ADOPTED 
MOVER: Mark Johnson 
SECONDER: Thomas Beisacher 
AYES: Allocco, Beisacher, Champion and Johnson 
ABSENT: Mulvaney 

 
PUBLIC COMMENT 

There was no public input. 
 
SPECIAL MAGISTRATE RECOMMENDATIONS 

The Special Magistrate recommendations concerning petitions for which hearings had been 
held were provided to the Board for approval. 

 
Mrs. Cosby advised the Board that she had reviewed each recommendation and had 
determined that they were legally sufficient. 

Motion 
To approve. 

 

 
RATIFICATION OF SPECIAL MAGISTRATE INVOICE PAYMENTS 

The Board was advised that invoices for Special Magistrate services had been reviewed and 
approved as to accuracy by the Value Adjustment Board Clerk. Pursuant to Florida Statutes, 
Chapter 194.015, three-fifths of the total services billed would be paid by the Board of County 
Commissioners and two-fifths would be paid by the School Board. 

Motion 
To approve. 

 

 
CERTIFICATIONS OF VALUE ADJUSTMENT BOARD / FORMS DR-488 

Certifications of the Value Adjustment Board for Real Property and for Tangible Personal 
Property (TPP), which were required to be transmitted to the Department of Revenue 
pursuant to Florida Statutes, Chapter 194.032, were provided to the Board, as follows: the 
taxable value of Real Property assessment roll as submitted by the Property Appraiser: 

$13,426,245,592; the net change in taxable value due to actions of the VAB: $8,122,908; and 
taxable value of Real Property assessment roll incorporating all changes due to action of the  
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RESULT: ADOPTED 
MOVER: Thomas Beisacher 
SECONDER: Steve Champion 
AYES: Allocco, Beisacher, Champion and Johnson 
ABSENT: Mulvaney 

RESULT: ADOPTED 
MOVER: Mark Johnson 
SECONDER: Steve Champion 
AYES: Allocco, Beisacher, Champion and Johnson 
ABSENT: Mulvaney 

 
VAB: $13,418,122,684; the taxable value of TPP assessment roll as submitted by the 
Property Appraiser: $1,386,273,617; net change in taxable value due to actions of the VAB: 
$2,241,229; and taxable value of TPP assessment roll incorporating all changes due to action 
of the VAB: $1,384,032,388. 

 
The staff recommended that the Board approve the Certifications of the Value Adjustment 
Board and authorize the Chairman’s signature thereon. 

Motion 
To approve. 

 

 

NOTICE OF TAX IMPACT OF VAB FOR 2023 

Motion 
To approve. 

 

 
RATIFICATION OF ATTORNEY RENEWAL / RETURN FOR 2024 

FS, Chapter 194.015, stipulated that the Board shall appoint private counsel who has 
practiced law for over five years and who shall receive such compensation as may be 
established by the Board. The current contract with Mrs. Holly E. Cosby was submitted for 
approval. 

Motion 
To approve. 

 

 
 

RESULT: ADOPTED 
MOVER: Mark Johnson 
SECONDER: Thomas Beisacher 
AYES: Allocco, Beisacher, Champion and Johnson 
ABSENT: Mulvaney 
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Final Meeting Minutes March 15, 2024 

Value Adjustment Board Page 5 Hernando County 

 

 

 
ADDITIONAL DISCUSSION ITEMS FROM VAB, VAB LEGAL COUNSEL OR VAB 
ADMINISTRATION 

Legislative Updates 

Mrs. Cosby advised the Board of legislative updates PTO 23-02 through 23-12 and that they 
do not affect how the Value Adjustment Board itself operates but do impact the magistrate’s 
hearings of petitions. 

 
(Note: The Board was provided with copies of PTO 23-02 [Offset of Reductions in AD Valorem 
Tax Revenue from Refunds Due to Hurricane Ian or Hurricane Nicole], PTO 23-03 
[Restrictions on County Special Assessments on Agricultural Lands], PTO 23-04 [Judicial 
Review After Value Adjustment Board (VAB) Decisions], PTO 23-05 [Changes to the 
Exemption for Certain Veterans, First Responders, and Surviving Spouses], PTO 23-06 
[Religious Exemption - Parsonages, Burial Grounds, and Tombs], PTO 23-07 [Educational 
Property Exemption], PTO 23-08 [Refund of Taxes for Residential Improvements Rendered 
Uninhabitable by a Catastrophic Event], PTO 23-09 [Affordable Housing Property Exemption 
Nonprofit Land Lease], PTO 23-10 [Affordable Housing Property Exemption Newly 
Constructed Multifamily Project], PTO 23-11 [Affordable Housing Property Exemption County 
and Municipal Ordinance], and PTO 23-12 [Assessment of Agricultural Equipment Rendered 
Unable to be Used Due to Hurricane Idalia] in the Agenda Packet.) 

Tentative Meeting Dates for 2024 Season 

The Board was provided with a list of 2024 tentative meeting dates and the VAB 
Organizational Meeting was scheduled for July 25, 2024, at 10:00 a.m. 

Additional Compliance Items 

VAB Counsel Organizational Meeting Checklist 

Mrs. Cosby advised the Board that all items of the VAB Counsel Organizational Meeting 
Checklist had been completed. 

ADJOURNMENT 

The meeting was adjourned at 10:40 a.m. 
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CONTRACT FOR SERVICES 
LEGAL COUNSEL FOR THE HERNANDO COUNTY VALUE 

ADJUSTMENT BOARD 

THIS AGREEMENT made this "-({ day of ~ , 2023, between 
the Hernando County Value Adjustment Board, referred to as BOARD in this 
agreement, and Law Office of Holly E. Cosby, P.A. , referred to as LEGAL COUNSEL. 

WHEREAS, Florida Statute (FS) Chapter 194 requires the BOARD to employ 
private legal counsel; 

NOW, THEREFORE, in consideration of the mutual covenants contained herein, 
the BOARD and LEGAL COUNSEL hereby agree as follows: 

THIS AGREEMENT shall become effective on the last date signed by the LEGAL 
COUNSEL and the Chairperson of the BOARD. This Agreement shall run from the 
Effective Date until the BOARD completes all of its duties, concludes its session under 
Fla. Stat.§ 194.032(3), formally adjourns for the 2024 tax year (the "2024 Tax Year") and 
either renews this Agreement or selects subsequent LEGAL COUNSEL for the 2025 tax 
year. It is the intent of the BOARD and LEGAL COUNSEL that this Agreement run for a 
period of two (2) years. This Agreement may be renewed in writing or verbally, by motion 
and acceptance by the BOARD, during any meeting of the BOARD where a verbatim 
record or court reporting transcript occurs. 

LEGAL COUNSEL will perform services for the BOARD and will represent the 
BOARD's interests. LEGAL COUNSEL will assign Holly E. Cosby, Esq. as LEGAL 
COUNSEL'S designated attorney for purposes of representing the BOARD. LEGAL 
COUNSEL will provide legal advice and counsel to the BOARD and perform those duties 
set forth in Chapter 194, FS. Duties include: (a) attending ALL meetings of the BOARD 
held in connection with the 2023 Tax Year and all subsequent tax years so long as the 
contract is in effect, as the BOARD's legal adviser and counsel; (b) consulting with and 
advising the Special Magistrates should the need arise during the course of any hearing(s) 
held before said Special Magistrate(s) during the 2023 Tax Year and subsequent tax 
years, as applicable, and (c) performing such additional services and duties as may be 
specifically assigned by the BOARD and/or BOARD ADMINISTRATION. The LEGAL 
COUNSEL understands that "no meeting of the board shall take place unless counsel to 
the board is present" (FS § 194.015) so that attendance at all scheduled meetings is 
critical. 

The BOARD shall compensate the LEGAL COUNSEL for the performance of the 
aforementioned advice, counsel and duties at the rate of $250.00 per hour. For any 
meeting in Brooksville, LEGAL COUNSEL shall not bill for travel time; however, LEGAL 
COUNSEL shall receive reimbursement for travel mileage in accordance with the rates 
set forth each year by the Internal Revenue Service, reimbursement of customary costs 
(e.g. postage and document delivery), and reimbursement for lodging if any scheduled 
meetings are cancelled or rescheduled and LEGAL COUNSEL is unable to be refunded 
for lodging for said cancelled or rescheduled meeting. 
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As a prerequisite for payment, the LEGAL COUNSEL shall provide the BOARD an 
itemized invoice within thirty (30) days following each period in which advice and counsel 
are given and duties are performed . Invoices shall be due and payable within 45 days 
after delivery by LEGAL COUNSEL to the Clerk to the Value Adjustment Board. The 
funding for this Agreement is subject to budgeting and appropriation by the Hernando 
County Board of County Commissioners (3/5ths) and the Hernando County School District 
(2/5ths) , respectively , as required under FS § 194.015. 

LEGAL COUNSEL will not represent any client which either LEGAL COUNSEL or 
the BOARD determines to be directly adverse to the BOARD, nor will LEGAL COUNSEL 
represent the BOARD in matters which it determines to be directly adverse to the interests 
of any other client of LEGAL COUNSEL. 

Pursuant to FS §194.015, Florida Department of Revenue Bulletin PTO 08-12 (dated 
August 29, 2008) , and Attorney General Opinion Number 2010-03 (dated January 13, 
2010), LEGAL COUNSEL shall not represent the property appraiser, the tax collector, any 
taxing authority, or any property owner in any administrative or judicial review of property 
taxes . Notwithstanding the foregoing , LEGAL COUNSEL represents other Florida Value 
Adjustment Boards and the BOARD does not deem such representation as a conflict with 
this Agreement and/or any terms or cond itions set forth herein . 

IN WITNESS WHEREOF, the parties have executed th is agreement the day and 
year indicated below. 

COURT AND COMPTROLLER 

HOLLY E. COSBY, ESQ. 
OWNER/SOLE ATTORNEY 
LAW OFFICE OF HOLLY E. COSBY, P.A. 

( 

DATE 

DAT 

L )1--------------
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MEMORANDUM 

TO: MEMBERS OF THE 2024 HERNANDO COUNTY VALUE ADJUSTMENT BOARD 

FROM:  HOLLY E. COSBY O/B/O LAW OFFICE OF HOLLY E. COSBY, P.A. 

SUBJECT: VALUE ADJUSTMENT BOARD COUNSEL AS DESIGNEE 

DATE:  JULY 25, 2024  

During each Value Adjustment Board (VAB) session, there are several administrative functions of the 
VAB that the VAB may assign to a VAB Designee to perform and/or fulfill, to include good cause 
determinations [F.A.C. 12D-9.015(14); F.A.C. 12D-9.021(6&7); F.A.C. 12D-9.037(2)(d)] and requests 
for rescheduled hearings [F.A.C. 12D-9.019(4)]. This lends to efficient VAB operations, saves time, and 
saves County resources. An appointment of a VAB Designee for good cause determinations and 
requests for rescheduled hearings should be completed during a public meeting, on the record, in order 
to make clear to the public any such VAB Designee [F.A.C. 12D-9.013(1)(b)]. 

I HEREBY RECOMMEND THAT THE HERNANDO COUNTY VALUE ADJUSTMENT 
BOARD: 

DESIGNATE VAB COUNSEL, HOLLY E. COSBY, TO REVIEW AND GRANT/DENY LATE 
FILED PETITIONS FOR GOOD CAUSE, RESCHEDULED HEARING REQUESTS 
REQUIRING GOOD CAUSE STATEMENTS, AND GOOD CAUSE STATEMENTS FOR 
FAILURE TO APPEAR AT SCHEDULED HEARINGS PURSUANT TO F.A.C.12D-9.015, 12D-
9.019 AND 12D-9.021; AUTHORIZE VAB COUNSEL TO REQUEST MORE DEFINITE 
INFORMATION FROM PETITIONERS DURING ANY GOOD CAUSE REVIEW. 

Respectfully Submitted. 
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MEMORANDUM 

TO: MEMBERS OF THE 2024 HERNANDO COUNTY VALUE ADJUSTMENT BOARD 

FROM:  HOLLY E. COSBY O/B/O LAW OFFICE OF HOLLY E. COSBY, P.A. 

SUBJECT: VALUE ADJUSTMENT BOARD COUNSEL AS DESIGNEE 

DATE:  JULY 25, 2024  

During each Value Adjustment Board (VAB) session, there are several administrative functions of the 
VAB that the VAB may assign to a VAB Designee to perform and/or fulfill, to include good cause 
determinations [F.A.C. 12D-9.015(14); F.A.C. 12D-9.021(6&7); F.A.C. 12D-9.037(2)(d)] and requests 
for rescheduled hearings [F.A.C. 12D-9.019(4)]. This lends to efficient VAB operations, saves time, and 
saves County resources. An appointment of a VAB Designee for good cause determinations and 
requests for rescheduled hearings should be completed during a public meeting, on the record, in order 
to make clear to the public any such VAB Designee [F.A.C. 12D-9.013(1)(b)]. 

I HEREBY RECOMMEND THAT THE HERNANDO COUNTY VALUE ADJUSTMENT 
BOARD: 

DESIGNATE VAB COUNSEL, HOLLY E. COSBY, TO REVIEW AND GRANT/DENY LATE 
FILED PETITIONS FOR GOOD CAUSE, RESCHEDULED HEARING REQUESTS 
REQUIRING GOOD CAUSE STATEMENTS, AND GOOD CAUSE STATEMENTS FOR 
FAILURE TO APPEAR AT SCHEDULED HEARINGS PURSUANT TO F.A.C.12D-9.015, 12D-
9.019 AND 12D-9.021; AUTHORIZE VAB COUNSEL TO REQUEST MORE DEFINITE 
INFORMATION FROM PETITIONERS DURING ANY GOOD CAUSE REVIEW. 

Respectfully Submitted. 
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HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
VERIFICATION OF SPECIAL MAGISTRATE APPLICANT QUALIFICATIONS 

 
Name of Applicant: Joseph Haynes Davis 
 
Position(s) of Interest: Attorney Special Magistrate 
 
New Applicant:     N  Returning Applicant:   Y 
 
Application Received from Admin: 7/3/24  Application Reviewed by VAB Atty:  7/9/24 
 
Resume Received by from Admin: 7/3/24  Resume Reviewed by VAB Atty:  7/9/24 
 
References (2) Received from Admin: N/A  References (2) Reviewed by VAB Atty: N/A 
 
F.S. §194.035 and F.A.C.§12D-9.010 Verification (performed on 7/9/24 by HEC): 
 
Y/N Criteria Y/N Criteria 
N Elected or appointed official of the county? N Employee of the county? 
N Elected or appointed official of a taxing 

jurisdiction or of the state? 
N Employee of a taxing jurisdiction or of the 

state? 
N Represent a person before the value 

adjustment board in current tax year? 
Y Provide copy of license and/or license 

information? 
Y Position: applying to hear exemption and classification appeals 
Y Member of The Florida Bar? Y at least 5 years’ experience in the area of 

ad valorem taxation, or 
Y Florida Bar Number: 458058  at least 3 years’ experience in the area of 

ad valorem taxation and has completed 
DOR training and passed exam for current 
VAB session 

 Position: applying to hear valuation of real estate appeals 
 State certified real estate appraiser? 

 
 at least 5 years’ experience in real property 

valuation, or 
 License No.:  

Expires:  
Type of License –  

 at least 3 years’ experience in real property 
valuation and has completed DOR training 
and passed exam for current VAB session 

 Position: applying to hear valuation of tangible personal property appeals 
 Designated member of a nationally 

recognized appraiser’s organization? 
 at least 5 years’ experience in tangible 

personal property valuation, or 
 Name of Organization:    at least 3 years’ experience in tangible 

personal property valuation and has 
completed DOR training and passed exam 
for current VAB session 

 
* Applicant has not completed DOR training for current VAB session, as the same was not available at the time of submission, but Applicant has done so 
for the previous VAB session and the Hernando County VAB will be requiring this of the Applicant for the 2024 VAB session, when available. 
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Prior Service Comments/Concerns: Per VAB Counsel, Applicant has provided exceptional work 
product to the VAB during previous years, has provided services with professionalism and courtesy 
and is a wonderful addition to the VAB. VAB Counsel has had the pleasure of working with Applicant 
in Lee, Hernando, Collier, and Sumter Counties. Applicant continues to be a pleasure to work with 
during the 2020, 2021, 2022, and 2023 VAB sessions; his work product has always been thorough and 
compliant. Due to the short time frame provided by VAB Administration for application turn-around, 
letters of recommendation are not required for the 2024 VAB Session, as Applicant is returning to the 
Hernando County VAB after several years of service and has provided letters of recommendation in 
the past, which VAB Administration has on file. 
 
Concerns/Potential Conflicts: None noted by VAB Counsel or VAB Administration. 
 
I, Holly E. Cosby, Esq., Hernando County Value Adjustment Board Attorney, hereby verify the 
following: 

1) that the above information has been verified, reviewed and considered on the 9th day of July, 
2024. 

2) that the Applicant is qualified to serve as an attorney special magistrate for VAB legal matters, 
3) that the approval of the Applicant as special magistrate is based solely upon the experience and 

qualifications of the Applicant,  
4) that pursuant to Section 287.05701, Florida Statutes, the Value Adjustment Board has not 

requested documentation of and has not considered Applicant’s social, political, or ideological 
interests when determining if the Applicant is a responsible vendor, 

5) that the approval of the Applicant as special magistrate is not influenced by the property 
appraiser, and  

6) that the approval of the Applicant as special magistrate is not influenced by any party or 
potential party to a VAB proceeding or by any such party with an interest in the outcome of any 
such proceeding. 

 
 
 
      
Holly E. Cosby, Esq. - VAB Counsel 
 
Supplements Attached:  Application, Resume, Computer Experience, Copy of Florida Bar License, 
Service to Counties/VAB List Supplement, Two (2) Writing Samples (both sufficient, thorough, and 
compliant), Copy of professional licensing status from Florida Bar website (pulled by VAB Counsel) 
 

 Post application and approval - Applicant Special Magistrate competent to hear VAB petitions: 
 
_____________ Date Applicant Special Magistrate completed DOR training for current VAB session 
 
 
 
      
Holly E. Cosby, Esq. - VAB Counsel 

Holly E. Cosby, 
Esq.

Digitally signed by Holly E. Cosby, Esq. 
DN: cn=Holly E. Cosby, Esq., o=Law Office of 
Holly E. Cosby, PA, 
email=holly@cosbylaw.com, c=US 
Date: 2024.07.09 11:05:43 -04'00'
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Joseph Haynes Davis, Esq. 
Law Offices of Joseph Haynes Davis, P.A. 2750 Taylor Avenue Suite B207• Orlando, FL 32806  Phone 

(407) 839-3725 • Cell (407) 616-6961• Email joseph.davis@jhdlaw.com 
• Website www.jhdlaw.com 

Summary of Qualifications  
 Diligent and hard-working attorney in small firm handling all facets of Real Estate Law and 

Commercial and Residential Real Property Closings, Mortgage Law, Title Insurance, Probate and 
Guardianship,  Business Formation and Consulting, Creditor Collections, Bankruptcy and all phases 
of Civil and Criminal Litigation. 

 Highly organized, with demonstrated strengths in successfully managing diverse caseload.  
 Excellent interpersonal skills with demonstrated ability to motivate lead and interact effectively with 

diverse groups of people.  
 Experienced and skillful negotiator with consistent ability to resolve cases favorably through 

alternative dispute resolution.  
 Results-oriented with strong work ethic, high level of integrity, reliability and commitment to 

excellence in all matters undertaken.  
 Court appointed in the area of Criminal, Probate, Guardianship and Mental Health for Orange 

County and the 9th Judicial Circuit since March, 2002, and for Guardianship in Osceola County in 
2012. 

 Court appointed in the area of Criminal, Probate, Guardianship and Mental Health for Sarasota 
County and the 12th Judicial Circuit March, 2008 and May, 2013. 

 In 2008, 2009, 2011, 2016 and 2017 appointed to serve as an exemption/classification Value 
Adjustment Board special magistrate by Orange County, Florida. 
In 2010, and 2011 appointed to serve as an exemption/classification Value Adjustment Board special 
magistrate by Manatee County, Florida. 

 In 2011, 2012, 2013, 2014, 2015, 2016 and 2017 and 2019 appointed to serve as an 
exemption/classification Value Adjustment Board Special Magistrate by Hillsborough County, 
Florida. 

 In 2011, 2012, 2013, 2014 and 2015 appointed to serve as an exemption/classification Value 
Adjustment Board special magistrate by Flagler County, Florida. 

 In 2012, 2013, 2014, 2015, 2016, 2017, 2018 and 2019 appointed to serve as an 
exemption/classification Value Adjustment Board Special Magistrate by Sumter County, Florida 

 In 2012, and 2016 appointed to serve as an exemption/classification Value Adjustment Board special 
magistrate by Seminole County, Florida. 

 In 2013, 2014, 2015, 2016, 2017, 2018, and 2019 appointed to serve as an exemption/classification 
Value Adjustment Board Special Magistrate by Brevard County, Florida 

 In 2013 appointed to serve as an exemption/classification Value Adjustment Board special 
magistrate by Indian River County, Florida. 

 In 2013, 2014, 2015, 2016, 2017, 2018 and 2019 appointed to serve as an exemption/classification 
Value Adjustment Board Special Magistrate by Volusia County, Florida. 

 In 2013 and 2019 appointed to serve as an exemption/classification Value Adjustment Board 
Special Magistrate by Citrus County, Florida 

 In 2013, 2015, 2017, 2018, 2019 appointed to serve as an exemption/classification Value Adjustment 
Board special magistrate by Marion County, Florida. 

 In 2014 and 2015 appointed to serve as an exemption/classification Value Adjustment Board special 
magistrate by Bay County, Florida. 
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 In 2014, 2015, 2016, 2018, and 2019 appointed to serve as an exemption/classification Value 
Adjustment Board Special Magistrate by Lee County, Florida. 

 In 2014 appointed to serve as an exemption/classification Value Adjustment Board special 
magistrate by Nassau County, Florida. 

 In 2014, 2015, 2016 and 2017 appointed to serve as an exemption/classification Value Adjustment 
Board special magistrate by Leon County, Florida. 

 In 2014, 2015, 2016, 2017, 2018 and 2019 appointed to serve as an exemption/classification Value 
Adjustment Board Special Magistrate by Leon County, Florida. 

 In 2016, 2017, 2018, and 2019 appointed to serve as an exemption/classification Value Adjustment 
Board Special Magistrate by Polk County, Florida. 

 In 2017, 2018 and 2019 appointed to serve as an exemption/classification Value Adjustment Board 
special magistrate by Osceola County, Florida. 

 In 2018 and 2019 appointed to serve as an exemption/classification Value Adjustment Board 
Special Magistrate by Pinellas County, Florida. 

 In 2018 and 2019 appointed to serve as an exemption/classification Value Adjustment Board 
Special Magistrate by Alachua County, Florida. 

 Local counsel to Shapiro and Fishman, LLP Tampa, Florida for foreclosure appearances in Orange 
County Florida and Seminole County Florida, August 2008 to the present. 

 Florida counsel to Bass Law Group, LLC Woodstock, Georgia for civil debt collection matters 
January 2009 to 2010. 

 Appointed as the Sumter County Florida Value Adjustment Board legal counsel on April 11, 2023. 
 
 
Areas of Expertise  

 
Business 
Transactions 

Civil & 
Criminal  

Personal 
Injury 

Real  
Estate 

Estate 
Planning 

Sports & 
Entertainment 

Family  
Law 

 
Legal Experience  

 
Law Offices of Joseph Haynes Davis, P.A., Orlando, FL   2001 to Present 
Small Law Firm, representing wide range of clients in Commercial and Residential Real Property 
Closings, Mortgage Law, Title Insurance, Probate and Guardianship, Business Formation and 
Consulting, Civil and Criminal Litigation, Real Estate, Personal Injury, Estate Planning, Probate, 
Bankruptcy, Family and Sports & Entertainment Law.  

 Business Formation, Transactions and Consulting: Advise and assist business and corporate clients 
on wide range of matters including business formation and incorporation. Draft and review articles of 
incorporation, bylaws, shareholder agreements, buy/sell agreements, compensation agreements, 
various contracts and represent and advise clients in all phases of business transactions. 

 Civil & Criminal Litigation: Handle all phases of Civil and Criminal litigation from pre-trial practice 
through trial. Responsibilities include conducting extensive legal research, drafting pleadings, motions, 
discovery, trial briefs, taking and defending depositions, witness preparation, conducting voir dire and 
representing clients at hearings, trials and mediation.  

 Personal Injury: Routinely handle all aspects of wide range of plaintiff's personal injury cases from 
client interview through settlement or trial.  

 Family: Represent clients in all aspects of family law including divorce, paternity, annulment, custody, 
support, modifications as well as mediation and informal settlement conferences. Regularly negotiate 
and draft property settlement agreements. 
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 Estate Planning: Routinely analyze and draft wills and living trusts, and handle all aspects of Probate 
and Guardianship proceedings.  

 Real Estate: Review residential real estate contracts and closing documents for buyers, issue title 
insurance for residential and commercial closings and counsel clients on various matters including 
actions for ejectment, actions for partition and foreclosures.   

 Sports & Entertainment Law: Negotiate a variety of contract deals for vocal singer-performers, 
professional basketball athletes and radio broadcast air talents. 

 Title Insurance Agent: Former title insurance agent for Attorney’s Title Fund (2005-2009) and Land 
America (2006-2009).  Issued title insurance through the Law Offices of Joseph Haynes Davis, PA 
and owner of Sivad Title Services, Incorporated. 

 
PREVIOUS EXPERIENCE includes highly successful 30-year career as radio broadcaster and broadcast 
manager for a variety of stations in Florida, Texas, Pennsylvania, Illinois, Missouri, Louisiana and 
Georgia. Nominated in 1999 and 2000 by the Billboard R&B Monitor radio trade publication as Assistant 
Program Director / Music Director of the Year (winner 2000). Youngest brother to the late trumpeter and 
music icon, Miles Davis. 
 
Education and Professional Development  

 
J.D. Rutgers Law School, Camden, NJ, 1996 

Dean’s List, Spring 1996 
 
M.S.W. University of Pennsylvania, School of Social Work, Philadelphia, PA, 1992 
 
B.S.  (Communications/Journalism) Illinois State University, Normal, IL, 1981 

Recipient, Outstanding Graduate in Communications, 1998 
 

Regularly attend continuing education (CLE) courses and professional seminars.  
 
Bar Admissions 
 

 

 State of Florida, 2001; U.S. Middle District of Florida 2001; U.S. Southern District of Florida 2012 
 
Professional Affiliations  

 

 Orange County Bar Association 
 Central Florida Real Estate Investors 
 Business Opportunities Group Incorporated (BOGI)  
 Rutgers Law School Alumni Association 
 Sanford Housing Authority, Board Chairman (04/01 to 02/02) 

 
Computer Skills   

 Westlaw 
 Lexis-Nexis 
 WordPerfect 
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 Microsoft Word 
 Internet 
 E-mail 
 Axia (Value Adjustment Board, Florida program) 
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Computer Experience 
VAB 2024 

JOSEPH HAYNES DAVIS, ESQUIRE 
 

 Westlaw 30 years 
 Lexis-Nexis 30 years 
 WordPerfect 32 years 
 Microsoft Word 32 years 
 Internet 32 years 
 E-mail 27 years 
 Axia 15 plus years 
 FindLaw 16 plus years 
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ATTORNEY-SPECIAL MAGISTRATE HEARING OFFICER FOR VALUE ADJUSTMENT 
BOARDS, AROUND THE STATE OF FLORIDA 

2024 

JOSEPH HAYNES DAVIS, ESQUIRE 

 

       In 2008, 2009, 2011, 2016 and 2017 appointed to serve as an exemption/classification 
Value Adjustment Board Special Magistrate by Orange County, Florida 

 In 2010, 2011, 2022, and 2023 appointed to serve as an exemption/classification Value 
Adjustment Board Special Magistrate by Manatee County, Florida 

 In 2011, 2012, 2013, 2014, 2015, 2016, 2017, 2019, 2021, 2022 and 2023 appointed to   serve 
as an exemption/classification Value Adjustment Board Special Magistrate by Hillsborough 
County, Florida   

 
     In 2011, 2012, 2013, 2014 and 2015 appointed to serve as an exemption/classification Value  

    Adjustment Board Special Magistrate by Flagler County, Florida  

     In 2012, 2013, 2014, 2015, 2016, 2017, 2018, 2019, 2020, 2021 and  2022 appointed to    
serve  as an exemption/classification Value Adjustment Board Special Magistrate by Sumter 
County, Florida  

 In 2012 and 2016 appointed to serve as an exemption/classification Value Adjustment 
Board Special Magistrate by Seminole County, Florida 

 In 2013, 2014, 2015, 2016, 2017, 2018, 2019, 2020, 2021, 2022 and 2023 appointed to 
serve as an exemption/classification Value Adjustment Board Special Magistrate by 
Brevard County, Florida 

        In 2013, 2021, 2022 and 2023  appointed to serve as an exemption/classification Value    
Adjustment Board Special Magistrate by Indian River County, Florida 

 In 2013, 2014, 2015, 2016, 2017, 2018, 2019, 2020, 2021, 2022 and 2023  appointed to serve 
as an exemption/classification Value Adjustment Board Special Magistrate by Volusia County, 
Florida 

 In 2013, 2019, 2020, 2021, 2022 and 2023 appointed to serve as an exemption/classification 
Value Adjustment Board Special Magistrate by Citrus County, Florida 
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 In 2013, 2015, 2017, 2018, 2019, 2020, 2021, 2022 and 2023 appointed to serve as an 
exemption/classification Value Adjustment Board Special Magistrate by Marion County, 
Florida 

 In 2014, 2015, 2020, 2021, 2022 and 2023 appointed to serve as an exemption/classification 
Value Adjustment Board Special Magistrate by Bay County, Florida 

 In 2014, 2015, 2016, 2018, 2019, 2020, 2021 and 2022 appointed to serve as an 
exemption/classification Value Adjustment Board Special Magistrate by Lee County, 
Florida 

 In 2014 and 2023 appointed to serve as an exemption/classification Value Adjustment Board 
Special Magistrate by Nassau County, Florida 

 In 2014, 2015, 2016, 2017, 2018, 2019, 2021, 2022 and 2023 appointed to serve as an 
exemption/classification Value Adjustment Board Special Magistrate by Leon County, Florida 

  In 2014, 2015, 2016, 2017, 2018, 2019, 2020, 2021, 2022 and 2023  appointed to serve as an 
exemption/classification Value Adjustment Board Special Magistrate by Pasco County, 
Florida 

 In 2016, 2017, 2018, 2019, 2020, and 2022 appointed to serve as an exemption/classification 
Value Adjustment Board Special Magistrate by Polk County, Florida 

    In 2018, 2019, 2020, 2021, 2022 and 2023 appointed to serve as an exemption/classification 
Value    Adjustment Board Special Magistrate by Pinellas County, Florida 
 

  In 2018, 2019, 2020, 2021, 2022 and 2023 appointed to serve as an exemption/classification 
Value Adjustment Board Special Magistrate by Alachua County, Florida.  

 
 In 2019, 2020,  2021, 2022 and 2023 appointed to serve as an exemption/classification Value 

Adjustment Board Special Magistrate by St. Johns County, Florida 
 

 In 2017, 2018, 2019, 2021, 2022 and 2023 appointed to serve as an exemption/classification 
Value Adjustment Board Special Magistrate by Osceola County, Florida  

 
 In 2020, 2021, 2022 and 2023 appointed to serve as an exemption/classification Value 

Adjustment Board Special Magistrate by Santa Rosa County, Florida  
 

 In 2019, 2020, 2021, and 2022 appointed to serve as an exemption/classification Value 
Adjustment Board Special Magistrate by Sarasota County, Florida 
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 In 2021, 2022 and 2023  appointed to serve as an exemption/classification Value Adjustment 
Board Special Magistrate by Okaloosa County, Florida  

 

 In 2021, 2022 and 2023 appointed to serve as an exemption/classification Value Adjustment 
Board Special Magistrate by Walton County, Florida 

 In 2021, 2022 and 2023 appointed to serve as an exemption/classification Value Adjustment 
Board Special Magistrate by Escambia County, Florida 

 In 2022 and 2023  appointed to serve as an exemption/classification Value Adjustment Board 
Special Magistrate by Palm Beach  County, Florida 

 In 2022 and 2023  appointed to serve as an exemption/classification Value Adjustment Board 
Special Magistrate by Collier County, Florida  
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VAB BOARD COUNSEL 2023 

Joseph Haynes Davis, Esquire 

 

Appointed as the Sumter County Florida Value Adjustment Board legal counsel on April 11, 
2023. 
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1/18/2024 

930am 

PeƟƟon #39 

PETITIONER: PETITION 39 - SKILES DON LEWIS 

7601 N WHIPPOORWILL TER , HERNANDO 

Parcel ID: 19E17S29 12300 

SKILES DON LEWIS 7601 N WHIPPOORWILL TER , HERNAND 

Name: DON LEWIS SKILES  

Mailing Address 7601 N WHIPPOORWILL TER. HERNANDO FL 34442 2031 

PARCEL KEY: Altkey: 1575460 

ISSUE: Denial of Agriculture ClassificaƟon  

STATUTE: FLORIDA STATUTE: 193.461 

MAGISTRATE: Joseph Haynes Davis  

PROPERTY VALUES WERE READ INTO THE RECORD BY THE PROPERTY APPRAISER  

PROPERTY APPRAISER: HERB MACK/ DAN ROBBINS/LORI OLSEN 

ALL PARTIES WERE SWORN 

APPLICABLE STATUTE: Florida Statute 193.461;  

EVIDENCE EXCHANGE BEFORE HEARING. PROPERTY APPRAISER EVIDENCE #1 WAS ADMITTED WITHOUT 
OBJECTION.   

PETITIONER EVIDENCE #1 WAS ADMITTED WITHOUT OBECTION. 

FINDINGS OF FACT:  

ISSUE OF VALUES: LORI OLSEN from the Citrus County Property Appraiser’s Office read into the record 
the values for the related parcel during the hearing.  

VALUES READ INTO THE RECORD- JUST, ASSESSSED AND TAXABLE VALUES: No classificaƟon on the 
property. 

PETITIONER: Appeared. DON LEWIS SKILES 

HERB MACK from the Citrus County Property Appraiser’s office tesƟfied that in the instant maƩer, that 
the maƩer was about a reducƟon in the use of the property aŌer a 5-year review of the property.  
TesƟfied that the Property Appraiser’s Office reduced the amount of acreage that was granted an 
agricultural classificaƟon in prior years.  The total acreage is 87.46 acres.  TesƟfied that in prior years, the 
aquacultural classificaƟon was 22.59 nursery, 52.88 acres grazing land.  TesƟfied that the first agricultural 
classificaƟon was granted in 1992.  10 acres were vacant and did not have agricultural classificaƟon and 
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to acres were for the homestead.  TesƟfied that it was 75.47 total agricultural classificaƟon. That was 
reduced to 41.27 acres agricultural with 22.59 nursery and 18.68 acres grazing.  The grazing was reduced 
by 34.20 acres because of the non-use. TesƟfied that the site inspecƟons were the basis for the 
reducƟon along with the aerial views along with speaking to the PeƟƟoner and no fencing for caƩle, no 
caƩle on the property, no evidence of caƩle for the lease.  TesƟfied that the site visits were 6/8/2022, 
11/17/2022 and the aerial visits were 9/25/2022 through 10/2022.  TesƟfied that the noƟce for the 
reducƟons were mailed 6/30/2023.  TesƟfied that the PeƟƟoner applied on 2/22/2023 with the leƩer to 
the PeƟƟoner noƟcing the PeƟƟoner to re-apply going out  on 12/21/2022 for non- use. 

Property Appraiser’s evidence was relevant, admissible and credible. 

PETITIONER: :    DON LEWIS SKILES tesƟfied.  TesƟfied that the PeƟƟoner disputed the issue that the 
property had no cows.  TesƟfied that the property was being used to saƟsfy the “bona fide agricultural 
purposes” means good faith commercial agricultural use of the land clause of the Florida Statute 
193.461 3 (b) (1) language because cows were on the property.  TesƟfied to and disputed the results of 
the dates of the site visits by the Property Appraiser (site visits were 6/8/2022, 11/17/2022 and the 
aerial visits were 9/25/2022 through 10/2022) and the results of the site visits as tesƟfied to by the 
Property Appraiser’ Office.   TesƟfied to and disputed the results of  those inspecƟons by the Property 
Appraiser’s Office which were the basis for the reducƟon of the 75.47 prior total agricultural 
classificaƟon, now reduced to 41.27 acres agricultural with 22.59 nursery and 18.68 acres grazing.  
TesƟfied that the PeƟƟoner objected to and disputed the grazing reducƟon by 34.20 acres because of 
the non-use as alleged by the Property Appraiser’s Office.  TesƟfied to and disputed the aerial photos 
which were part of the evidence package submiƩed by the Property Appraiser’s Office, without 
objecƟon by the PeƟƟoner, which depicted the property without cows on it and which was part of the 
basis for the reducƟon of the 34.20 acres because of the non-use as alleged by the Property Appraiser’s 
Office.  TesƟfied that the cows were not on the property full Ɵme and that the PeƟƟoner has had fencing 
issues which allowed the caƩle to leave the property.  TesƟfied that the PeƟƟoner moved the cows to an 
adjacent property on 2022. 

PeƟƟoner’s evidence was relevant, admissible and credible.  

CONCLUSIONS OF LAW:  

The undersigned Special Magistrate finds that the following below is controlling and or persuasive in the 
recommendaƟon: 

Florida Statute 193.461 Agricultural lands; classificaƟon and assessment; mandated eradicaƟon or 
quaranƟne program; natural disasters.— (3) (b) Subject to the restricƟons specified in this secƟon, only 
lands that are used primarily for bona fide agricultural purposes shall be classified agricultural. The term 
“bona fide agricultural purposes” means good faith commercial agricultural use of the land is the 
guideline and the basis for the denial. 

1. In determining whether the use of the land for agricultural purposes is bona fide, the following 
factors may be taken into consideraƟon: 

a. The length of Ɵme the land has been so used. 

b. Whether the use has been conƟnuous. 
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c. The purchase price paid. 

d. Size, as it relates to specific agricultural use, but a minimum acreage may not be required for 
agricultural assessment. 

e. Whether an indicated effort has been made to care sufficiently and adequately for the land in 
accordance with accepted commercial agricultural pracƟces, including, without limitaƟon, ferƟlizing, 
liming, Ɵlling, mowing, reforesƟng, and other accepted agricultural pracƟces. 

f. Whether the land is under lease and, if so, the effecƟve length, terms, and condiƟons of the lease. 

g. Such other factors as may become applicable. 

PETITION: PeƟƟons #39 is recommended to be DENIED on the issue of the statutory criterion of only 
lands that are used primarily for bona fide agricultural purposes shall be classified agricultural along with 
the term “bona fide agricultural purposes” which means good faith commercial agricultural use of the 
land.   

ANALYSIS 

In the instant maƩer, a preponderance of the evidence shows that the parcel did not meet the test of 
“only lands that are used primarily for bona fide agricultural purposes shall be classified agricultural” 
along with the term “bona fide agricultural purposes” which means “good faith commercial agricultural 
use of the land” on the acreage that was reduced. 

In the instant maƩer, the acreage was reduced to 41.27 acres agricultural with 22.59 nursery and 18.68 
acres grazing with the grazing reduced by 34.20 acres because of the non-use.  A preponderance of the 
evidence shows that the Property Appraiser’s allegaƟons of non-use of the 34.20 acres were jusƟfied.  A 
preponderance of the evidence shows that the site inspecƟons which were the basis for the reducƟon 
along with the aerial views along with the Property Appraiser speaking to the PeƟƟoner about the non-
use along with the evidence no fencing for caƩle on the property, no caƩle on the property, no evidence 
of caƩle for the lease were persuasive in the instant denial for the relief that the PeƟƟoner seeks.  A 
preponderance of the evidence shows that the acreage which was reduced by the Property Appraiser did 
not comport with the (b) prong of the statute and the “Whether the use has been conƟnuous” because 
the preponderance of the evidence shows that the use has not been conƟnuous.   A preponderance of 
the evidence shows that the acreage which was reduced by the Property Appraiser did not comport with 
the (e ) prong of the statute and the “Whether an indicated effort has been made to care sufficiently and 
adequately for the land in accordance with accepted commercial agricultural pracƟces, including, 
without limitaƟon, ferƟlizing, liming, Ɵlling, mowing, reforesƟng, and other accepted agricultural 
pracƟces” because of the preponderance of the evidence showing that the property had no fencing for 
caƩle, no caƩle on the property, no evidence of caƩle as per the tesƟmony of the Property Appraiser  
and that the PeƟƟoner’s tesƟmony that cows were not on the property full Ɵme and that the PeƟƟoner 
by and through his tesƟmony showed that the PeƟƟoner has had fencing issues which allowed the caƩle 
to leave the property along with the PeƟƟoner’s tesƟmony that the PeƟƟoner moved the cows to an 
adjacent property on 2022. 

A preponderance of the evidence shows that this analysis is evidence of the statutory criterion of “only 
lands that are used primarily for bona fide agricultural purposes shall be classified agricultural” along 
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with the term “bona fide agricultural purposes” which means good faith commercial agricultural use of 
the land was not met by the PeƟƟoner and as a result, it is recommended that PeƟƟon #39 be DENIED 
for the relief sought.   
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DECISION OF THE VALUE ADJUSTMENT BOARD 

 EXEMPTION, CLASSIFICATION, ASSESSMENT DIFFERENCE  
TRANSFER, CHANGE OF OWNERSHIP OR CONTROL, 

 OR QUALIFYING IMPROVEMENT PETITION 
 

 

Decision Summary      Denied your petition     Granted your petition    Granted your petition in part 

Lines 1 and 4 must be completed 
Value from 

TRIM Notice 

Value before Board Action 
Value presented by property appraiser 

Rule 12D-9.025(10), F.A.C. 
Value after 

Board Action 

1. Just value, required $55,825 $55,825 $55,825 

2. Assessed or classified use value,* if 
applicable 

$42,047 $42,047 $42,047 

3. Exempt value,* enter “0” if none $0 $0 $0 

4. Taxable value,* required $42,047 $42,047 $42,047 

*All values entered should be county taxable values. School and other taxing authority values may differ. (Section 196.031(7), F.S.) 
Reason for Petition 

 Homestead  Widow/er  Blind  Totally and permanently disabled veteran 
 Low-income senior  Disabled  Disabled veteran  Use classification, specify      __________ 
 Parent/grandparent assessment reduction  Deployed military  Use exemption, specify      ____________ 
 Transfer of homestead assessment difference  Qualifying improvement  
 Change of ownership or control  Other, specify      __________________ 

Reasons for Decision Fill-in fields will expand, or add pages as needed. 
Findings of Fact  
PETITION: 2023-01 ROBERT LEROY WYNN -PETITIONER FOR HOMESTEAD EXEMPTION 
275 East Avenue 
Bunnell, Florida 32110 
PARCEL ID: 04-13-31-0650-000C0-0060 
12/6/2023 1:00 pm 
RELEVANT STATUTES 
 
STATUTE: 196.031 Exemption of homesteads.— 
(1)(a) A person who, on January 1, has the legal title or beneficial title in equity to real property in this state 
and who in good faith makes the property his or her permanent residence or the permanent residence of 
another or others legally or naturally dependent upon him or her, is entitled to an exemption from all taxation, 
except for assessments for special benefits, up to the assessed valuation of $25,000 on the residence and 
contiguous real property, as defined in s. 6, Art. VII of the State Constitution. Such title may be held by the 
entireties, jointly, or in common with others, and the exemption may be apportioned among such of the owners 
as reside thereon, as their respective interests appear. 
 
STATUTE 196.015  
196.015 Permanent residency; factual determination by property appraiser.—Intention to establish a 
permanent residence in this state is a factual determination to be made, in the first instance, by the property 
appraiser. Although any one factor is not conclusive of the establishment or nonestablishment of permanent 
residence, the following are relevant factors that may be considered by the property appraiser in making his or 

The actions below were taken on your petition in FLAGLER____________________ County. 

 These actions are a recommendation only, not final.  These actions are a final decision of the VAB. 

If you are not satisfied after you are notified of the final decision of the VAB, you have the right to file a lawsuit in circuit 
court to further contest your assessment.  (See sections 193.155(8)(l), 194.036, 194.171(2), 194.181, 196.151, and 197.2425, Florida Statutes.) 

Petition # 2023-01 
Parcel ID   PARCEL ID: 04-13-31-0650-000C0-
0060 

Petitioner name ROBERT LEROY WYNN   
  The petitioner is:  taxpayer of record  representative 

    other, explain:       _____________________________  

Property 
address 

275 East Avenue 

Bunnell, Flori 

DR-485XC 
R. 11/23 

Rule 12D-16.002 
F.A.C. 

Eff. 11/23 
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her determination as to the intent of a person claiming a homestead exemption to establish a permanent 
residence in this state: 
(1) A formal declaration of domicile by the applicant recorded in the public records of the county in which the 
exemption is being sought. 
(2) Evidence of the location where the applicant’s dependent children are registered for school. 
(3) The place of employment of the applicant. 
(4) The previous permanent residency by the applicant in a state other than Florida or in another country and 
the date non-Florida residency was terminated. 
(5) Proof of voter registration in this state with the voter information card address of the applicant, or other 
official correspondence from the supervisor of elections providing proof of voter registration, matching the 
address of the physical location where the exemption is being sought. 
(6) A valid Florida driver license issued under s. 322.18 or a valid Florida identification card issued under s. 
322.051 and evidence of relinquishment of driver licenses from any other states. 
(7) Issuance of a Florida license tag on any motor vehicle owned by the applicant. 
(8) The address as listed on federal income tax returns filed by the applicant. 
(9) The location where the applicant’s bank statements and checking accounts are registered. 
(10) Proof of payment for utilities at the property for which permanent residency is being claimed. 
 
This is an appeal of a petition on a Homestead denial with the issue as to whether or not the Petitioner is a 
permanent resident of the property at issue before the special magistrate.  The issue before the special 
magistrate is a permanent resident issue and whether or not has the Petitioner demonstrated by a 
preponderance of the evidence that he is indeed a permanent resident of the property at issue.  If the 
Petitioner has demonstrated by a preponderance of the evidence that he is a permanent resident, then the 
Petitioner would then be entitled to the homestead benefit that he seeks and thereby reversing the denial of 
his homestead application by the Flagler County Property Appraiser. 
 
FOR THE FLAGLER COUNTY PROPERTY APPRAISER:  James E. Gardner, Jr., Loren Levy, Esq., Karen 
Barney, Michelle Morgan. 
FOR THE PETITIONER: ROBERT LEROY WYNN 
PROPERTY VALUES WERE READ INTO THE RECORD BY THE PROPERTY APPRAISER 
 
FINDINGS OF FACT 
 
FOR THE PROPERTY APPRAISER: Karen Barney testified that the application for homestead by the 
Petitioner was filed on 2/27/2023 with the deadline being 3/1/2023.  Testified that the denial was on 6/28/2023 
for the application for the homestead by the Petitioner.  Testified that the Property Appraiser’s Office requested 
an inspection of the property on 5/3/2023 from the Petitioner and that request was denied.  Testified that the 
request for the instant hearing was filed by the Petitioner on 7/19/2023.  Testified that the Petitioner has his 
driver’s license, vehicle registration, voter registration and a proof of domicile at the property as per Florida 
Statue 196.015. 
 
FOR THE PROPERTY APPRAISER: Loren Levy, Esq. testified that the Petitioner does not permanently 
reside on the property and as a result, that does not comport with Florida Statute 196.031.  Testified that the 
issue of the “legal, equitable title, permanent resident” clause of the statute is satisfied.  Testified that the 
permanent residence clause of the statute has not been satisfied.  Testified that this as the 10th year for this 
Petitioner on this homestead issue and that the Petitioner actually lives in Volusia County with his partner.  
Testified that nothing has been provided to contradict what the Petitioner has provided each of the previous 
years.  Testified that the structure on the property is a military shelter box and that the Petitioner does not 
claim that he lives at the property.  Testified that the Petitioner claims that he lives in Volusia County to care 
for his partner and that the Petitioner has not built a more permanent structure on the property.  Testified that 
the Petitioner has not submitted up dated information that would change the position of the Property 
Appraiser’s Office.  Testified that the burden of proof is on the Petitioner as per Florida Statutes 196.015 and 
196.031 for the exemption relief that the Petitioner seeks. 
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FOR THE PROPERTY APPRAISER: James E. Gardner, Jr. testified that the property has no electric, and no 
water linked to the property as there are no accounts established with these utility providers.  Testified that 
there are no open permits on the property as there must be permits for electric and water for the property. 
 
Property Appraiser’s evidence was relevant, admissible and credible. 
 
FOR THE PETITIONER: ROBERT LEROY WYNN testified.  Testified that there was no electricity and there 
was no water connected to the structure on the property.  Testified that there was no account with Florida 
Power and Light and that there was no water hook up with a commercial provider.  Testified that Petitioner 
could use the structure on the property any way he wanted to and that constituted “good faith” as per Florida 
Statute 196.031.  Testified that the structure was an 8x10 military box and that the Petitioner testified that he 
did not have to live on the property in order for this matter to comport with Florida Statute 196.031.  Testified 
that the Petitioner objected to denial letter connected to the 6/28/2023 denial for the application for the 
homestead by the Petitioner with the Petitioner’s reasoning for his objection was that the denial letter stated no 
facts.   
 
Petitioner’s evidence was relevant, admissible and credible. 

Conclusions of Law   
CONCLUSIONS OF LAW:  
The undersigned Special Magistrate finds that the following below is controlling and or persuasive in the 
recommendation: 
 
PETITION: 2023-01 is recommended to be DENIED with the basis of denial being 196.031 Exemption of 
homesteads and the “good faith makes the property his or her permanent residence or the permanent 
residence of another” clause not having been met by the Petitioner in this instant matter. 
A preponderance of the evidence shows that that the Petitioner does not permanently reside on the property 
and as a result, that does not comport with Florida Statute 196.031 and the “good faith makes the property his 
or her permanent residence or the permanent residence of another” clause.  Testimony by the Petitioner was 
that there was no electricity and there was no water connected to the structure on the property and that that 
the structure was an 8x10 military box.  Petitioner’s own testimony was that testified to that there was no 
account with Florida Power and Light and that there was no water hook up with a commercial provider to the 
property and that the Petitioner testified that he did not have to live on the property in order for this matter to 
comport with Florida Statute 196.031.  As a result, a preponderance of the evidence shows that the Petitioner 
has failed to comport with the “good faith makes the property his or her permanent residence or the permanent 
residence of another” clause of Florida Statute 196.031 and therefore the instant petition is recommended to 
be denied. 
 
For the aforementioned reasons, it is recommended that PETITITON: 2023-01 is recommended to be 
DENIED. 

 

 Recommended Decision of Special Magistrate  The finding and conclusions above are recommendations. 

  JOSEPH HAYNES DAVIS, ESQ.  1/4/2024 
Signature, special magistrate  Print name  Date 

               
Signature, VAB clerk or special representative  Print name  Date 

If this is a recommended decision, the board will consider the recommended decision on            at            AM    PM. 
     Address       ________________________________________________________________________________  
If the line above is blank, please call      ______________ or visit our website at      __________________________. 
 

 Final Decision of the Value Adjustment Board 

               
Signature, chair, value adjustment board  Print name  Date of decision 

               
Signature, VAB clerk or representative  Print name  Date mailed to parties 
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HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
VERIFICATION OF SPECIAL MAGISTRATE APPLICANT QUALIFICATIONS 

 
Name of Applicant: Robert C. Hicks 
 
Position(s) of Interest: Appraiser Special Magistrate for Real Property 
 
New Applicant:  N Returning Applicant: Y 
 
Application Received from Admin: 7/3/24  Application Reviewed by VAB Atty: 7/9/24 
 
Resume Received from Admin: 7/3/24  Resume Reviewed by VAB Atty:  7/9/24 
 
References (2) Received from Admin:7/3/24  References (2) Reviewed by VAB Atty: 7/9/24 
 
F.S. §194.035 and F.A.C.§12D-9.010 Verification (performed on 7/9/24 by HEC): 
 
Y/
N 

Criteria Y/N Criteria 

N Elected or appointed official of the county? N Employee of the county? 
N Elected or appointed official of a taxing 

jurisdiction or of the state? 
N Employee of a taxing jurisdiction or of the 

state? 
N Represent a person before the value 

adjustment board in current tax year? 
Y Provide copy of license? 

 Position: applying to hear exemption and classification appeals 
 Member of The Florida Bar?  at least 5 years’ experience in the area of 

ad valorem taxation, or 
 Florida Bar Number:  at least 3 years’ experience in the area of 

ad valorem taxation and has completed 
DOR training and passed exam for current 
VAB session 

Y Position: applying to hear valuation of real estate appeals 
Y State certified real estate appraiser? 

 
Y at least 5 years’ experience in real property 

valuation, or 
Y License No.: RZ1059 

Expires: 11/30/2024 
Type of License – General 

 at least 3 years’ experience in real property 
valuation and has completed DOR training 
and passed exam for current VAB session 

 Position: applying to hear valuation of tangible personal property appeals 
 Designated member of a nationally 

recognized appraiser’s organization? 
 at least 5 years’ experience in tangible 

personal property valuation, or 
 Name of Organization:  X  at least 3 years’ experience in tangible 

personal property valuation and has 
completed DOR training and passed exam 
for current VAB session 

 
* Applicant has not completed DOR training for current VAB session, as the same was not available at the time of submission, but Applicant has done so 
for the previous VAB session and the Hernando County VAB will be requiring this of the Applicant for the 2024 VAB session, when available. 
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Prior Service Comments/Concerns: Per VAB Counsel, Applicant has provided exceptional work 
product to the VAB during previous years, has provided services with professionalism and courtesy 
and is a wonderful addition to the VAB. Per VAB Admin, Applicant was responsive, professional, and 
addressed any issues in a timely manner. Applicant is also a license Real Estate Broker (Lic# 
BK534411) and has an MAI designation from the Appraisal Institute/Member #115755. Applicant 
serves six (6) Florida counties in the VAB Special Magistrate capacity. 
 
Concerns/Potential Conflicts: None noted by VAB Counsel or VAB Administration 
 
I, Holly E. Cosby, Esq., Hernando County Value Adjustment Board Attorney, hereby verify the 
following: 

1) that the above information has been verified, reviewed and considered on the 9th day of July, 
2024,  

2) that the Applicant is qualified to serve as an appraiser special magistrate for residential property 
valuation and commercial property valuation matters, 

3) that the approval of the Applicant as special magistrate is based solely upon the experience and 
qualifications of the Applicant,  

4) that pursuant to Section 287.05701, Florida Statutes, the Value Adjustment Board has not 
requested documentation of and has not considered Applicant’s social, political, or ideological 
interests when determining if the Applicant is a responsible vendor, 

5) that the approval of the Applicant as special magistrate is not influenced by the property 
appraiser, and  

6) that the approval of the Applicant as special magistrate is not influenced by any party or 
potential party to a VAB proceeding or by any such party with an interest in the outcome of any 
such proceeding. 

 
 
 
      
Holly E. Cosby, Esq. - VAB Counsel 
 
Supplements Attached:  Application, Resumé/Qualifications, Copy of professional license (general 
appraiser), copy of professional license (real estate broker Lic#BK534411), copy of Appraisal Institute 
MAI Member report from 2019 and guide to MAI designation requirements, Writing Sample (Sarasota 
– 2018 – sufficient, thorough, and compliant), two (2) letters of recommendation 
 
 
 Post application and approval - Applicant Special Magistrate competent to hear VAB petitions: 
 
_____________ Date Applicant Special Magistrate completed DOR training for current VAB session 
 
 
 
      
Holly E. Cosby, Esq. - VAB Counsel 

Holly E. Cosby, 
Esq.

Digitally signed by Holly E. Cosby, Esq. 
DN: cn=Holly E. Cosby, Esq., o=Law Office of 
Holly E. Cosby, PA, 
email=holly@cosbylaw.com, c=US 
Date: 2024.07.09 11:14:43 -04'00'
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HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
VERIFICATION OF SPECIAL MAGISTRATE APPLICANT QUALIFICATIONS 

 
Name of Applicant: Colleen E. Millett 
 
Position(s) of Interest: Appraiser Special Magistrate for Real Property 
 
New Applicant:  Y Returning Applicant: N 
 
Application Received from Admin: 7/8/24  Application Reviewed by VAB Atty: 7/9/24 
 
Resume Received from Admin: 7/8/24  Resume Reviewed by VAB Atty:  7/9/24 
 
References (3) Received from Admin:7/8/24  References (3) Reviewed by VAB Atty: 7/9/24 
 
F.S. §194.035 and F.A.C.§12D-9.010 Verification (performed on 7/9/24 by HEC): 
 
Y/
N 

Criteria Y/N Criteria 

N Elected or appointed official of the county? N Employee of the county? 
N Elected or appointed official of a taxing 

jurisdiction or of the state? 
N Employee of a taxing jurisdiction or of the 

state? 
N Represent a person before the value 

adjustment board in current tax year? 
Y Provide copy of license? 

 Position: applying to hear exemption and classification appeals 
 Member of The Florida Bar?  at least 5 years’ experience in the area of 

ad valorem taxation, or 
 Florida Bar Number:  at least 3 years’ experience in the area of 

ad valorem taxation and has completed 
DOR training and passed exam for current 
VAB session 

Y Position: applying to hear valuation of real estate appeals 
Y State certified real estate appraiser? 

 
Y at least 5 years’ experience in real property 

valuation, or 
Y License No.: RZ1786 

Expires: 11/30/2024 
Type of License – General 

 at least 3 years’ experience in real property 
valuation and has completed DOR training 
and passed exam for current VAB session 

 Position: applying to hear valuation of tangible personal property appeals 
 Designated member of a nationally 

recognized appraiser’s organization? 
 at least 5 years’ experience in tangible 

personal property valuation, or 
 Name of Organization:  X  at least 3 years’ experience in tangible 

personal property valuation and has 
completed DOR training and passed exam 
for current VAB session 

 
* Applicant has not completed DOR training or passed the corresponding exam for current VAB session, as the same was not available at the time of 
submission, but the Hernando County VAB will be requiring this of the Applicant for the 2024 VAB session, when available. 
 

Exhibit "H.1"

Exhibit "H.1" 
Page 47 of 123

74



Page 2 of 2 

Prior Service Comments/Concerns: Per VAB Counsel, Applicant has never served as a VAB Special 
Magistrate but has been trained by an experienced Special Magistrate appointed in another county. 
Applicant has extensive and impressive appraisal experience and is eligible to apply for a Special 
Magistrates position. VAB Counsel would recommend that Applicant not only complete the DOR 
Training, but also pass the corresponding exam, prior to serving the Hernando County VAB (for the 
2024 VAB session only). It would also be recommended that Applicant attend a few Hernando County 
VAB hearings (or another county, if that would be more convenient) to shadow another Special 
Magistrate, prior to presiding over VAB hearings in Hernando County. 
 
Concerns/Potential Conflicts: None noted by VAB Counsel or VAB Administration 
 
I, Holly E. Cosby, Esq., Hernando County Value Adjustment Board Attorney, hereby verify the 
following: 

1) that the above information has been verified, reviewed and considered on the 9th day of July, 
2024,  

2) that the Applicant is qualified to serve as an appraiser special magistrate for residential property 
valuation and commercial property valuation matters, 

3) that the approval of the Applicant as special magistrate is based solely upon the experience and 
qualifications of the Applicant,  

4) that pursuant to Section 287.05701, Florida Statutes, the Value Adjustment Board has not 
requested documentation of and has not considered Applicant’s social, political, or ideological 
interests when determining if the Applicant is a responsible vendor, 

5) that the approval of the Applicant as special magistrate is not influenced by the property 
appraiser, and  

6) that the approval of the Applicant as special magistrate is not influenced by any party or 
potential party to a VAB proceeding or by any such party with an interest in the outcome of any 
such proceeding. 

 
 
 
      
Holly E. Cosby, Esq. - VAB Counsel 
 
Supplements Attached:  Application, Copy of professional license (general appraiser), Curriculum 
Vitae, three (3) letters of recommendation 
 
 
 Post application and approval - Applicant Special Magistrate competent to hear VAB petitions: 
 
_____________ Date Applicant Special Magistrate completed DOR training and passed the 
corresponding exam for current VAB session. 
 
_____________ Date(s) Applicant Special Magistrate shadowed another Special Magistrate during 
VAB hearings held in Hernando County or other county. 
 
 
 
      
Holly E. Cosby, Esq. - VAB Counsel 

Holly E. Cosby, Esq.
Digitally signed by Holly E. Cosby, Esq. 
DN: cn=Holly E. Cosby, Esq., o=Law Office of 
Holly E. Cosby, PA, email=holly@cosbylaw.com, 
c=US 
Date: 2024.07.09 14:36:45 -04'00'
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Colleen E Millett, Cert Gen RZ1786 
4303 Braemere Dr, Spring Hill, FL 34609 * ColleenEMillett@gmail.com * 352.777.3055 (cell) 

 

Curriculum Vitae 

Highly skilled Certified General Appraiser with extensive experience in providing objective, 
professional and high-quality appraisal services. Demonstrates a proven track record in 
developing, reporting, and communicating thorough and timely appraisal reports that meet or 
exceed Uniform Standards of Professional Appraisal Practice. Adept at handling diverse 
property types within the extended Greater Tampa Bay area. 

Education

 Chamberlain High School, Tampa, FL 
 Hillsborough Community College & Pasco-Hernando Community College 
 Continuing Education:  

o Cooke School of Real Estate 
o Bert Rodgers 
o McKissock Learning 
o Gold Coast Schools 
o National Association of Independent Fee Appraisers 
o American Society of Appraisers 

 Education consists of but is not limited to: Basic Appraisal Principles, Income 1, Income 
2, Multi-Family Properties, Appraisal of Fast Food Facilities, Hotel and Apartment 
Appraisals, Fearless Math, Appraisal Review of Residential Properties, Divorce and 
Estate Appraisals, Farm, Ranch and Rural Properties, Supervisor Trainee Training, 
Appraiser AIR Compliance, Assisted Living Facilities, FHA Inspection, Disclosures and 
Disclaimers, Special Use Properties, Florida Law and USPAP. (Minimum of 44 hours of 
CE completed every 2 years) 
 

Work Experience

Bruce Barrow Realtors / Appraisers (1985-1996)

Staff Appraiser and Office Manager

 Conducted comprehensive property valuations and managed office operations. 

CEM Appraisal Group (1996-Present)

Owner and Appraiser
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 Founded and led a successful appraisal firm, providing expert valuations for a wide range 
of properties, including residential, commercial, and special-use properties for private 
individuals, businesses, federal lending institutions and industry participants. 

Independent Review Appraiser for Florida Traditions Bank (2009-2014)

Independent Review Appraiser

 Provided independent appraisal reviews ensuring accuracy and compliance with industry 
standards. 

Bridge Point Business and Real Estate Advisors (2024-Present)

Realtor / Appraiser

 Conducts detailed research, analysis, and valuation for various property types, including 
residential, commercial, and industrial properties. Marketing of residential and 
commercial real estate and an integral member of the land development team. 

Teaching/Training Experience

 Trained six appraiser-trainees through 2-year apprenticeships to achieve Florida State-
Certified Residential Appraiser licensure (2003-2008). 

 Developed and instructed the "Comparative Market Analysis from the Appraiser’s 
Perspective" course for newly licensed real estate agents at Exit Realty, Tampa, FL 
(2005-2007). 

 Mediation training with Anne deLain W. Clark for conflict resolution (2023-Present) 

Volunteer Experience

 Habitat for Humanity (2020-2022) 
 100 Women Who Care Nature Coast Chapter (2019-Present) 
 Mid Florida Community Services (2023) 

Professional Associations and Licenses

 Florida State-Certified General Appraiser RZ1786 
 Florida Real Estate Sales Associate SL3602604 
 FHA Approved Appraiser 
 Past member of Business Networking International (BNI), serving in roles such as 

President, Secretary, Attendance Champion, and Education Champion 
 Board Certified Hypnotherapist IACT 
 Clinical Hypnotherapist 

Exhibit "H.1"

Exhibit "H.1" 
Page 54 of 123

81



Honors and Awards

 Recognized for providing Omni National Bank’s Vice President (Atlanta office) with 
critical research, data, and leadership to facilitate the opening of two branch banks in 
Tampa, Florida, in 2004, supporting their expansion project for community 
redevelopment through investor loans on “as is” / “as repaired” properties. 

Personal Interests

 I am passionate about building strong foundations for quality of life through personal 
development, healthy living, nature, family and community. 
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July 3, 2024 

 

Dear Sir or Madam- 

Please let this letter serve as a letter of reference for Colleen Millett. I have known Ms. Millett professionally for 
over a decade and she has performed countless appraisals at my request. My company works primarily in the 
Hard Money, Private Lending area & our Investors rely heavily on appraised value to qualify loan requests  

I have never had any issues with any of our Investors over any of the appraisals Ms. Millett has performed. She is 
my go-to for any appraisal requests in her area. She has done virtually any type of  residential and land request 
you can think of. She is always timely and reliable. Lastly Colleen is incredibly friendly and personable which 
would no doubt make her a great fit dealing with the public and or any team environment.  

If you have any additional questions or need any additional information, please feel free to contact me directly by 
phone or email. Thank you for your kind consideration.  
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July 8, 2024 

Hernando County Value Adjustment Board 
20 N Main Street 
Brooksville, FL 34601 

To Whom It May Concern, 

I am wriƟng to enthusiasƟcally recommend Colleen MilleƩ for the posiƟon of Special Magistrate on the 
Hernando County Value Adjustment Board. I have had the privilege of knowing Colleen personally and 
professionally for over 20 years. Throughout this Ɵme, we have collaborated on numerous commercial 
assignments, and I have confidently referred many clients to her. 

Colleen consistently demonstrates promptness, courtesy, and professionalism in all her endeavors. Her 
commitment to excellence and her ability to exceed expectaƟons are qualiƟes that set her apart. Her 
extensive local experience in appraising both commercial and residenƟal properƟes makes her an 
excepƟonal candidate for this role. 

Colleen’s well-rounded experƟse, combined with her deep understanding of the local real estate market, 
posiƟons her perfectly to contribute effecƟvely to the Value Adjustment Board. I am confident that her skills 
and dedicaƟon will greatly benefit the board and the community it serves. 

Sincerely, 

Anthony Kanaris 

Anthon  Kanari  
Bridge Point Business & Real Estate Advisors, LLC 
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Sarah Duncan 
4609 Larkenheath Dr. 
Spring Hill, FL  34609 
sarah.duncan1109@gmail.com 
352.741.1718 

 

 
July 8, 2024 

 

Re:Hernando County VAB Special Magistrate Application/Colleen Millett 

 

To whom it may concern, 

 

I am writing to provide my enthusiastic recommendation for Colleen Millett, who has served 
diligently as an appraiser for well over the 22 years I have personally known her. During this 
time, I have had the privilege of closely observing her work ethic and have been consistently 
impressed with her dedication, professionalism and sense of community in which we live.  I have 
been able to refer her both personally and professionally.  I value her voice in our industry.  

 

Please feel free to contact me if you have any further questions or need additional information.  

 

Sarah Duncan 

FL Licensed Title Agent  
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HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
VERIFICATION OF SPECIAL MAGISTRATE APPLICANT QUALIFICATIONS 

 
Name of Applicant: Steven L. Nystrom 
 
Position(s) of Interest: Appraiser Special Magistrate for Real Property and Tangible Personal Property 
 
New Applicant:     N  Returning Applicant:   Y 
 
Application Received by Admin: 7/8/24  Application Reviewed by VAB Atty: 7/9/24 
 
Resume Received by Admin:  7/8/24  Resume Reviewed by VAB Atty: 7/9/24 
 
References (2) Received by Admin: 7/8/24  References (2) Reviewed by VAB Atty: 7/9/24 
 
F.S. §194.035 and F.A.C.§12D-9.010 Verification (performed on 7/9/24 by HEC): 
 
Y/
N 

Criteria Y/N Criteria 

N Elected or appointed official of the county? N Employee of the county? 
N Elected or appointed official of a taxing 

jurisdiction or of the state? 
N Employee of a taxing jurisdiction or of the 

state? 
N Represent a person before the value 

adjustment board in current tax year? 
Y Provide copy of license? 

 Position: applying to hear exemption and classification appeals 
 Member of The Florida Bar?  at least 5 years’ experience in the area of 

ad valorem taxation, or 
 Florida Bar Number:  at least 3 years’ experience in the area of 

ad valorem taxation and has completed 
DOR training and passed exam for current 
VAB session 

Y Position: applying to hear valuation of real estate appeals 
Y State certified real estate appraiser? 

 
Y at least 5 years’ experience in real property 

valuation, or 
Y License No.: RZ2169 

Expires: 11/30/2024 
Type of License – General 

 at least 3 years’ experience in real property 
valuation and has completed DOR training 
and passed exam for current VAB session 

Y Position: applying to hear valuation of tangible personal property appeals 
Y Designated member of a nationally 

recognized appraiser’s organization? 
Y at least 5 years’ experience in tangible 

personal property valuation, or 
Y Name of Organization:  AI 

Category: MAI Member 
 at least 3 years’ experience in tangible 

personal property valuation and has 
completed DOR training and passed exam 
for current VAB session 

 
* Applicant has not completed DOR training for current VAB session, as the same was not available at the time of submission, but Applicant has done so 
for the previous VAB session and the Hernando County VAB will be requiring this of the Applicant for the 2024 VAB session, when available. 
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Prior Service Comments/Concerns: Per VAB Counsel, Applicant has served the Hernando County VAB 
during the 2018, 2019, 2020, 2021, 2022, and 2023 VAB sessions, he does have experience serving several 
other counties, including Pinellas, Pasco, Polk, Manatee, Sumter, Lee, Collier, Hillsborough, Hendry, and 
Charlotte Counties, and his credentials exceed that which is required to serve as a VAB Appraiser Special 
Magistrate. VAB Counsel has prior and very positive experience with the Applicant. VAB Counsel 
continues to have full confidence that Applicant is competent to serve the Hernando County VAB as an 
Appraiser Special Magistrate in all valuation realms. VAB Administration had a positive working 
relationship with Applicant during the 2018, 2019, 2020, 2021, 2022, and 2023 VAB sessions and would 
welcome his return. Due to the short time frame provided by VAB Administration for application turn-
around, letters of recommendation are not required for the 2024 VAB Session, as Applicant is returning to 
the Hernando County VAB after several years of service and has provided letters of recommendation in the 
past, which VAB Administration has on file. The letter of recommendation provided by Applicant from 
VAB Counsel shall be disregarded. 
 
Concerns/Potential Conflicts: VAB Counsel must note that Applicant has previously advised of a reckless 
driving charge, which has since been resolved. VAB Counsel spoke with Applicant about the situation prior 
to a previous VAB session; Applicant advised that Applicant took all measures to contest the allegation and 
that Applicant’s work product was not affected at any time prior to or during the proceedings. 
 
I, Holly E. Cosby, Esq., Hernando County Value Adjustment Board Attorney, hereby verify the following: 

1) that the above information has been verified, reviewed and considered on the 9th day of July, 2024,  
2) that the Applicant is qualified to serve as an appraiser special magistrate for residential property 

valuation, commercial property valuation, and tangible personal property valuation matters, 
3) that the approval of the Applicant as special magistrate is based solely upon the experience and 

qualifications of the Applicant,  
4) that pursuant to Section 287.05701, Florida Statutes, the Value Adjustment Board has not requested 

documentation of and has not considered Applicant’s social, political, or ideological interests when 
determining if the Applicant is a responsible vendor, 

5) that the approval of the Applicant as special magistrate is not influenced by the property appraiser, 
and  

6) that the approval of the Applicant as special magistrate is not influenced by any party or potential 
party to a VAB proceeding or by any such party with an interest in the outcome of any such 
proceeding. 

 
 
      
Holly E. Cosby, Esq. - VAB Counsel 
 
Supplements Attached: Application, Executive Profile/Resume, Summary of Applicant’s Florida VAB 
history and Applicant’s TPP experience, Appraisal Institute research results showing membership and 
status, Copy of Applicant’s appraiser’s license, two (2) letters of recommendations (both dated 2019, one 
provided by VAB Counsel in 2019 which shall be disregarded) 
 
 Post application and approval - Applicant Special Magistrate competent to hear VAB petitions: 
 
_____________ Date Applicant Special Magistrate completed DOR training for current VAB session 
 
 
      
Holly E. Cosby, Esq. - VAB Counsel 

Holly E. Cosby, 
Esq.

Digitally signed by Holly E. Cosby, Esq. 
DN: cn=Holly E. Cosby, Esq., o=Law Office of 
Holly E. Cosby, PA, email=holly@cosbylaw.com, 
c=US 
Date: 2024.07.09 11:35:02 -04'00'
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Steven L. Nystrom, MAI – Senior Real Estate & Land Policy Consultant 
 

 
5044 Cypress Trace Drive  Tampa, FL 33624  Phone: 813-963-3510  Fax: 813-963-3510 

 
 

 
EXECUTIVE PROFILE 
 
Over 30 years of complex real estate consulting experience with specialties in real estate 
valuation, real estate taxation, international real estate consulting, litigation support, 
international relations, land policy economics and global macroeconomics.  
 

 Current President of NewStream Companies, an international real estate consulting firm 
based in Tampa, Florida, USA. NewStream Companies performs a wide variety of real 
estate consulting such as the valuation of commercial facilities, risk analysis of multi-
billion-dollar asset portfolios securing commercial mortgage-backed securities and land 
policy consulting on an international scale. 
 

 International relations for professional organizations and global macro-economic 
consulting on real estate and land policy related issues. This is directly focused on 
problem solving for complex land policy, land tenure, valuation, real estate taxation, 
informality, pandemic & disaster resilience/recovery, real estate taxation, and structural 
factors underpinning engines of economic growth in emerging and established 
economies. This consultancy has assisted many groups including the World Bank, United 
Nations (UNECE WPLA & GLTN), World Citizen Consulting (NGO), the ECE, and the 
International Federation of Surveyors NGO (FIG), for the Appraisal Institute 2005 to 
2011 & 2023, and the National Society of Professional Surveyors (NSPS). 
 

 Steven L. Nystrom MAI also serves as a Special Magistrate in many of Florida’s 
Counties. This is a quasi-judicial position, hired by the Clerk of the Court, where he 
makes recommendations on hundreds of real estate taxation related hearings each year, 
and thousands of hearings since 2003. 

 
 
EXECUTIVE PERFORMANCE OVERVIEW 
 

 Strategic Control; Complete operational control of NewStream Companies. 
 Complex Project Management often involving world scale topics. 
 Creative Problem Solving and Teamwork; Positive contribution on the world’s most 

complicated real estate related economic professional forums.  
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Steven L. Nystrom, MAI – Senior Real Estate & Land Policy Consultant 
 

 
5044 Cypress Trace Drive  Tampa, FL 33624  Phone: 813-963-3510  Fax: 813-963-3510 

 
 

 International Land Policy: Understanding and flexibly adapting the worlds’ tool kit of 
methodologies to greatly varying situations, economies, and cultures. Research papers 
were written and presented on the World Financial Crisis, Land Lease Economies, 
Industrial Efficiency, Diagnostic Tools for the Valuation Profession, Land Tenure 
Alternatives. (Available at NewStream Companies.com), and expert assistance was 
provided in writing, reviewing and editing the GLTN Guidebook on the Valuation of 
Unregistered Lands, FIG Real Estate Task Force project, the Appraisal Institute Real 
Estate Valuation in Global Markets textbook, the CIPE Scorecard Project, and authored 
the Informal Market analysis of Greece & Albania, the UNECE’s Guidelines for the 
Formalization of Informal Constructions (2019) publication(s), the COVID 19 Recovery 
Action Plan for Informal Settlements in the ECE (2021), as well as two lecture series, at 
the University of Geneva related to these publications, as well as related podcasts & 
taped workshops. 

 
PROFESSIONAL EXPERIENCE 
 

 Appraisal and consulting experience consists of a wide variety of complex valuation and 
consulting assignments. These include both large and small income producing 
commercial properties, special use properties, international facilities, vacant land, 
litigation assignments, condemnation or eminent domain appraisals, environmentally 
sensitive wetlands, lease analysis and many large unique industrial, office and retail 
facilities. 

 Land policy speaking, writing and research experience related to land tenure, valuation, 
real estate taxation, global real estate related macroeconomics, creative land policy, 
informal markets, and other structural land market topics on most of the world’s 
continents. 

 Asset management experience consists of appraisal summary reviews, broker interviews, 
site inspections, and market analysis reports for the purchase and sale of huge multi-
billion dollar commercial mortgage and conduit portfolios. 

 International relations representing professional organizations to the International 
Federation of Surveyors (FIG), the World Bank, the United Nations, and other NGO’s, 
governments, and institutions. 

 Cash flow analysis experience consists of modeling in Pro-Ject+, Argus, Dyna Lease, 
and Center for a wide variety of commercial properties.  

 Real Estate Taxation, Quasi-judicial and Litigation experience through litigation support 
related to appropriate, accurate, and ethical real estate practices. Thousands of quasi-
judicial hearings were presided upon with recommendations made relating to all types of 
real estate assets in many Florida Counties where I serve as a Special Magistrate.  
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Steven L. Nystrom, MAI – Senior Real Estate & Land Policy Consultant 
 

 
5044 Cypress Trace Drive  Tampa, FL 33624  Phone: 813-963-3510  Fax: 813-963-3510 

 
 

PROFESSIONAL CAREER CHRONOLOGY 
 
  August 1998 - Current Principal – NewStream Companies 

A Florida based international real estate appraisal, and consulting firm 
which provides a wide range of specialized real estate services across the 
globe.  
 

 Sept. 1995 – Aug. 1998 Senior Appraiser - General Motors Acceptance Corporation  
An international real estate appraisal and consulting firm.  
 

 May 1993- June 1995 Senior Associate - Ratcliffe, Cali, Duffy & Hughes 
             A dominant metropolitan Washington D.C. based real estate appraisal 

and consulting firm. 
 
 May – August 1992  Internship - Attaway, Thompson, Jeffers & Associates 

       A highly respected real estate appraisal and consulting firm serving the 
southeastern United States.   

 
 1989-1990  Associate - Appraisal Company of Key West (Key West, Florida) 

 
 1988-1989  Real Estate Sales Associate - Coldwell Banker (Key West, Florida) 

 
CERTIFICATIONS, LICENSING, HISTORY AND OTHER 
  

    Member of the Appraisal Institute, MAI Designation, No. 11132 
 Certified General Appraiser, State of Florida, RZ2169 
 Chairman of the FIG Federation of International Surveyors, Comm. 9 (2005-2018) 
 Past Delegate to FIG for the Appraisal Institute 
 Current Delegate to FIG Commission 9 for NSPS 
 Working Representative to the United Nations & World Bank for Peace by Prosperity 
 Appraisal Institute, International Relations Committee (2006-2011 & 2023-2024) 
 Past Appraisal Institute Instructor 

 
ACADEMIC BACKGROUND 
 

 Bachelor of Arts - Major - Economics (Liberal Arts & Sciences) - University of Florida 
 Masters of Arts - Real Estate Appraisal Program - University of Florida 
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Steven Nystrom MAI has served as a Special Magistrate in the following counties for the noted years: 

 

Pinellas 2003, 04, 05, 06, 07, 08, 09, 10, 11, 12, 13, 14, 15, 16, 17, 18, 19, 20, 21, 22, 23 

Pasco 2005, 06, 07, 08, 09, 10, 11, 12, 13, 14, 15, 16, 17, 18, 19, 20, 21, 22, 23 

Polk 2016, 17, 18, 19, 20, 21, 22, 23 

Manatee 2016, 17, 18:  

Sumter 2017, 18, 19, 20, 21, 22, 23 

Lee 2007, 08, 09, 10, 11, 12, 13, 14, 15, 16, 17, 18, 19, 20, 21, 22, 23 

Hillsborough 2008, 09, 10, 11, 13, 14, 15, 16, 17, 18, 19, 20, 21, 22, 23 

Hendry 2008, 09, 10, 11, 12, 13, 14, 15, 16, 17, 18, 19, 20, 21, 22, 23 

Monroe 2018, 19, 20, 21, 22, 23 

Charlotte 2013, 14, 15, 16, 17, 18, 19, 20, 21, 22, 23 

Hernando 2018, 19, 20, 21, 22, 23 

Osceola 2022, 23 

Collier 2023 

Citrus 2022 
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TPP: Charlotte 2013, 14, 15, 16, 17, 18, 19, 20, 21, 22, 23 

TPP Lee 2014, 15, 16, 17, 18, 19, 20, 21, 22, 23 

TPP Pinellas 2014, 15, 16, 17, 18, 19, 20, 21, 22, 23 

TPP Hillsborough 2017, 18, 19, 20, 21, 22, 23 

TPP Manatee 2016, 17, 18 

TPP Hendry 2019, 20, 21, 22, 23 

TPP Hernando 2018, 19, 20, 21, 22, 23 

TPP Monroe 2018, 19, 20, 21, 22, 23 

TPP Polk 2019, 20, 21, 22, 23 

TPP Pasco 2019, 20, 21, 22, 23 

TPP Sumter 2019, 20, 21, 22, 23 

TPP Osceola 2022, 23 

TPP Citrus 2022 

 

TPP Experience Include the following; 

 Steven L. Nystrom MAI       05/7/2024 

  

TPP Length of Experience  

  

I have been in the appraisal industry since 1989. As such, I have 34 years of experience.   

  

A:    TPP is a component of the value for hotels, bars, restaurants, day care facilities, some special 
purpose properties and single-family residential valuation for VAB cases. Additionally, cost analysis (the 
primary approach for TPP) is the core of insurance valuation. Over this entire period I have had a fair 
number of each these assignments and estimating the value of the TPP, deducting for TPP, appropriately 
considering TPP, and/or utilizing cost analysis is an significant (if secondary) portion all of these analyses.   

  

B:    I also have 11 years of experience doing TPP VAB Special Magistrate work including the counties 
previously noted and have extensively studied the DOR guidelines regarding TPP, and the ASA TPP text 
book (Valuing Machinery and Equipment 3rd edition). I have taken (and passed) the DOR test each year 
from 2013-2023.   

Exhibit "H.1"

Exhibit "H.1" 
Page 68 of 123

95



  

C:    Considering TPP (valuing and deducting for it) has also been part of the scope of work of my single 
family residential VAB work. I have performed single family VAB magistrate work for about the last 18 to 
19 years.  

  

I currently consider my weighted experience to be 14 years overall as it relates to TPP.  
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To whom this may concern,        May 2019 
 
 
Regarding: Letter of Recommendation for Steven Nystrom MAI 
 
 
Steven Nystrom has served for many years as a VAB Special Magistrate in several counties were 
I serve as Attorney for the Clerk of Court regarding VAB matters. He has proven to be 
knowledgeable, hardworking, timely, honest, fair and diligent in the performance of his duties.  
 
We have spoken on many occasions regarding VAB related matters and he has shown an 
uncommon mastery of real estate, tax, and the VAB. I would not hesitate to recommend him to 
serve as a Special Magistrate in your county.  
 
Best regards, 
 
Holly E. Cosby 
Law Office of Holly E. Cosby, P.A. 
602 Center Road 
Fort Myers, Florida 33907 
(239) 931-0006 
(239) 418-0006 (fax) 
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Page 1 of 2 

HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
VERIFICATION OF SPECIAL MAGISTRATE APPLICANT QUALIFICATIONS 

 
Name of Applicant: John Robinson 
 
Position(s) of Interest: Appraiser Special Magistrate for Real Property and Tangible Personal Property 
 
New Applicant:     N  Returning Applicant:   Y 
 
Application Received by Admin: 7/8/24  Application Reviewed by VAB Atty: 7/9/24 
 
Resume Received by Admin:  7/8/24  Resume Reviewed by VAB Atty: 7/9/24 
  
References (2) Received by Admin: N/A  References (2) Reviewed by VAB Atty: 7/9/24 
 
F.S. §194.035 and F.A.C.§12D-9.010 Verification (performed on 7/9/24 by HEC): 
 

Y/N Criteria Y/N Criteria 
N Elected or appointed official of the county? N Employee of the county? 
N Elected or appointed official of a taxing 

jurisdiction or of the state? 
N Employee of a taxing jurisdiction or of the 

state? 
N Represent a person before the value 

adjustment board in current tax year? 
Y Provide copy of license? 

 Position: applying to hear exemption and classification appeals 
 Member of The Florida Bar?  at least 5 years’ experience in the area of 

ad valorem taxation, or 
 Florida Bar Number:  at least 3 years’ experience in the area of 

ad valorem taxation and has completed 
DOR training and passed exam for current 
VAB session 

Y Position: applying to hear valuation of real estate appeals 
Y State certified real estate appraiser? 

 
Y at least 5 years’ experience in real property 

valuation, or 
Y License No.: RZ417 

Expires: 11/30/2024 
Type of License – General 

 at least 3 years’ experience in real property 
valuation and has completed DOR training 
and passed exam for current VAB session 

Y Position: applying to hear valuation of tangible personal property appeals 
Y Designated member of a nationally 

recognized appraiser’s organization? 
Y at least 5 years’ experience in tangible 

personal property valuation, or 
Y Name of Organization:  AI and CCIM 

Category: AI:  MAI and AI-GRS Member; 
CCIM membership 

 at least 3 years’ experience in tangible 
personal property valuation and has 
completed DOR training and passed exam 
for current VAB session 

 
* Applicant has not completed DOR training for current VAB session, as the same was not available at the time of submission, but Applicant has done so 
for the previous VAB session and the Hernando County VAB will be requiring this of the Applicant for the 2024 VAB session, when available. 
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Page 2 of 2 

Prior Service Comments/Concerns: VAB Counsel has prior experience with Applicant in Hernando County 
(2019, 2020, 2021, 2022, 2023 VAB Sessions) and Sumter County (2020 and 2021 VAB Sessions). 
Applicant presided over a hearing in 2020 for a petition that was remanded to the PAO and then held a 
continued hearing thereafter, which matter was lengthy and required great detail during recommended 
decision development. Applicant’s work product was sound, and Applicant was professional and pleasant 
to work with. VAB Administration welcomes Applicant’s return to the Hernando VAB. Applicant is 
competent to hear VAB valuation petitions for commercial real property, residential real property, and 
tangible personal property, and Applicant certainly has several years of prior experience in valuation and 
VAB appointments in other counties. VAB Counsel will also note that Applicant has a CCIM designation, 
which is a high-level real estate distinction, and that Applicant’s office is located in Winter Garden, giving 
Applicant a semi-local status. Due to the short time frame provided by VAB Administration for application 
turn-around, letters of recommendation are not required for the 2024 VAB Session. Applicant is returning 
to the Hernando County VAB after several years of service and has provided letters of recommendation in 
the past, which VAB Administration has on file. 
 
Concerns/Potential Conflicts: None noted by VAB Counsel or VAB Administration 
 
I, Holly E. Cosby, Esq., Hernando County Value Adjustment Board Attorney, hereby verify the following: 

1) that the above information has been verified, reviewed, and considered on the 9th day of July, 2024,  
2) that the Applicant is qualified to serve as an appraiser special magistrate for residential property 

valuation, commercial property valuation, and tangible personal property valuation matters, 
3) that the approval of the Applicant as special magistrate is based solely upon the experience and 

qualifications of the Applicant,  
4) that pursuant to Section 287.05701, Florida Statutes, the Value Adjustment Board has not requested 

documentation of and has not considered Applicant’s social, political, or ideological interests when 
determining if the Applicant is a responsible vendor, 

5) that the approval of the Applicant as special magistrate is not influenced by the property appraiser, 
and  

6) that the approval of the Applicant as special magistrate is not influenced by any party or potential 
party to a VAB proceeding or by any such party with an interest in the outcome of any such 
proceeding. 

 
 
 
      
Holly E. Cosby, Esq. - VAB Counsel 
 
Supplements Attached:  Application, Resumé/Qualifications, Copy of Applicant’s appraiser’s license 
(general appraiser), copy of Applicant’s Appraisal Institute certificates (2) showing MAI membership and 
AI-GRS membership, Letter showing Applicant’s CCIM designation, American Society of Appraisers 
Certificate showing Applicant’s Accredited Senior Appraiser designation, Writing Sample (2023 – Leon 
County VAB – sufficient, thorough, and compliant) 
 
 Post application and approval - Applicant Special Magistrate competent to hear VAB petitions: 
 
_____________ Date Applicant Special Magistrate completed DOR training for current VAB session 
 
 
 
      
Holly E. Cosby, Esq. - VAB Counsel 

Holly E. Cosby, 
Esq.

Digitally signed by Holly E. Cosby, Esq. 
DN: cn=Holly E. Cosby, Esq., o=Law Office of 
Holly E. Cosby, PA, 
email=holly@cosbylaw.com, c=US 
Date: 2024.07.09 14:16:27 -04'00'
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SPECIAL MAGISTRATE APPLICATION 
HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
(APPLICANTS MUST MEET QUALIFICATIONS OUTLINED IN F.S. § 194.035)  

 

Page 1 
V 02-01-2022 

 
 
 
 
       
 
 

Please type or print.  If more space is needed, attach additional sheets.  Applicants may supplement their 
application with a resume.  However, a resume cannot be used in lieu of an application. 
 

Application for:  Attorney Special Magistrate 
  Appraiser Special Magistrate for: 
  Real Property and/or  Tangible Personal Property  
 

A P P L I C A N T   I N F O R M A T I O N 
 

Name:  John Robinson  Email:  john@property-specialists.com  
Business Name: Property Investment Specialists, Inc.  
Home Address: 800 Windergrove Court, Ocoee, FL 34761  
Business Address:  204 S. Dillard Street, Winter Garden, FL 34787  
Phone:  Home/407-877-3757            Business/407-877-3757            Cell/407-933-9818  
Fax:  N/A  
 

L I C E N S U R E / EXPERIENCE 
 

Attorney Magistrate Applicant:  Bar Number:          Date of Admission:          
How many years of experience do you have in the area of ad valorem taxation:        
 

Appraiser Magistrate Applicant:    
Appraiser License #:                                                                             RZ417  Valid Thru:11/30/24 
How many years of experience do you have in the area of real property valuation: 40  
How many years of experience do you have in the area of tangible property valuation: 24  
 

Q U A L I F I C A T I O N / E X P E R I E N C E 
 
1. Educational Background 
 See attached qualifications  
        
        
 
2.   If you currently or previously have served as a special magistrate, please provide the municipality or county and 
      dates served.   
 See attached qualifications  
        
        
 
3. Have you ever been dismissed, terminated or denied appointment as a special magistrate for poor or improper 

performance?    No   Yes (please explain) 
        
        
 
4. List any additional information which makes you qualified to serve as a special magistrate.  
 Have served as a special magistrate since 1994 and have been a real estate appraiser since 1994  
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SPECIAL MAGISTRATE APPLICATION 
HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
(APPLICANTS MUST MEET QUALIFICATIONS OUTLINED IN F.S. § 194.035)  

 

Page 2 
V 02-01-2022 

 
 
 
 
       
 
 

5.   List each organization, recognized by the real estate appraisal industry or the professionals in that field, in which 
you are currently or have previously been a designated member:   
 

ORGANIZATION DESIGNATION DATE MEMBER # 
Appraisal Institute MAI and AI-GRS 1989 and 2014 8035/47472 
CCIM Institute CCIM 1999 9080 
American Society of 
Appraisers 

ASA 2020 123278 

                        
                        

 
6. Have you ever been disbarred, suspended or received any other disciplinary action from any organized 

association, or from the State of Florida?   No   Yes (please explain) 
        
        
 

7. List any experience and/or specialty for the following property types:  
 

PROPERTY TYPE EXPERIENCE/SPECIALTY 
Residential Real Property 40 years 
Commercial Real Property 38 years 
Tangible Property Approx. 25 years 
Other (please specify)       

 
8. List any personal or business relationship you have ever had with any officer or employee of the office of the 

property appraiser, office of the clerk of the circuit court, office of the county attorney or the value adjustment 
board of any of the counties to which you are applying:  

 None  
        
 
9. List any clubs, organizations, associations, or other entities to which you belong or participate in and in which a 

possible conflict of interest could occur or the appearance of a conflict of interest might arise that would prevent 
you from fairly conducting the hearing between the property appraiser and the property owner and taxpayer.  

  
 None  
        
 
10. Explain your level of knowledge and experience with computers and list the applications you are familiar with. 

 
 Have used Microsoft Word and Excel since 1987 and have used Axia software since 1994  
        
        
 
11.  Other than as a special magistrate to the VAB, will you be serving as a hearing officer for any governmental 

entity during the upcoming   2024____VAB season?     If so, for whom? 
 

 No  
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SPECIAL MAGISTRATE APPLICATION 
HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
(APPLICANTS MUST MEET QUALIFICATIONS OUTLINED IN F.S. § 194.035)  

 

Page 3 
V 02-01-2022 

 
 
 
 
       
 
 

C E R T I F I C A T I O N 
 

 

Pursuant to F.S. § 194.035, a person cannot serve the Board as a special magistrate in the same year that he/she is an 
elected or appointed official of a county, a taxing jurisdiction, or the state; is an employee of a county, a taxing 
jurisdiction, or the state; or represents a party before the Board in any administrative review of property taxes. 
 
Are you an elected or appointed official of a county, a taxing jurisdiction, or the state?                Yes  No 
Are you an employee of a county, a taxing jurisdiction, or the state?                 Yes  No 
Will you be representing a party before the Board in any administrative review of property taxes?   Yes  No 
 
If yes, please provide details:         
_____________________________________________________________________________________________ 
 

D O C U M E N T A T I O N   R E Q U I R E D 
Verification of qualifications will be made prior to consideration of this application, pursuant to F.S. § 194.035. 

 
 

Please attach the following documentation with your application: 
 

 Copy of current Resume. 
 Copy of license referenced above. 
 At least two (2) letters of recommendation from individuals who can attest to your years of experience 

in ad valorem taxation, tangible personal property or real property appraisals. 
 Documentation to support membership in professional organizations listed in item #5 above. 

 
 

Prior to conducting hearings, all applicants are required under F.S. § 194.035 to certify completion of the 
current year training provided by the Department of Revenue.  Additionally, the Hernando County VAB 
requests that all appointees pass the corresponding DOR exam and provide proof of the same.                             
To receive the training and take the corresponding exam, go online to the Department’s website at 
http://floridarevenue.com/property/Pages/VAB_Training.aspx 
 
Please return your VAB Training completion certificate and proof of passing exam score to the VAB clerk at 
vab@hernandoclerk.org 
 

 
The undersigned certifies, under penalty of disqualification from consideration, that each item contained in this 
application, or any other document furnished by or on behalf of the applicant is true and complete as of the date it 
bears.  The undersigned authorizes the Value Adjustment Board to obtain information from other sources to verify 
each item contained herein.  The undersigned acknowledges that, if selected, he/she will follow all requirements and 
mandates of law in fulfilling the duties of special magistrate. 
 

 
_____________________________________ Date: 7/3/24  
Signature of Applicant  
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SPECIAL MAGISTRATE APPLICATION 
HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
(APPLICANTS MUST MEET QUALIFICATIONS OUTLINED IN F.S. § 194.035)  

 

Page 4 
V 02-01-2022 

 
 
 
 
       
 
 

 
John Robinson   
Printed Name of Applicant 
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Property Valuation & Consulting, Inc. Exhibit H 
  
 

 QUALIFICATIONS OF JOHN A. ROBINSON, MAI, AI-GRS, CCIM, ASA      Page 1 
State-Certified General Real Estate Appraiser #RZ417 

 
 

Business Address:      Residence Address: 
Property Investment Specialists, Inc.    800 Windergrove Court 
204 S. Dillard Street, Winter Garden, FL  34787   Ocoee, Florida 34761 
(407) 877-9694  Fax: (407) 877-8222 
 
Education 
Auburn University - Auburn, Alabama 
BS in Business Administration, Major: Finance, December 1982 
Melbourne High School - Melbourne, Florida 
 
Appraisal courses sponsored by IAAO: 
Course 300-Fundamentals of Mass Appraisal, Orlando, FL, May 2016 
Course 201-Appraisal of Land, Lake Mary, FL, August 2016 
 
Appraisal courses sponsored by The Appraisal Institute: 
Course 1A, Part 1 - Real Estate Appraisal Principles, Univ. of North Carolina, July 1984 
Course 1A, Part 2 - Basic Valuation Procedures, University of San Diego, June 1985 
Course 1B, Part A - Capitalization Theory and Techniques, Orlando, Florida, May 1986 
Course 1B, Part B - Capitalization Theory and Techniques, Daytona Beach, Florida, September 1986 
Course 2-3 - Standards of Professional Practice, Orlando, Florida, March 1987 
Course 2-1 - Case Studies in Real Estate Valuation, Orlando, Florida, May 1987 
Course 2-2 - Valuation Analysis & Report Writing, Arizona State Univ., February 1988 
Comprehensive Examination, Atlanta, Georgia, August 1988 
Course 6 - Computer Assisted Investment Analysis, College Park, Maryland, June 1990 
Course II520 - Highest & Best Use and Market Analysis, Orlando, Florida, March 1994 
Course 430 - Standards of Professional Practice, Part C, Orlando, Florida, Sept. 1997 
Course 430 - Standards of Professional Practice, Part C, Altamonte Springs, FL, Nov. 2002 
Condemnation Appraising: Principles & Applications, Destin, FL, April 2009 
Review Theory-General, Orlando, FL May 2014 
 
Courses sponsored by the CCIM (Certified Commercial Investment Member) Institute: 
Course CI 101 - Financial Analysis for Commercial Real Estate, October 1997 
Course CI 201 - Market Analysis for Commercial Investment Real Estate, May 1998 
Course CI 104 - Investment Analysis for Commercial Investment Real Estate, May 1999 
Comprehensive Examination – Orlando, Florida, November 1999 
 
Courses sponsored by CoreLogic 
Marshall & Swift Commercial Cost Approach Certificate, May 2016 
 
Courses sponsored by the American Society of Farm Managers and Rural Appraisers: 
Valuation of ‘Conservation Easements’ & Other Partial Interests in Real Property, September 2009 
 
Appraisal seminars sponsored by The Appraisal Institute (and South Florida Water Management District): 
Rate Extraction/Application, July 1989 
Impact of Environmental Considerations on Real Estate Appraisals, July 1989 
Standards of Professional Practice Update, July 1990 
Appraisal Regulations of the Federal Banking Agencies, November 1990 
Environmental Concerns, September 1991 
Subdivision Analysis, November 1991 
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Property Valuation & Consulting, Inc. Exhibit H 
  
 

 QUALIFICATIONS OF JOHN A. ROBINSON, MAI, AI-GRS, CCIM, ASA      Page 2 
State-Certified General Real Estate Appraiser #RZ417 

 
 

Standards of Professional Practice, October 1992 
Americans with Disabilities Act, February 1993 
Rates, Ratios & Reasonableness, February 1993 
Appraisal Review Overview, August 1993 
ARGUS Beginning Training, October 1993 
Appraising Troubled Properties, November 1993 
Limited Appraisal Round Table, June 1994 
Uniform Standards of Professional Appraisal Practice Update*, June 1994 
(Instructed for Lincoln Graduate Center) 
HUD/FHA Training Session, November 1994 
Principles of Appraisal Review*, January 1995 (Instructed for Lincoln Graduate Center) 
Analyzing Operating Expenses, March 1995 
Fair Lending and the Appraiser, June 1995 
Farm and Land Appraisal*, June 1995 (Instructed for Lincoln Graduate Center) 
The Internet and Appraising, February 1997 
Understanding and Using DCF Software: A Comparison of ARGUS, PRO-JECT and 
DYNALEASE, December 1997 
USPAP Update Core Law For Appraisers, February 1998 
Econometrics, June 1999 
Public Market for Real Estate, June 1999 
General Appraiser USPAP Update, June 1999 
Client Satisfaction/Retention/Development, June 1999 
Technology Forum, June 1999 
Appraising from Blueprints & Specifications, February 2000 
Current Appraisal Issues in Florida (South Florida Water Management District), May 2000 
Professional Standards USPAP Update/Florida Law for Real Estate Appraisers, August 2000 
Florida State Law and USPAP Review for Real Estate Appraisers, April 2002 
Appraisers and the Gramm-Leach-Bliley Act, April 2002 
Mark-to-Market-The Next FIRREA, April 2002 
Current Appraisal Issues in Florida (South Florida Water Management District), May 2002 
Internet Appraisal Research and the Florida Appraiser, May 2003 
2003 South Florida Water Management District Appraisal Seminar, May 2003 
Appraising A Proposed Property, February 2004 
Florida Appraiser’s State Law Update, March 2004 
Course 400 – National USPAP Update Course, March 2004 
Uniform Standards for Federal Land Acquisitions, March 2004 
2004 South Florida Water Management District Appraisal Seminar, May 2004 
Real Estate Finance, Value and Investment Performance, February 2005 
2005 South Florida Water Management District Appraisal Seminar, May 2005 
Subdivision Valuation: A Comprehensive Guide to Valuing Improved Subdivisions, February 2006 
2006 South Florida Water Management District Appraisal Seminar, April 2006 
2006 Scope of Work and the New USPAP Requirements Seminar, June 2006 
2006 New Technology for the Real Estate Appraiser: Cool Tools Seminar, June 2006 
Florida Core Law and National USPAP Update, September 2006 
Business Practices and Ethics, May 2007 
2007 South Florida Water Management District Appraisal Seminar, May 2007 
USPAP Update Course including Florida Law and Supervisor/Trainee Roles & Relationships, April 2008 
2008 South Florida Water Management District Appraisal Seminar, May 2008 
Course-I400 – National USPAP Update Course, July 2010 
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Property Valuation & Consulting, Inc. Exhibit H 
  
 

 QUALIFICATIONS OF JOHN A. ROBINSON, MAI, AI-GRS, CCIM, ASA      Page 3 
State-Certified General Real Estate Appraiser #RZ417 

 
 

Florida Law and Supervisor/Trainee Roles & Rules, July 2010 
Uniform Standards for Federal Land Acquisitions: Yellow Book, February 2011 
Appraising the Appraisal, January 2012 
Business Practices and Ethics, March 2012 
Fundamentals of Separating Real Property, Personal Property and Intangible Business Assets, March 2012 
Trial Components: Recipe For Success of Disaster?, August 2012 
USPAP Update Course, November 2012 
Marketability Studies: The Six-Step Process and Basic Applications, March 2013 
Marketability Studies: Advanced Considerations and Applications, March 2013 
Front of the House/Back of the House, April 2013 
Central Florida Real Estate Forum-The Road to Recovery, September 2013 
Critical Thinking in Appraisals, January 2014 
Introduction to Land Valuation, April 2014 
USPAP Update Course, September 2014 
STDB Hands-On Presentation Training Course, August 2015 
USPAP Update Course, July 2016 
Business Practices and Ethics, March 2017 
Central Florida Real Estate Forum, October 2017 
Solving Land Valuation Puzzles, February 2018 
USPAP Update Course, April 2018 
2018 Central Florida Real Estate Forum, October 2018 
Evaluating Commercial Leases, February 2019 
Supervisory Appraiser/Trainee Appraiser Course, February 2019 
2019 Central Florida Real Estate Forum, October 2019 
USPAP Update Course, January 2020 
Valuation Impacts of COVID-19 webinar, April 2020 
The Cost Approach: Unnecessary or Vital to a Healthy Practice?, October 2020 
Business Practices and Ethics, May 2021 
Inconsistency: It’s Hiding in Plain Sight in Your Appraisal, August 2021 
Central Florida Real Estate Forum, March 2022 
Florida Law, June 2022 
USPAP Update Course, July 2022 
Avoiding Bias and Building a Bias Defense, March 2023 
Appraisal Review Involving Appraisals by Multiple Appraisers, April 2023 
Fundamentals for Uniform Standards for Federal Land Acquisitions: Yellow Book, May 2023 
Capital Reserve Studies, October 2023 
Impact of Short-Term Rentals, January 2024 
 
Real Estate Experience 
2017-2019 - Assistant Vice President, Appraisal Department, Valley National Bank, Orlando, FL 
2015-2017 – Senior Commercial Real Estate Valuation/VAB Advisor Orange County Property Appraiser,  
        Orlando, FL 
2000  -     President, Property Investment Specialists, Inc., Winter Garden, FL 
1994-2015 - Founder and President, Property Valuation & Consulting, Inc., Orlando, FL 
1991-1994 - Vice President/Senior Review Appraiser, First Union Corporation, Orlando, FL 
1990-1991 - Appraisal Review Officer, Southeast Bank, N.A., Orlando, FL 
1986-1990 - Senior Appraiser, SEMCO Services, Inc., Orlando, FL 
1985-1986 - Appraiser, Pardue, Heid, Church, Smith & Waller, Inc., Orlando, FL 
1983-1985 - Appraiser/Property Manager, Sherrill Realty Company, Pensacola, FL 
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 QUALIFICATIONS OF JOHN A. ROBINSON, MAI, AI-GRS, CCIM, ASA      Page 4 
State-Certified General Real Estate Appraiser #RZ417 

 
 

Appraisal experience includes narrative and form report writing and review of single-family and multi-family 
residential, agricultural, commercial (office, retail, hotels/motels), industrial, special purpose and vacant land  
properties.  Experience includes providing expert witness testimony. 
 
Publications 
"Scope of the Appraisal - A Practical Analysis", The Appraisal Journal, January 1992, The Canadian 
Appraiser, Winter 1993 
 
Professional Affiliations and Memberships 
Member Appraisal Institute (MAI Number 8135-Account No. 47472) 
Certified Commercial Investment Member (CCIM Number 9080) 
Accredited Senior Appraiser, Real Property-American Society of Appraisers (Member ID 123278) 
Former Member IAAO (International Association of Assessing Officers), Member ID 10197078 
State-Certified General Appraiser, License No. RZ417 
Licensed Florida Real Estate Broker/Salesman - Active Status 
1991 and 1993 Young Advisory Council - Appraisal Institute 
Florida General Appraiser Instructor, License No. GA1000019 
Former Instructor for Lincoln Graduate Center, San Antonio, Texas 
Approved Instructor for Valencia College Adult Ed. (R.E. Appraisal), Orlando, Florida 
Selected as Special Magistrate for Orange County (1994-1996, 1998, 1999, 2001-2007, 2009-2014, 2018-
2019, and 2023), Seminole County (1997-2000, 2002-2003, 2006, 2010-2011, 2017, and 2019-2023), Volusia 
County (1999-2009, 2017, and 2019-2021), Brevard County (1999-2012, 2014, and 2018), Indian River 
County (2004-2007), Citrus County (2005, 2006, 2008-2009, 2013, and 2017-2023), Hillsborough County 
(2008-2014, 2017-2018, and 2020-2023), Pinellas County (2008-2014, 2017-2018, and 2021-2023), Lake 
County (2019-2023), Osceola County (2014, and 2021-2023), Escambia County (2012), Polk County (2013-
2014, 2017, and 2021-2023), Pasco County (2013-2014), Hernando County (2012, 2020, 2022, and 2023), 
Sarasota County (2017, 2019-2021, and 2023), Alachua County (2017-2018, 2020, 2021, and 2023), Leon 
County (2019-2023), Sumter County (2020, 2021, and 2023), Manatee County (2023) and Okaloosa County 
(2010-2011, and 2015) 
 
References 
Available upon request. 
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DECISION OF THE VALUE ADJUSTMENT BOARD

(See sections 193.155(8)(l), 194.036, 194.171(2), 196.151, and 197.2425,
Florida Statutes.)

Decision Summary

Value presented by property appraiser 
Rule 12D-9.025(10), F.A.C.

if applicable

*All values entered should be county taxable values. School and other taxing authority values may differ. (Section 196.031(7), F.S.)
Reasons for Decision

Recommended Decision of Special Magistrate

Final Decision of the Value Adjustment Board

2023-00075 Page 1 of 5

Leon

✔

2023-00075 110853  A0020
SABRINA WEISS ROBINSON, ESQ 3475 THOMASVILLE RD 

TALLAHASSEE, FL 32309✔

✔

14,968,547.00 14,431,547.00 14,431,547.00
14,968,547.00 14,431,547.00 14,431,547.00

0.00 0.00 0.00
14,968,547.00 14,431,547.00 14,431,547.00

(See Attached)

(See Attached)

✔

John Robinson 12/06/2023

Ms. Beryl Wood 12/06/2023

850-606-4020 https://vab.leonclerk.com/axiaweb2

Recommended 
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Findings of Fact for Petition 2023-00075:
Basic Underlying Facts
1. The property owner (CPAC Killearn LLC) was represented by Sabrina W. Robinson of Stearns Weaver Miller
Weissler Alhadeff & Sitterson, P.A. (an agent of the property owner), hereinafter referred to as petitioner. Jeffry
Mitchell and Patrick Chapman represented the Property Appraiser (PA).

2. The property is a shopping center anchored by Hobby Lobby, described as parcel ID# 110853 A0020 and is located
at 3475 Thomasville Road in Tallahassee. The property has 97,219 rentable square feet (per the PA) and 95,229
rentable square feet (per the petitioner) and was constructed in 1980, situated on 377,230 upland square feet/8.66
acres. The PA's market value of $14,431,547 reflects $148.44 per square foot of rentable area. The appeal is based on
the petitioner’s comments that the property has suffered from declining gross and net operating income as the property
has not recovered from pre-Covid levels, insurance expense has increased 20%, rents are not increasing, the PA’s cap
rate is too low and the anchor tenant is nearing the end of their lease and the subject property is not a more desirable as
a grocery-anchored center.

3. Evidence was properly exchanged between the PA and the petitioner prior to the hearing in accordance with Rule
Chapter 12D-9.020 and 12D-9.025 which implements section 194.011(4), F.S.

4. In accordance with Rule Chapter 12D-9.024, Fla. Adm. Code, the PA first presented evidence to establish the
presumption of correctness. Jeffry Mitchell presented the PA’s opening address (Exhibit A-PA evidence) to
demonstrate proper consideration of each of the following eight factors cited in Section 193.011, F.S., in developing
the just value assessment.

The PA confirmed the TRIM and Before Board Action values noted in the Decision Summary section of this
recommendation. The petitioner confirmed the values to be accurate for the purposes of the record.

5. The petitioner did challenge the PA’s presumption with regards to the actual net income produced by the property
and appropriateness of the cap rate, as previously stated. The petitioner did offer an alternative value opinion of
between $9,915,197 and $13,034,641 based on the actual and pro forma income approach and presented documentary
evidence in advance of the hearing to refute the PA’s value.

6. The petitioner disagreed with the PA’s determination of just value, based on the evidence submitted as stated in
paragraph 2 above.

7. The petitioner presented the following documentary evidence to support the petitioner’s arguments: cover letter and
request for PA evidence; title page; index; property summary including property details; aerial map; property record
card/information sheet (with property description information and improvement details); TRIM notice; CoStar
summary report of subject including property details and exterior tenant photographs; table of two new subject local
tenant leases (both renewals) from 2022 at $26.62/SF and $28.14/SF NNN; CoStar lease comps report of eight rent
comps (leased in 2022 and 2023) averaging $24.51/SF with starting rent of $24.36/SF with street photograph and
details about each property; CoStar lease comps report of two big box rents in Tallahassee (leased in 2021 at $8/SF and
$7/SF NNN); subject reconstructed operating statement for tax years 2019-2022; actual income analysis based on 24%
operating expenses and an 8% unloaded/9.94% loaded cap rate indicating a value of $9,915,938 after a 15% cost of
sale deduction; pro forma analysis based on a market rent of $8.25/SF for anchor (Hobby Lobby), $21/SF for junior
anchor (CVS) and $27/Sf for local/in-line space, vacancy and collection loss at 5% for anchors and 10% for in-line
space (7.82% combined), 12% operating expenses and 8% unloaded cap rate (indicating a value of $13,034,641 after a
15% deduction for cost of sale); Capitalization Rate Analysis with market support for cap rate from investor surveys
including Realty Rates (1Q23 for retail neighborhood, community and strip retail centers averaging 8.9%), IRR
Viewpoint South region retail (6.91% for community retail and 6.78% for neighborhood retail), Korpacz PwC Real
Estate Investor Survey 1Q23 for national strip shopping centers averaging 7.23%, Situs RERC neighborhood/
community centers (south investment criteria) averaging 8.3% (2nd tier) and 9.1% (3rd tier), and Viewpoint 2023 retail
mid-year report for Jacksonville and Orlando (averaging between 7% and 7.5% for community and neighborhood
retail); Florida DOR property tax information bulletin (Florida Department of Revenue (DOR) Property Tax Oversight
PTO 11-01 regarding Value Adjustment Board Petitions and the Eighth Criterion); and Form DR 493 regarding
adjustment made to arrive at assessed value (15%).

The Special Magistrate (SM) reviewed all evidence presented by the petitioner. In accordance with Rule 12D-9.025(1),
Fla. Adm. Code (F.A.C.), the SM determined the evidence and testimony was relevant and credible to the valuation
issue at hand. Thus, the evidence presented by the petitioner was admitted for consideration in relation to the
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appropriateness of the subject’s valuation.

8. The PA did have questions/comments relating to the petitioner’s evidence. The PA’s questions/comments included:
petitioner's rent comps are inferior regarding location and access (subject has better access than Carriage Gate,
petitioner’s primary comp), cap rate should be at lower end of range of indications for subject.

9. The PA presented the following documentary evidence to support its just valuation determination cited above. The
evidence consisted of: Title page with street view of the subject and limited property information; contents; opening
address referencing Florida Statutes Sec. 193.011 and case law and mass appraisal; scope of work including
transaction history of subject; letter requesting petitioner evidence; subject TRIM notice; property description and
salient facts; subject street photos of tenants; location map and aerial map; property record card/information sheet
(with property description information, land and building values including replacement cost new, building sketch and
improvement details); request for petitioner’s evidence; income approach analysis (referencing data sources) based on
a $9/SF NNN market rental rate for the anchor tenant, $21.50/SF NNN for the junior anchor and $30/SF for local
space, 5% vacancy/collection loss rate, miscellaneous income at $1.50/SF (anchor) and $4/SF (local), 15% operating
expenses with $0.30/SF reserves, 6.8% capitalization rate (indicating a value of $16,840,821 after a 15% cost of sale
adjustment) and statement of 2023 assessed value; assumptions and limiting conditions; addenda including CoStar rent
study of nine asking rental rates for tenant spaces within shopping centers in Tallahassee (ranging from $19.71/SF to
$41.23/SF); market support from CoStar submarket cap rate sales (NE Leon County at 6.7% and NE Tallahassee at
6.5%), CBRE H2 2022 ranging from 5.75%-6.5% for South Class A neighborhood center at stabilization (although
Tallahassee not represented), Q1 2023 NAR Commercial Real Estate Report indicating 6.8% (Q1 2023) and 7% (Q1
2022) average cap rates for Tallahassee, IRR South Region retail cap rates (6.91% for community retail and 6.78% for
neighborhood retail), and two articles pertaining to unloaded cap rates and shopping center cap rates.

The Special Magistrate (SM) reviewed all evidence presented by the PA. In accordance with Rule 12D-9.025(1), Fla.
Adm. Code (F.A.C.), the SM determined the evidence and testimony was relevant and credible to the valuation issue at
hand. Thus, the evidence presented by the PA was admitted for consideration in relation to the appropriateness of the
subject’s valuation.

10. The petitioner did have questions/comments relating to the PA’s evidence, pointing out that current rents are at
market; PA’s comp Carriage Gate shopping center is superior, anchored by Trader Joe’s; property has not recovered
from COVID; NOI has declined 10% from 2021 to 2023, and 20% from 2019; grocery anchored centers drive a lower
cap rate than Hobby Lobby. CoStar data shows $18/SF market rent and $153/SF for sales ($128/SF including COS).
Petitioner stated PA’s comps are much smaller than subject and questioned other income of over $225,000 used by PA
and stated that would be appropriate for a gross lease, not NNN. If miscellaneous income is used, cap rate should be
loaded per petitioner in rebuttal. Other rebuttal comments about the PA’s evidence include that the PA’s overall cap
rate is too low and not supported by market evidence.

Ultimate Findings of Fact
Based on the evidence submitted, I find the PA’s evidence pertinent to the income approach to be supportive of the
market value. However, there are questions about the income projection that require further investigation. I find the
petitioner’s evidence to also be pertinent regarding the income approach and supportive of the property possibly being
overvalued. The PA and petitioner presented only the income approach to value as the cost and sales comparison
approaches were not applied.

The cost approach was not applied by the PA or petitioner due to the age of the improvements and difficulty in
estimating depreciation. Additionally, the petitioner stated that potential purchasers do not consider the cost approach
value in their purchase decisions. The sales comparison approach was not applied by the PA or petitioner due to a lack
of sales of shopping centers of similar size and characteristics to the subject in the past few years.

The PA presented the income approach based on a $17.43/SF NNN blended market rental rate (which is erroneously
shown as $20.17/SF) for the anchor (Hobby Lobby), junior anchor (CVS) and local/in-line tenants. These rental rates
of $9/SF, $21.50/SF and $30/SF are supported by the range of rental rates reported from the LCPA’s face rent survey
(indicating a potential gross income of $1,694,333). The PA’s value is based on a stabilized vacancy/collection loss
rate of 5%, supported by average occupancies in northeast Tallahassee and Northeast Leon County as reported by
CoStar. The PA includes miscellaneous income based on $1.50/SF for the anchor tenant and $4/SF for the local
tenants; however, this information is based on the LCPA’s income and expense survey although a breakdown of these
unit figures is not presented. The PA did not state what the miscellaneous income consists of (when the petitioner
inquired about this figure). The ratio of miscellaneous income to potential gross income is 13%, a number which
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seems excessive for miscellaneous income. It is assumed this figure consists of recoveries for operating expenses. If
this is the case, this income should be offset by operating expenses on a gross basis. An operating expense ratio of 15%
is estimated and reserve requirement is estimated at $0.30/SF (based on the same source, the LCPA income and
expense survey) and investor survey information. The overall capitalization rate of 6.8% is estimated based on investor
surveys (CBRE, CoStar, NAR and IRR), ranging from 6.25% to 6.85%. A 15% cost of sale is applied and indicates a
value of $16,840,821, or $204/SF. The PA’s value is 14.3% lower than the indicated value at $14,431,547.

In the petitioner’s analysis, four years of operating statements are presented, with net operating income declining each
year (a 10% decline was revealed from 2021 to 2022). The PA’s gross income exceeds the petitioner’s actual gross
income by 20% from 2022 figures. Additionally, market rents are estimated at $8.25/SF (anchor), $21/SF (junior
anchor) and $27/SF for in-line space. The latter rate is supported by two recent leases at the subject for $26.62/SF
(2,500 SF) and $28.14/SF (2,100 SF) for local tenants as well as eight (six different properties) comparable listings
(with an average asking rate of $24.51/SF and starting rent of $24.36/SF per CoStar data). However, it should be noted
that at least two of the eight comparables (one property) do not appear physically similar to the subject (Persimmon
Hill). Two additional big box lease comps are presented at lease rates of $8/SF NNN and $7/SF NNN offering support
for the estimated $8.25/SF anchor space market rent. However, the PA did state that the information provided by
CoStar for the $8/SF tenant was incorrect. The PA’s operating expenses exceed the petitioner’s estimated operating
expenses of 12% of EGI (or $167,290) by 191% (at $487,976, including reserves, or 26.6% of EGI). The result is the
net operating income (NOI) estimated by the petitioner ($1,226,790) is 8.9% lower than the PA’s estimate
($1,347,266). The primary difference from the petitioner’s analysis compared with the PA’s analysis is the higher cap
rate (8%) used by the petitioner (the PA used a cap rate of 6.8% as previously stated). The petitioner presented rebuttal
evidence from The Boulder Group that features cap rates for Hobby Lobby leases ranging from 5.8% to 7.7%
depending on the lease term. The five-year term from the same source indicates 7.4% to 7.7% and is most similar to
the subject based on the Hobby Lobby lease expiring in December 2029 (6 years out) per CoStar data submitted by the
petitioner. The petitioner’s supporting documentation for the cap rate is from a 1Q23 RealtyRates.com survey for
Class A & B neighborhood, community and strip retail centers in Florida (8.9%), IRR’s Viewpoint indicating 6.91%
(community retail) and 6.78% (neighborhood retail) nationally, PwC Real Estate Investor Survey 1Q23 (National Strip
Shopping Center) averaging 7.23%, Situs RERC neighborhood commercial (South, Second-Tier Investment
Properties) averaging 8.3% and averaging 9.1% for Third-Tier Investment Properties), and mid-year 2023 retail report
for Jacksonville (7.5% for community retail and 7% for neighborhood retail). The range of data is from 6.78% to
9.1%, so the petitioner’s estimate of 8% does have market support. The PA’s estimated cap rate of 6.8% is based on
the CoStar survey of for Tallahassee retail (based on 116 transactions in the past year). The same source also reveals a
6.7% average cap rate for NE Leon County and 6.5% for NE Tallahassee, a CBRE survey H2 2022 for Jacksonville
(5.75%-6.5% for Class A stabilized properties and Class A neighborhood center stabilized properties), a NAR Q123
survey for Tallahassee indicating an average 6.8% cap rate, and the IRR south region retail rates for neighborhood
centers of 6.78% and 6.91% (community retail). Based on this evidence, the estimated cap rate of 6.8% used by the PA
is supported.
The question must then be asked: which supporting evidence for the cap rate is most appropriate for the subject? While
the answer is not obvious, both present appropriate market support for the cap rate range from 5.75% to 9.1%. Based
on the evidence presented by both the PA and petitioner, I have concluded that the petitioner’s NOI is more appropriate
than the PA’s (based on the questionable miscellaneous income used by the PA and the recent leases on the subject,
which support the petitioner’s market rental rate) and the PA’s cap rate is more appropriate than the petitioner’s. I have
reconstructed the PA’s income approach based on an adjusted NOI of $1,226,790 and divided this NOI by a 6.8%
overall rate (based on the PA’s estimate). The indicated value of $18,041,029 is then multiplied by 85%, accounting
for a 15% cost of sale, for an adjusted value of $15,334,875. This adjusted value still exceeds the PA’s value of
$14,431,547, proving that the subject is not overvalued. Based on the petitioner’s evidence, the PA’s presumption is
not overcome.

Although the sales comparison approach was not applied, the addendum presented by the PA includes a CoStar survey
identifying 13 sales in NE Leon County at an average unit sale price of $195/SF (based on a much smaller average
building size of 13,733 SF) and 13 sales in NE Leon County at an average unit sale price of $234/SF (based on an
average building size of 6,764 SF). The weakness of this study is the significantly smaller size of these sale properties,
which limits credibility. The petitioner did not present any improved sales on the basis that there are no larger building
sales in the immediate area of the subject.

Finally, the 15% cost of sale has been applied by the PA based on sale prices to the entire tax roll as well as each
individual property. The PA’s value does reflect that the 1st and 8th criterion has been considered in the concluded
value. The petitioner did not prove by convincing market evidence that the PA’s value is in excess of market value.
Based on the PA’s and petitioner’s evidence, the PA’s concluded value of $14,431,547 is upheld and does not exceed
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market value.

Conclusions of Law for Petition 2023-00075:
Section 194.301, F.S., provides that the PA’s assessment is presumed correct if the PA proves by a preponderance of
the evidence that the assessment was arrived at by complying with section 193.011, F.S., any other applicable statutory
requirements relating to classified use values or assessment caps, and professionally accepted appraisal practices,
including mass appraisal standards, if appropriate. However, a taxpayer who challenges an assessment is entitled to a
determination by the Value Adjustment Board of the appraisal methodology used in making the assessment. The value
of the property must be determined by an appraisal methodology that complies with the criteria of section 193.011,
F.S., and professionally accepted appraisal practices.

As SM, I considered all given evidence and testimony discussed at this hearing as noted in the findings of fact. Based
on this evidence and testimony, the PA did comply with section 193.011, F.S., meeting the eight legal factors.
Accordingly, pursuant to section 194.301, F.S., the PA’s assessment is presumed to be correct. The Petitioner did not
meet the burden of proving by a preponderance of the evidence that the PA’s assessed value did not represent the just
value of the property after taking into account any applicable limits on annual increases in the value of the property or
was arbitrarily or erroneous based on appraisal practices that are different from the appraisal practices generally
applied by the PA to comparable property within the same county. Thus, in accordance with section 194.301(2), F.S.,
the just value of the PA of $14,431,547 is affirmed and the petition is denied.
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HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
VERIFICATION OF SPECIAL MAGISTRATE APPLICANT QUALIFICATIONS 

 
Name of Applicant: Richard L. Steeves 
 
Position(s) of Interest: Appraiser Special Magistrate for Real Property 
 
New Applicant:     N  Returning Applicant:   Y 
 
Application Received from Admin: 7/3/24  Application Reviewed by VAB Atty: 7/9/24 
 
Resume Received from Admin: 7/3/24  Resume Reviewed by VAB Atty: 7/9/24 
 
References (2) Received from Admin:7/3/24  References (2) Reviewed by VAB Atty: 7/9/24 
 
F.S. §194.035 and F.A.C.§12D-9.010 Verification (performed on 7/9/24 by HEC): 
 
Y/N Criteria Y/N Criteria 
N Elected or appointed official of the county? N Employee of the county? 
N Elected or appointed official of a taxing 

jurisdiction or of the state? 
N Employee of a taxing jurisdiction or of the 

state? 
N Represent a person before the value 

adjustment board in current tax year? 
Y Provide copy of license? 

 Position: applying to hear exemption and classification appeals 
 Member of The Florida Bar?  at least 5 years’ experience in the area of 

ad valorem taxation, or 
 Florida Bar Number:  at least 3 years’ experience in the area of 

ad valorem taxation and has completed 
DOR training and passed exam for current 
VAB session 

Y Position: applying to hear valuation of real estate appeals 
Y State certified real estate appraiser? 

 
Y at least 5 years’ experience in real property 

valuation, or 
Y License No.: RZ2909 

Expires: 11/30/2024 
Type of License – General 

 at least 3 years’ experience in real property 
valuation and has completed DOR training 
and passed exam for current VAB session 

 Position: applying to hear valuation of tangible personal property appeals 
 Designated member of a nationally 

recognized appraiser’s organization? 
 at least 5 years’ experience in tangible 

personal property valuation, or 
 Name of Organization:  X  at least 3 years’ experience in tangible 

personal property valuation and has 
completed DOR training and passed exam 
for current VAB session 

 
* Applicant has not completed DOR training for current VAB session, as the same was not available at the time of submission, but Applicant has done so 
for the previous VAB session and the Hernando County VAB will be requiring this of the Applicant for the 2024 VAB session, when available. 
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Page 2 of 2 

Prior Service Comments/Concerns: Per VAB Counsel, Applicant served the Hernando County VAB 
during the 2019, 2020, 2021, 2022, and 2023 VAB sessions. He does have experience serving several 
other counties, including Orange, Hillsborough, Brevard, Osceola, Pasco, Volusia, and Broward 
Counties. Applicant is competent to serve as a VAB Appraiser Special Magistrate, hearing VAB 
petitions for commercial and residential real property valuation. VAB Administration had a positive 
working relationship with Applicant during the 2019, 2020, 2021, and 2023 VAB sessions; Applicant 
failed to appear for scheduled VAB hearings a few times during the 2022 VAB session which has not 
reoccurred. VAB Counsel will also note that Applicant’s office is located in Altamonte Springs, giving 
Applicant a semi-local status. Applicant also holds an MAI designation with the Appraisal Institute, 
Member #454348. 
 
Concerns/Potential Conflicts: None noted by VAB Counsel or VAB Administration. 
 
I, Holly E. Cosby, Esq., Hernando County Value Adjustment Board Attorney, hereby verify the 
following: 

1) that the above information has been verified, reviewed and considered on the 9th day of July, 
2024,  

2) that the Applicant is qualified to serve as an appraiser special magistrate for residential property 
valuation and commercial property valuation matters, 

3) that the approval of the Applicant as special magistrate is based solely upon the experience and 
qualifications of the Applicant,  

4) that pursuant to Section 287.05701, Florida Statutes, the Value Adjustment Board has not 
requested documentation of and has not considered Applicant’s social, political, or ideological 
interests when determining if the Applicant is a responsible vendor, 

5) that the approval of the Applicant as special magistrate is not influenced by the property 
appraiser, and  

6) that the approval of the Applicant as special magistrate is not influenced by any party or 
potential party to a VAB proceeding or by any such party with an interest in the outcome of any 
such proceeding. 

 
 
 
      
Holly E. Cosby, Esq. - VAB Counsel 
 
Supplements Attached:  Application, Resumé, Appraisal Institute MAI Designation, Copy of 
professional license (general appraiser), Two (2) letters of recommendation 
 
 
 Post application and approval - Applicant Special Magistrate competent to hear VAB petitions: 
 
_____________ Date Applicant Special Magistrate completed DOR training for current VAB session 
 
 
      
Holly E. Cosby, Esq. - VAB Counsel 

Holly E. Cosby, 
Esq.

Digitally signed by Holly E. Cosby, Esq. 
DN: cn=Holly E. Cosby, Esq., o=Law Office 
of Holly E. Cosby, PA, 
email=holly@cosbylaw.com, c=US 
Date: 2024.07.09 11:23:27 -04'00'
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SPECIAL MAGISTRATE APPLICATION 
HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
(APPLICANTS MUST MEET QUALIFICATIONS OUTLINED IN F.S. § 194.035)  

 

Page 1 
V 02-01-2022 

 
 
 
 
       
 
 

Please type or print.  If more space is needed, attach additional sheets.  Applicants may supplement their 
application with a resume.  However, a resume cannot be used in lieu of an application. 
 

Application for:  Attorney Special Magistrate 
  Appraiser Special Magistrate for: 
  Real Property and/or  Tangible Personal Property  
 

A P P L I C A N T   I N F O R M A T I O N 
 

Name:  Richard L Steeves, MAI  Email:  rsteeves@SECappraisers.com  
Business Name: SEC Appraisers, LLC  
Home Address: 2229 Pinyon Road, Apopka, FL 32703  
Business Address:  2229 Pinyon Road, Apopka, FL 32703  
Phone:  Home/ 407-924-5807            Business/ 407-924-5807            Cell/ 407-924-5807  
Fax:         
 

L I C E N S U R E / EXPERIENCE 
 

Attorney Magistrate Applicant:  Bar Number:          Date of Admission:          
How many years of experience do you have in the area of ad valorem taxation:        
 

Appraiser Magistrate Applicant:    
Appraiser License #:                                                                             RZ2909  Valid Thru:  11/24 
How many years of experience do you have in the area of real property valuation: 21 Years  
How many years of experience do you have in the area of tangible property valuation: N/A  
 

Q U A L I F I C A T I O N / E X P E R I E N C E 
 
1. Educational Background 
 Bachelor of Science – Business Administration – Finance, 2001  
        
        
 
2.   If you currently or previously have served as a special magistrate, please provide the municipality or county and 
      dates served.   
 Orange: 2008-Present, Volusia: 2009-Present, Brevard: 2016-Present, Broward: 2016-Present,  
 Hillsborough: 2016-Present, Hernando: 2018-Present, Osceola: 2018-Present, Pasco: 2018-Present  
        
 
3. Have you ever been dismissed, terminated or denied appointment as a special magistrate for poor or improper 

performance?    No   Yes (please explain) 
        
        
 
4. List any additional information which makes you qualified to serve as a special magistrate.  
 15+ years conducting hearings and writing recommendations on all property types over several platforms  
 (including Axia)  
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SPECIAL MAGISTRATE APPLICATION 
HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
(APPLICANTS MUST MEET QUALIFICATIONS OUTLINED IN F.S. § 194.035)  

 

Page 2 
V 02-01-2022 

 
 
 
 
       
 
 

5.   List each organization, recognized by the real estate appraisal industry or the professionals in that field, in which 
you are currently or have previously been a designated member:   
 

ORGANIZATION DESIGNATION DATE MEMBER # 
Appraisal Institute MAI (Designated) May 2014 454348 
                        
                        
                        
                        

 
6. Have you ever been disbarred, suspended or received any other disciplinary action from any organized 

association, or from the State of Florida?   No   Yes (please explain) 
        
        
 

7. List any experience and/or specialty for the following property types:  
 

PROPERTY TYPE EXPERIENCE/SPECIALTY 
Residential Real Property All types (SFR, Multifamily, Condo, Apartment, etc.), 20+ years 
Commercial Real Property All types (Office, Retail, Industrial, Hospitality, etc.) 20+ years 
Tangible Property N/A 
Other (please specify) Specialty (Golf Course, Entertainment, Surgery Center, etc.) 20+ 

years 
 
8. List any personal or business relationship you have ever had with any officer or employee of the office of the 

property appraiser, office of the clerk of the circuit court, office of the county attorney or the value adjustment 
board of any of the counties to which you are applying:  

 None  
        
 
9. List any clubs, organizations, associations, or other entities to which you belong or participate in and in which a 

possible conflict of interest could occur or the appearance of a conflict of interest might arise that would prevent 
you from fairly conducting the hearing between the property appraiser and the property owner and taxpayer.  

  
 None  
        
 
10. Explain your level of knowledge and experience with computers and list the applications you are familiar with. 

 
 All Office Applications (30+ years)  
 Axia (15+ years)  
        
 
11.  Other than as a special magistrate to the VAB, will you be serving as a hearing officer for any governmental 

entity during the upcoming   2024 VAB season?     If so, for whom? 
 

 None   
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SPECIAL MAGISTRATE APPLICATION 
HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
(APPLICANTS MUST MEET QUALIFICATIONS OUTLINED IN F.S. § 194.035) 

Page 3 
V 02-01-2022 

C E R T I F I C A T I O N 

Pursuant to F.S. § 194.035, a person cannot serve the Board as a special magistrate in the same year that he/she is an 
elected or appointed official of a county, a taxing jurisdiction, or the state; is an employee of a county, a taxing 
jurisdiction, or the state; or represents a party before the Board in any administrative review of property taxes. 

Are you an elected or appointed official of a county, a taxing jurisdiction, or the state?                Yes  No 
Are you an employee of a county, a taxing jurisdiction, or the state?                 Yes  No 
Will you be representing a party before the Board in any administrative review of property taxes?   Yes  No 

If yes, please provide details:         

D O C U M E N T A T I O N   R E Q U I R E D 
Verification of qualifications will be made prior to consideration of this application, pursuant to F.S. § 194.035. 

Please attach the following documentation with your application: 

 Copy of current Resume. 
 Copy of license referenced above. 
 At least two (2) letters of recommendation from individuals who can attest to your years of experience 

in ad valorem taxation, tangible personal property or real property appraisals. 
 Documentation to support membership in professional organizations listed in item #5 above. 

Prior to conducting hearings, all applicants are required under F.S. § 194.035 to certify completion of the 
current year training provided by the Department of Revenue.  Additionally, the Hernando County VAB 
requests that all appointees pass the corresponding DOR exam and provide proof of the same.                             
To receive the training and take the corresponding exam, go online to the Department’s website at 
http://floridarevenue.com/property/Pages/VAB_Training.aspx 

Please return your VAB Training completion certificate and proof of passing exam score to the VAB clerk at 
vab@hernandoclerk.org 

The undersigned certifies, under penalty of disqualification from consideration, that each item contained in this 
application, or any other document furnished by or on behalf of the applicant is true and complete as of the date it 
bears.  The undersigned authorizes the Value Adjustment Board to obtain information from other sources to verify 
each item contained herein.  The undersigned acknowledges that, if selected, he/she will follow all requirements and 
mandates of law in fulfilling the duties of special magistrate. 

 
 
 

_____________________________________ Date: July 3, 2024
Signature of Applicant  
Richard L Steeves, MAI   
Printed Name of Applicant 
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RICHARD L. STEEVES, MAI 

R i c h a r d  L .  S t e e v e s ,  M A I  
S o u t h e a s t  C o m m e r c i a l  A p p r a i s e r s  &  C o n s u l t a n t s  

2 2 2 9  P i n y o n  R o a d ,  A p o p k a ,  F L  3 2 7 0 3  
© 4 0 7 - 9 2 4 - 5 8 0 7   r s t e e v e s @ S E C a p p r a i s e r s . c o m  

 

Professional  Experience 

 Commercial real estate appraiser more than 20 years of full-time real estate appraisal, appraisal review and consulting 
experience 

 Special Magistrate for the Value Adjustment Board in Orange, Seminole, Broward, Hillsborough, Osceola, Brevard, Sarasota, 
Hernando and Volusia counties 

Previous clients include financial institutions, law firms, governmental entities and private property owners. Experience includes 
appraising many property types including retail power centers, neighborhood shopping centers, retail strip-centers, office buildings, 
industrial, flex-space, apartment communities, self-storage facilities, churches, schools, golf courses, mixed-use developments, 
residential subdivisions, conservation land, environmentally sensitive lands, wetlands, pasture, cropland, citrus groves, easements, 
and other similar property types.   

Value Adjustment Board Special Magistrate experience includes conducting hearings on many property types (similar to appraisal 
experience) and writing recommendations regarding assessed values for the Value Adjustment Boards listed above. Special Magistrate 
experience spans nine years. 

Employment History 

Southeast Commercial Appraisers & Consultants, Orlando, President, January 2015 - Present 
Capstone Valuation Advisors, Maitland, Commercial Appraiser, March 2014 – January 2015 
Property Valuation & Consulting, Winter Garden, Commercial Appraiser and Reviewer, March 2003 – March 2014 

Professional  Activit ies & Aff i l iations 

Appraisal Institute Member (MAI) No. 454348 

State & Regulatory Licensure 

Florida: State-Certified General Real Estate Appraiser License No. RZ2909 
Education 

University of Central Florida, B.S. Degree / Finance 
 
Appraisal Courses: 
Appraisal Board Course AB-1 (2003)   Course 310 – Basic Income Capitalization (2004)   
Course 510 – Advanced Income Capitalization (2006)  Florida Core Law Update (2004)     
General Market Analysis and Highest & Best Use (2007) Course 400 – USPAP Update (2004)     
Course 540 – Report Writing and Valuation Analysis (2010) Course 320 – General Applications (2005)   
Advanced Concepts & Case Studies (2012)   USPAP Update (2012)   
General Demonstration Report – Capstone (2013)  Business Practices and Ethics (2011)    
FHA and the Appraisal Process (2014)   Cool Tools: New Technology for Real Estate Appraisers (2016) 
Subdivision Valuation (2016)    Analyzing Operating Expenses (2016) 
National USPAP Pre-Certification Course (2005)  Real Estate Finance Statistics and Valuation Modeling (2018) 
Appraisal of Medical Office Buildings (2020)   Business Practices & Ethics (2019) 
Appraising Automobile Dealerships  (2019)   Analyzing Operating Expenses (2018) 
Florida Law (2018)     USPAP Update Course (2018) 
Construction Details (2022)    Architecture (2022) 
Florida Law (2022)     USPAP Update Course (2022) 
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RICHARD L. STEEVES, MAI 

R i c h a r d  L .  S t e e v e s ,  M A I  
S o u t h e a s t  C o m m e r c i a l  A p p r a i s e r s  &  C o n s u l t a n t s  

2 2 2 9  P i n y o n  R o a d ,  A p o p k a ,  F L  3 2 7 0 3  
© 4 0 7 - 9 2 4 - 5 8 0 7   r s t e e v e s @ S E C a p p r a i s e r s . c o m  

 

 
Appraisal Seminars: 
Internet Appraisal Research and the Florida Appraiser (2003)   
Site To Do Business Training Seminar (2005, 2006) 
Subdivision Analysis (2003)     
Real Estate Finance (2005) 
Appraising Proposed Properties (2004)    
USPAP Update Course including Florida Law and Supervisor/Trainee Roles & Relationships (2010) 
National USPAP Update Course and Florida Law (2012) 
 

  

Exhibit "H.1"

Exhibit "H.1" 
Page 100 of 123

127





  



Exhibit "H.1"

Exhibit "H.1" 
Page 101 of 123

128









  





Exhibit "H.1"

Exhibit "H.1" 
Page 102 of 123

129



���������	�
������
����������������������
�
�������

����������������

�� ���!�"�����#$��"�����"�� ��������"�����%$�����"

���������������������  �������#�

&'(�)(�&*+*(��
(,(�-.�-//�-*�(��'(�(*,�*��)(�&*+*(��0,�(��&'(

/�12*�*1,��1+�)'-/&(��345
�+.1�*�-��&-&0&(�

����6��7���89�������

��������������:���;��<=��������������=	

>3?@�
�((,-)�(��1-�

��8�"���"$!#��A��BCDED

�F ������"�����A��"�6�!#���GE7�CECH

&:��������<���������	�*�����<���I�<���������������:����:����:��������������<����:���;��<=���	

-/1/J-���������������+.�?>4K?

-�I��������������������������������+����;�.������	��=

Exhibit "H.1"

Exhibit "H.1" 
Page 103 of 123

130



�
�
�
�

��������������	
����
� �
� �

�

�
�
�
�������������
�
�
������������� �!�"#$�"%�
�
� �"��$��&��"�&&���$�#�'�(���&$�)$��&�*��"+$�!�,"� -&�.��,$��'/,&��$"��0���'�
1.�02�3,
$�)�&��(�
�
��$�.�0�&$�)$&��&���$�'$#�&��"4��5�"+��,������ �6�$"���$�$��&���'�&�+�$$�$"��
7$�6$$"���$���8
� $���"'�9��
$�� ��

���&$��#�"#$�"�"+�
��
$�� �$8$�
���"&��
#��&&�:�#����"&��"'�)��,����"&(�9$�����"�:���"+��"'�;,�&�4/,'�#�����$���"+&���$���"'�$'�7 �
��$�.�0��"�&$����"+�'�&
,�$&��$+��'�"+�$8$�
���"&��#��&&�:�#����"&��"'�)��,$�
�&&$&&�$"�&(��,������ �:�����$�0���'��&�)$&�$'�����,+��<����'��3���,�$&��!��
�$��
�=>(��?(�
�
����)$���'���$�'�&��"#��
�$�&,�$��:�6��5�"+�6������(�@�#���'�A(�3�$$)$&������&�"#$�
���B(�C$���&�7$$"�#�"���#�$'�7 ���$�*��"+$�!�,"� �.�0��&���3
$#������+�&����$�
&�"#$����D(���(�3�$$)$&-�������&���3
$#������+�&����$��"#�,'$&�#�"',#��"+��$���"+&�
7$�6$$"���8
� $�&��"'���$�9��
$�� ��

���&$�����5�"+��$&����" ���$)�$6�"+�$)�'$"#$��
�"'�
�$
���"+�6����$"��$#���$"'����"&������$�.�0��$+��'�"+��$���
��
$�� �)��,$�

$�����"&�:��$'�7$:��$���$�7���'(�
�
�:� �,���)$��" �;,$&���"&��
�$�&$�#�"��#���$(�
�
�
�
�
�"�&&���$�#�'���.�0�3,
$�)�&���
!�$�5��:���$�0���'�E$
����$"��
*��"+$�!�,"� �!��
�����$��
����3(�@�&���"'��)$",$��*���"'���<A���D���
9��"$�>��4D�B4?>>�F�<�8�>��4D�B4?�D��
)�7G�##��
�(#���
�

�
HIJ��
����KI	L�
�������
�MH�

�NOP�MOQRSTUV���H�

�SWTXY��SRZX[SPP\[�Q]�

�P\[̂�S_�XN\�̀QPW\�HUaW]XR\TX�bSQ[U�

��=�c�!�,�#��3��$$��

9�&��*::�#$�0�8��D�

*���"'���<A����D���

�$�$
��"$%��1>��2�D�B4?>>��

<�8%��1>��2�D�B4?�D��

c4����%��)�7G�##��
�(#���

defggh�

ifjkllk�

mknohpq

rfsflhttu�gfsekp�vu�

defggh�ifjkllk�

mknohpq�

rhlkw�xyxz{y|{}~�

y�wy�w�|��y|�yy�

Exhibit "H.1"

Exhibit "H.1" 
Page 104 of 123

131



 
To Whom It May Concern: 
 
My name is William Caban, Supervisor of the Value Adjustment Board (VAB) in Hillsborough 
County. 
 
The VAB was created by Florida Statute 194.015 to provide citizens a forum to address 
complaints when they believe the Property Appraiser has over assessed their property or 
improperly denied an exemption or classification or the Tax Collector improperly denied a tax 
deferral. The VAB hires qualified appraisers and attorneys as Special Magistrates to conduct 
hearings. 
 
Mr. Richard L. Steeves, MAI, has served as a Special Magistrate for Hillsborough County since 
2017, and has been invited back to serve in this capacity every year since. 
 
If you have any questions, please do not hesitate to contact me. 
 

William Caban 
 
William Caban 
Supervisor 
Value Adjustment Board 
P: (813) 307-7081 
William.caban@hillsclerk.com 
 

Value Adjustment Board 
Hillsborough County, Florida 

419 Pierce St., Room 140, Tampa, FL 33602 
Phone: (813) 276-8100, ext. 4354 • Fax: (813) 272-5044 
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Page 1 of 2 

HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
VERIFICATION OF SPECIAL MAGISTRATE APPLICANT QUALIFICATIONS 

 
Name of Applicant: Laura L. Walker 
 
Position(s) of Interest: Attorney Special Magistrate 
 
New Applicant:     N  Returning Applicant:   Y 
 
Application Received by Admin: 7/8/24  Application Reviewed by VAB Atty: 7/9/24 
 
Resume Received by Admin:  7/8/24  Resume Reviewed by VAB Atty: 7/9/24 
 
References (2) Received by Admin: 7/8/24  References (2) Reviewed by VAB Atty: 7/9/24 
 
F.S. §194.035 and F.A.C.§12D-9.010 Verification (performed on 7/9/24 by HEC): 
 
Y/N Criteria Y/N Criteria 
N Elected or appointed official of the county? N Employee of the county? 
N Elected or appointed official of a taxing 

jurisdiction or of the state? 
N Employee of a taxing jurisdiction or of the 

state? 
N Represent a person before the value 

adjustment board in current tax year? 
Y Provide copy of license and/or license 

information? 
Y Position: applying to hear exemption and classification appeals 
Y Member of The Florida Bar? Y at least 5 years’ experience in the area of 

ad valorem taxation, or 
Y Florida Bar Number: 509434  at least 3 years’ experience in the area of 

ad valorem taxation and has completed 
DOR training and passed exam for current 
VAB session 

 Position: applying to hear valuation of real estate appeals 
 State certified real estate appraiser? 

 
 at least 5 years’ experience in real property 

valuation, or 
 License No.:  

Expires:  
Type of License –  

 at least 3 years’ experience in real property 
valuation and has completed DOR training 
and passed exam for current VAB session 

 Position: applying to hear valuation of tangible personal property appeals 
 Designated member of a nationally 

recognized appraiser’s organization? 
 at least 5 years’ experience in tangible 

personal property valuation, or 
 Name of Organization:    at least 3 years’ experience in tangible 

personal property valuation and has 
completed DOR training and passed exam 
for current VAB session 

 
* Applicant has not completed DOR training for current VAB session, as the same was not available at the time of submission, but Applicant has done so 
for the previous VAB session, and the Hernando County VAB will be requiring this of the Applicant for the 2024 VAB session, when available. 
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Page 2 of 2 

 

Prior Service Comments/Concerns: None. Applicant has served as attorney special magistrate for other 
Florida counties for five (5) years, to include Pinellas, Hillsborough, Polk, Pasco, Manatee, and 
Sarasota Counties, and served the Hernando County VAB during the 2022 and 2023 sessions. 
Applicant has an extensive real estate/legal background, and VAB Counsel will report that Applicant’s 
work product during the 2022 and 2023 VAB sessions was detailed and comprehensive. Applicant was 
professional and courteous, and appeared timely for all assigned hearings. Applicant was a pleasure to 
work with and her return is welcomed.  
 
Concerns/Potential Conflicts: None noted by VAB Counsel or VAB Administration. 
 
I, Holly E. Cosby, Esq., Hernando County Value Adjustment Board Attorney, hereby verify the 
following: 

1) that the above information has been verified, reviewed and considered on the 9th day of July, 
2024. 

2) that the Applicant is qualified to serve as an attorney special magistrate for VAB legal matters, 
3) that the approval of the Applicant as special magistrate is based solely upon the experience and 

qualifications of the Applicant,  
4) that pursuant to Section 287.05701, Florida Statutes, the Value Adjustment Board has not 

requested documentation of and has not considered Applicant’s social, political, or ideological 
interests when determining if the Applicant is a responsible vendor, 

5) that the approval of the Applicant as special magistrate is not influenced by the property 
appraiser, and  

6) that the approval of the Applicant as special magistrate is not influenced by any party or 
potential party to a VAB proceeding or by any such party with an interest in the outcome of any 
such proceeding. 

 
 
 
      
Holly E. Cosby, Esq. - VAB Counsel 
 
Supplements Attached:  Letter of Interest, Application, Letter from Florida Bar Certifying Applicant’s 
Membership Status, Resume, Writing Sample (2023 Pinellas County VAB – no-show/sufficient and 
compliant), two (2) letters of recommendation, copy of professional licensing status from Florida Bar 
website (pulled by VAB Counsel)  
 
 
 Post application and approval - Applicant Special Magistrate competent to hear VAB petitions: 
 
_____________ Date Applicant Special Magistrate completed DOR training for current VAB session 
 
 
 
      
Holly E. Cosby, Esq. - VAB Counsel 

Holly E. Cosby, 
Esq.

Digitally signed by Holly E. Cosby, Esq. 
DN: cn=Holly E. Cosby, Esq., o=Law Office of 
Holly E. Cosby, PA, 
email=holly@cosbylaw.com, c=US 
Date: 2024.07.09 14:07:10 -04'00'
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CONTRACT FOR SERVICES OF SPECIAL MAGISTRATE 

THIS AGREEMENT made this _____ day of ___________ , 20____, 24, between the Hernando 
County Value Adjustment Board (“BOARD”), and ________________, (“SPECIAL MAGISTRATE”). 

WHEREAS, Florida Statutes (FS), Chapter 194.035 and Florida Administrative Code (FAC) 

Section 12D-9.010 require that in counties with populations of more than 75,000, the BOARD shall 

appoint special magistrates to take testimony and make recommendations on petitions filed with the 

BOARD. 

NOW, THEREFORE, in consideration of the mutual covenants contained herein, the BOARD 

and SPECIAL MAGISTRATE hereby agree as follows: 

SPECIAL MAGISTRATE hereby confirms that he/she meets the qualifications as set forth in FS 
Chapter 194.035, as a Special Magistrate presiding over  [type:] petitions to the BOARD and will 

perform the duties of a Special Magistrate as set forth in FS Chapter 194.035, for the BOARD hearings 

held for the 20243 Value Adjustment Board session. Prior to performing said duties, SPECIAL 

MAGISTRATE shall, at his/her own expense, successfully complete the training as provided for in FS 

Chapter 194.035(3) and provide a Statement of Completion to the Clerk of the BOARD. 

SPECIAL MAGISTRATE will submit recommended decisions no later than fifteen (15) business 

days following the conclusion of each corresponding hearing. 

SPECIAL MAGISTRATE shall inform the BOARD of any conflicts of interest or potential conflicts 

of interest, and SPECIAL MAGISTRATE shall recuse himself/herself pursuant to F.A.C. 12D-9.022, 

when necessary. 

SPECIAL MAGISTRATE shall: 

• Perform all Special Magistrate duties impartially and diligently, 

• Limit all discussions to the merits of each petition, 

• Avoid any and all ex parte communications, and report any and all ex parte 
communications to the BOARD Attorney, in writing, immediately, 

• Adhere to the rules and statutes regarding admission of evidence and hearing 

procedures, 

• Notify the Clerk to the Board of any scheduling conflicts so that such conflicts may be 

resolved in a timely manner, 
• Refrain from appearing as a witness or expert witness in any VAB proceeding in 

Hernando County, Florida 
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THE BOARD shall compensate SPECIAL MAGISTRATE for the performance of the 

aforementioned duties $150175.00 per hour (travel not compensated) and shall guarantee 

compensation for a minimum of two (2) hours when all hearings have been cancelled for an entire day, 

when such notice of cancellation is provided less than twenty-four (24) hours prior to a scheduled 

hearing docket. Additionally, the BOARD shall compensate SPECIAL MAGISTRATE for the 

performance of the associated duties of preparing recommended decisions, at the rate of $150175.00 

per hour (travel not compensated), not to exceed two (2) times the number of hours required for the 

respective hearings, without documentation of the need for such additional hours and written approval 

from a VAB designee for any such additional hours. SPECIAL MAGISTRATE shall not be compensated 

for any time allocated toward making corrections to errors made by SPECIAL MAGISTRATE in any 

recommended decision, nor shall SPECIAL MAGISTRATE be compensated for costs SPECIAL 

MAGISTRATE incurs during the normal course of business, to include office supplies, telephone 

charges, internet usage charges, postage and copying.  Notwithstanding the foregoing, if SPECIAL 

MAGISTRATE leaves any hearing with hard copies of any evidence, which evidence must be returned 

to the VAB upon the completion of SPECIAL MAGISTRATE’S duties, as set forth herein, the cost of 

returning of any and all such hard copied evidence to the VAB via U.S.P.S. First-Class/Regular Mail 

may be reflected in SPECIAL MAGISTRATE’S corresponding invoice(s) and SPECIAL MAGISTRATE 

will be reimbursed for the same. 

SPECIAL MAGISTRATE will maintain a detailed record of time for his/her work under this 

Agreement, to include hearing date, time spent hearing each petition on said date and time spent 

providing services after each hearing date in order to complete recommended decisions for each 

petition on said hearing date. SPECIAL MAGISTRATE shall submit an invoice for each assigned 

hearing date, upon completion of recommended decisions to the BOARD for petitions heard on each 

hearing date. Invoices will not be paid unless and until all recommended decisions for the corresponding 

hearing dates are completed correctly, excluding any remands for the same, and all petitions and 

evidence from said hearing(s) are returned to the Clerk to the BOARD. All invoices shall be signed and 

certified by SPECIAL MAGISTRATE as being accurate. In no event shall SPECIAL MAGISTRATE 

submit any invoice later than thirty (30) calendar days after the final hearing date. 

PUBLIC RECORDS (1): IF SPECIAL MAGISTRATE HAS QUESTIONS REGARDING THE 

APPLICATION OF CHAPTER 119, FLORIDA STATUTES, TO THE SPECIAL MAGISTRATE’S DUTY 

TO PROVIDE PUBLIC RECORDS RELATING TO THE AGREEMENT, CONTACT THE CUSTODIAN 

OF PUBLIC RECORDS AT (352) 754-4970, VAB@HernandoClerk.org and/or HERNANDO COUNTY 

VALUE ADJUSTMENT BOARD, 20 NORTH MAIN STREET, ROOM 362, BROOKSVILLE, FLORIDA 

34601. 
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PUBLIC RECORDS (2): SPECIAL MAGISTRATE must comply with all public record laws, 

including, but not limited to: 
 

• Keep and maintain public records required by the BOARD to perform the service. 
• Upon request from the BOARD’S custodian of public records, provide the BOARD with a 

copy of the requested records or allow the records to be inspected or copied within a 

reasonable time at a cost that does not exceed the cost provided in Chapter 119, Florida 

Statutes or as otherwise provided by law. 

• Ensure that public records that are exempt or confidential and exempt from public records 

disclosure requirements are not disclosed except as authorized by law for the duration of 

the Agreement term and following completion of the Agreement if SPECIAL MAGISTRATE 

does not transfer the records to the BOARD. 

• Upon completion of the Agreement, transfer, at no cost, to the BOARD all public records in 

possession of SPECIAL MAGISTRATE or keep and maintain public records required by the 

BOARD to perform the contracted services. If SPECIAL MAGISTRATE transfers all public 

records to the BOARD upon completion of the Agreement, SPECIAL MAGISTRATE shall 

destroy any duplicate public records that are exempt or confidential and exempt from public 

records disclosure requirements. If SPECIAL MAGISTRATE keeps and maintains public 

records upon completion of the Agreement, SPECIAL MAGISTRATE shall meet all 

applicable requirements for retaining public records. All records stored electronically must be 

provided to the BOARD, upon request from the BOARD’S custodian of public records, in a 

format that is compatible with the information technology systems of the BOARD. 

PUBLIC RECORDS (3): A request to inspect or copy public records relating to BOARD’S 

contract for services must be made directly to the BOARD. If the BOARD does not possess the 

requested records, the BOARD shall immediately notify SPECIAL MAGISTRATE of the request, and 

SPECIAL MAGISTRATE must provide the records to the BOARD or allow the records to be inspected 

or copied within a reasonable time. 

PUBLIC RECORDS (4): If SPECIAL MAGISTRATE does not comply with the BOARD’S request 

for records, the BOARD shall enforce the provisions of this Agreement, and in the event that SPECIAL 

MAGISTRATE fails to provide public records to the BOARD within a reasonable time may be subject 

to penalties under §119.10, Florida Statutes and further civil action, including any attorney fees 

associated therewith. 
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This Agreement, or any interest herein, shall not be assigned, transferred or otherwise encumbered, 

under any circumstances by SPECIAL MAGISTRATE without the prior written consent of the BOARD. 

Further, no portion of this Agreement may be performed by subcontractors or sub-  

consultants without prior written notice to the BOARD and prior written approval of such action by the 

BOARD. 

In the event any provision of this Agreement shall be held invalid and unenforceable, the 

remaining provisions shall be valid and binding upon the parties. One or more waivers by either party 

of any breach of any provision, term, condition or covenant shall not be construed by the other party as 

a waiver of any subsequent breach. 

This Agreement shall be governed and construed in accordance with Florida law. In the event 

litigation arises involving the parties in connection with this Agreement, venue for such litigation shall 

be in Hernando County, Florida. 

This Agreement may be executed in counterparts, each of which shall be deemed an original. 

This Agreement may be executed using facsimiles of signature, and a facsimile of a signature shall be 

deemed to be the same, and equally enforceable, as an original of such signature. 

The parties hereto have read, agree to and fully understand all of the terms and conditions of 

this Agreement. The parties hereto have taken the opportunity to confer with counsel of their own 

choosing concerning the legal force and effect of this Agreement. Each of the parties to this Agreement 

is acting without coercion or duress and freely and voluntarily assents to the terms and accepts the 

conditions, obligations, and mutual agreements as set forth herein. The parties hereto have voluntarily 

entered into and signed this Agreement. 

IN WITNESS WHEREOF, the parties have executed this agreement the day and year indicated 

below.   

    , Special Magistrate John Allocco, Chairman 

Date Date 

ATTEST: 

Douglas A. Chorvat, Jr. 

Formatted: Space Before:  13.75 pt, Line spacing: 
Exactly 20.7 pt
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Clerk of Circuit Court and Comptroller 
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CONTRACT FOR SERVICES OF SPECIAL MAGISTRATE 

THIS AGREEMENT made this _____ day of ________________ , 2024, between the Hernando 
County Value Adjustment Board (“BOARD”), and ________________, (“SPECIAL MAGISTRATE”). 

WHEREAS, Florida Statutes (FS), Chapter 194.035 and Florida Administrative Code (FAC) 

Section 12D-9.010 require that in counties with populations of more than 75,000, the BOARD shall 

appoint special magistrates to take testimony and make recommendations on petitions filed with the 

BOARD. 

NOW, THEREFORE, in consideration of the mutual covenants contained herein, the BOARD 

and SPECIAL MAGISTRATE hereby agree as follows: 

SPECIAL MAGISTRATE hereby confirms that he/she meets the qualifications as set forth in FS 
Chapter 194.035, as a Special Magistrate presiding over  [type:] petitions to the BOARD and will 

perform the duties of a Special Magistrate as set forth in FS Chapter 194.035, for the BOARD hearings 

held for the 2024 Value Adjustment Board session. Prior to performing said duties, SPECIAL 

MAGISTRATE shall, at his/her own expense, successfully complete the training as provided for in FS 

Chapter 194.035(3) and provide a Statement of Completion to the Clerk of the BOARD. 

SPECIAL MAGISTRATE will submit recommended decisions no later than fifteen (15) business 

days following the conclusion of each corresponding hearing. 

SPECIAL MAGISTRATE shall inform the BOARD of any conflicts of interest or potential conflicts 

of interest, and SPECIAL MAGISTRATE shall recuse himself/herself pursuant to F.A.C. 12D-9.022, 

when necessary. 

SPECIAL MAGISTRATE shall: 

• Perform all Special Magistrate duties impartially and diligently, 

• Limit all discussions to the merits of each petition, 

• Avoid any and all ex parte communications, and report any and all ex parte 
communications to the BOARD Attorney, in writing, immediately, 

• Adhere to the rules and statutes regarding admission of evidence and hearing 

procedures, 

• Notify the Clerk to the Board of any scheduling conflicts so that such conflicts may be 

resolved in a timely manner, 
• Refrain from appearing as a witness or expert witness in any VAB proceeding in 

Hernando County, Florida 
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THE BOARD shall compensate SPECIAL MAGISTRATE for the performance of the 

aforementioned duties $175.00 per hour (travel not compensated) and shall guarantee compensation 

for a minimum of two (2) hours when all hearings have been cancelled for an entire day, when such 

notice of cancellation is provided less than twenty-four (24) hours prior to a scheduled hearing docket. 

Additionally, the BOARD shall compensate SPECIAL MAGISTRATE for the performance of the 

associated duties of preparing recommended decisions, at the rate of $175.00 per hour (travel not 

compensated), not to exceed two (2) times the number of hours required for the respective hearings, 

without documentation of the need for such additional hours and written approval from a VAB designee 

for any such additional hours. SPECIAL MAGISTRATE shall not be compensated for any time allocated 

toward making corrections to errors made by SPECIAL MAGISTRATE in any recommended decision, 

nor shall SPECIAL MAGISTRATE be compensated for costs SPECIAL MAGISTRATE incurs during 

the normal course of business, to include office supplies, telephone charges, internet usage charges, 

postage and copying.  Notwithstanding the foregoing, if SPECIAL MAGISTRATE leaves any hearing 

with hard copies of any evidence, which evidence must be returned to the VAB upon the completion of 

SPECIAL MAGISTRATE’S duties, as set forth herein, the cost of returning of any and all such hard 

copied evidence to the VAB via U.S.P.S. First-Class/Regular Mail may be reflected in SPECIAL 

MAGISTRATE’S corresponding invoice(s) and SPECIAL MAGISTRATE will be reimbursed for the 

same. 

SPECIAL MAGISTRATE will maintain a detailed record of time for his/her work under this 

Agreement, to include hearing date, time spent hearing each petition on said date and time spent 

providing services after each hearing date in order to complete recommended decisions for each 

petition on said hearing date. SPECIAL MAGISTRATE shall submit an invoice for each assigned 

hearing date, upon completion of recommended decisions to the BOARD for petitions heard on each 

hearing date. Invoices will not be paid unless and until all recommended decisions for the corresponding 

hearing dates are completed correctly, excluding any remands for the same, and all petitions and 

evidence from said hearing(s) are returned to the Clerk to the BOARD. All invoices shall be signed and 

certified by SPECIAL MAGISTRATE as being accurate. In no event shall SPECIAL MAGISTRATE 

submit any invoice later than thirty (30) calendar days after the final hearing date. 

PUBLIC RECORDS (1): IF SPECIAL MAGISTRATE HAS QUESTIONS REGARDING THE 

APPLICATION OF CHAPTER 119, FLORIDA STATUTES, TO THE SPECIAL MAGISTRATE’S DUTY 

TO PROVIDE PUBLIC RECORDS RELATING TO THE AGREEMENT, CONTACT THE CUSTODIAN 

OF PUBLIC RECORDS AT (352) 754-4970, VAB@HernandoClerk.org and/or HERNANDO COUNTY 

VALUE ADJUSTMENT BOARD, 20 NORTH MAIN STREET, ROOM 362, BROOKSVILLE, FLORIDA 

34601. 
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PUBLIC RECORDS (2): SPECIAL MAGISTRATE must comply with all public record laws, 

including, but not limited to: 
 

• Keep and maintain public records required by the BOARD to perform the service. 
• Upon request from the BOARD’S custodian of public records, provide the BOARD with a 

copy of the requested records or allow the records to be inspected or copied within a 

reasonable time at a cost that does not exceed the cost provided in Chapter 119, Florida 

Statutes or as otherwise provided by law. 

• Ensure that public records that are exempt or confidential and exempt from public records 

disclosure requirements are not disclosed except as authorized by law for the duration of 

the Agreement term and following completion of the Agreement if SPECIAL MAGISTRATE 

does not transfer the records to the BOARD. 

• Upon completion of the Agreement, transfer, at no cost, to the BOARD all public records in 

possession of SPECIAL MAGISTRATE or keep and maintain public records required by the 

BOARD to perform the contracted services. If SPECIAL MAGISTRATE transfers all public 

records to the BOARD upon completion of the Agreement, SPECIAL MAGISTRATE shall 

destroy any duplicate public records that are exempt or confidential and exempt from public 

records disclosure requirements. If SPECIAL MAGISTRATE keeps and maintains public 

records upon completion of the Agreement, SPECIAL MAGISTRATE shall meet all 

applicable requirements for retaining public records. All records stored electronically must be 

provided to the BOARD, upon request from the BOARD’S custodian of public records, in a 

format that is compatible with the information technology systems of the BOARD. 

PUBLIC RECORDS (3): A request to inspect or copy public records relating to BOARD’S 

contract for services must be made directly to the BOARD. If the BOARD does not possess the 

requested records, the BOARD shall immediately notify SPECIAL MAGISTRATE of the request, and 

SPECIAL MAGISTRATE must provide the records to the BOARD or allow the records to be inspected 

or copied within a reasonable time. 

PUBLIC RECORDS (4): If SPECIAL MAGISTRATE does not comply with the BOARD’S request 

for records, the BOARD shall enforce the provisions of this Agreement, and in the event that SPECIAL 

MAGISTRATE fails to provide public records to the BOARD within a reasonable time may be subject 

to penalties under §119.10, Florida Statutes and further civil action, including any attorney fees 

associated therewith. 
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This Agreement, or any interest herein, shall not be assigned, transferred or otherwise encumbered, 

under any circumstances by SPECIAL MAGISTRATE without the prior written consent of the BOARD. 

Further, no portion of this Agreement may be performed by subcontractors or sub-consultants without 

prior written notice to the BOARD and prior written approval of such action by the BOARD. 

In the event any provision of this Agreement shall be held invalid and unenforceable, the 

remaining provisions shall be valid and binding upon the parties. One or more waivers by either party 

of any breach of any provision, term, condition or covenant shall not be construed by the other party as 

a waiver of any subsequent breach. 

This Agreement shall be governed and construed in accordance with Florida law. In the event 

litigation arises involving the parties in connection with this Agreement, venue for such litigation shall 

be in Hernando County, Florida. 

This Agreement may be executed in counterparts, each of which shall be deemed an original. 

This Agreement may be executed using facsimiles of signature, and a facsimile of a signature shall be 

deemed to be the same, and equally enforceable, as an original of such signature. 

The parties hereto have read, agree to and fully understand all of the terms and conditions of 

this Agreement. The parties hereto have taken the opportunity to confer with counsel of their own 

choosing concerning the legal force and effect of this Agreement. Each of the parties to this Agreement 

is acting without coercion or duress and freely and voluntarily assents to the terms and accepts the 

conditions, obligations, and mutual agreements as set forth herein. The parties hereto have voluntarily 

entered into and signed this Agreement. 

IN WITNESS WHEREOF, the parties have executed this agreement the day and year indicated 

below.   

    , Special Magistrate John Allocco, Chairman 

Date Date 

ATTEST: 

Douglas A. Chorvat, Jr. 
Clerk of Circuit Court and Comptroller 
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Rev. 07-23-2019 

Doug Chorvat, Jr. 
Clerk of Circuit Court & Comptroller, Hernando County, FL 
20 N. Main Street, Brooksville, FL 34601  (352) 754-4970 
 

Authorization to Conduct Telephonic Hearings 
 

� I hereby acknowledge my consent to allow the petitioner/petitioner 
representative to participate telephonically during the hearing(s) for the 
petition(s) referenced below. I understand that I must be physically 
present in the hearing room, along with all other parties and witnesses. 

 

� I hereby decline my consent to allow the petitioner/petitioner 
representative to appear by telephone for the petition(s) referenced 
below. 
 

 

Petition Number(s):        

 

Date Request Received:       

 

 
          
Special Magistrate    Date 

Exhibit "H.3"

Exhibit "H.3" 
Page 1 of 1

160



Doug Chorvat, Jr. 

Clerk of Circuit Court & Comptroller, Hernando County, FL 
20 N. Main St., Room 362, Brooksville, FL 34601    352-754-4970 
 

 
 

Hernando County Value Adjustment Board 
2024 VAB Tentative Meeting Schedule 

 

 

 

July 
VAB 2024 Organizational Meeting 
July 25, 2024 @ 10:00 a.m. 
 
 
August 
Property Appraiser Mails TRIM Notice 
Tentative Date:  August 19, 2024 
 
 
September 
Petition Filing Deadline (Pending TRIM) 
Tentative Date: September 13, 2024 
 
 
Tentative 2024 Special Magistrate Hearing Dates: 
 
October 2024 - 11, 17, 18, 24, 25, 28 and 29 
 
November 2024 – 5, 7, 8, 12, 15, 18 and 21 
 
December 2024 – 5, 6, 10, 13 and 16 
 
January 2025 – 9, 10, 17, 20, 23 and 24 
 
ONLY for Backup and Reschedules 
 
January 2025 – 27, 30 and 31 
 
February 2025 – 3, 6 and 7 
 
March 2025  
VAB 2024 Final Meeting 
March 14, 2025 @ 10:00 a.m.  
 

 

 

Updated 7/9/2024 
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Hernando County Value Adjustment Board (VAB) 
Special Magistrate Orientation Recap Information  

 
1) VAB Counsel/Attorney – Holly E. Cosby, Esq. 

a. Law Office of Holly E. Cosby, P.A. 
b. 602 Center Road, Fort Myers, Florida 33907 
c. 239-931-0006 – office number 

i. Call if a hearing must be halted for legal advice 
ii. Advise the person who answers that you are a magistrate and need to be 

patched in – ONLY FOR HEARINGS 
d. holly@cosbylaw.com 

i. ALL communication between VAB Counsel and Special Magistrates 
should be in writing 

ii. Email is BEST 
e. Special Magistrates who contact VAB Counsel for legal advice regarding a 

specific petition(s) must reflect that information in the corresponding 
recommended decision(s) 

f. Special Magistrates who have questions or concerns regarding a potential 
recusal situation should contact VAB Counsel (via email, if possible; via 
telephone if prior to/during a hearing, with follow up in writing) 

 
2) Hearing Information Sheet – attached hereto as Exhibit “A” 

a. Will be provided to petitioners with hearing notices 
b. Copies will be available in the hearing room 
c. Please review the Hearing Information Sheet with all parties at the beginning of 

each hearing and/or obtain a verbal waiver from the parties that they 
understand the content of the Hearing Information Sheet  

 
3) Telephonic Hearings 

a. Please announce, on the record at the beginning of each telephonic hearing, 
that all parties have agreed to the telephonic hearing 

b. Please ask remote parties not to use a speakerphone, in order for the Clerk to 
preserve an accurate recording of the entire hearing 

c. Local Forms for Telephonic Hearings: 
i. Hernando County VAB Telephonic Hearings Policy, attached hereto as 

Exhibit “B” - policies and procedures for holding telephonic VAB hearings 
in Hernando County 

ii. Hernando County VAB Request for Telephonic Hearing, attached hereto 
as Exhibit “C” - must be filled out, in advance, by the party requesting a 
remote/telephonic hearing 

iii. Hernando County VAB Authorization to Conduct Telephonic Hearings, 
attached hereto as Exhibit “D” - should be signed by a Special Magistrate 
prior to holding telephonic VAB hearings in Hernando County  
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iv. Hernando County VAB Telephonic Hearing Sworn Affidavit, attached 
hereto as Exhibit “E” - must be completed by the remote party, in the 
presence of a Notary Public who administered an oath, during the 
hearing, and must be returned to VAB Administration as stated on form 

 
4) Petitioner Information Sheet – attached hereto as Exhibit “F” 

a. Provided to every petitioner with their hearing notice 
b. General highlights of the VAB process 

 
5) Identification of information, parties, agents, and witnesses ON THE RECORD 

a. Please ensure that the names of the petitioner, taxpayer, witnesses, agents, 
property appraiser, etc. are identified, on the record – if there is a person in the 
room, be sure to identify who they are 

b. Please ensure that, in addition to the parcel identification number, the property 
address(es) are reflected in all recommended decisions  

c. Please inquire, on the record, what value the property appraiser’s office is 
defending,  

d. Please identify, on the record, any classification and exemption information 
which would affect the property owner or subject parcel 

e. Please be sure to highlight any difference between the values on the TRIM 
notice(s) and the value(s) that the property appraiser is defending 

 
6) Evidence Identification 

a. Please identify each document submitted (do not rely on summary sheets) 
b. Please identify admissible and inadmissible evidence, if inadmissible, please 

provide an explanation – all evidence should be provided to the Clerk, whether 
admissible or inadmissible  

c. Please complete evidence labels provided by the Clerk 
d. Please be advised that Clerk will keep a log of the evidence submitted during 

the hearing, and whether the evidence is admissible or inadmissible prior to the 
parties leaving the hearing room. 

e. The Clerk will provide copies of all evidence to Special Magistrates; said copies 
may be provided via email or actual hard copies. Please ensure that evidence 
is in order and accounted for prior to returning all evidence to the Clerk – this 
will help in annotating evidence as required by Section 12D-10, Florida 
Administrative Code. The revised Special Magistrate contract allows for the 
reimbursement of USPS First-Class postage costs for the mailing/returning of 
all evidence to the Clerk. 

 
7) Deferrals 

a. Any additional evidence, that must be provided by one or both parties as a result 
of a hearing being deferred, must be provided directly to the Clerk. This will 
remove the possibility of any ex parte communication. The Clerk will promptly 
forward any such evidence to the presiding Special Magistrate. 
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b. Please specify a deadline for the submission of any additional evidence 
requested as a result of a deferral – SUGGESTED: FIVE (5) BUSINESS DAYS 

 
8) Remands 

a. Be sure to utilize the appropriate DOR Form (DR-485R) 
b. Please specify a deadline for the property appraiser’s completion of the remand 

review, as the remand process is lengthy – RECOMMENDED:  MAXIMUM OF 
SEVEN (7) BUSINESS DAYS 

 
9) Additional IMPORTANT Information 

a. Special Magistrates may not request ANY additional or supplemental 
information or evidence after the conclusion of the hearing – please only utilize 
the evidence submitted by the parties during the hearing. 

b. Ensure that the CORRECT recommended decision form is utilized – there are 
multiple versions in the DR-485 form series. 

c. Digital signatures are preferred on recommended decisions 
d. All recommended decisions are reviewed by VAB Counsel for form, compliance 

and sufficiency, but neither VAB Counsel, nor VAB Administration review 
recommended decisions; please perform a spelling and grammar review prior 
to submitting any and all recommended decisions. 

e. Special Magistrates must submit recommended decisions no later than fifteen 
(15) business days following the conclusion of each corresponding hearing. 

f. Once recommended decisions are submitted and any errors are corrected, 
AND once all evidence is returned to VAB Administration, Special Magistrates 
may submit corresponding invoices to VAB Administration for payment. 

g. All work papers, worksheets, notes, and other materials created by Special 
Magistrates during AND AFTER hearings must be submitted to VAB 
Administration and must be made part of the record. 

h. Special Magistrates are allotted two (2) times hearing time for recommended 
decision development and completion UNLESS AND ONLY IF prior written 
approval from VAB Counsel is obtained.   

i. Special Magistrates may not bill for: 
i. any costs (other than postage as permitted in the Special Magistrate 

contract),  
ii. time involved in making corrections to errors in recommended decisions, 
iii. emails to VAB Counsel requesting additional time for recommended 

decision development and completion, and/or  
iv. conversations with VAB Counsel which are initiated by the Special 

Magistrate, but which are outside of resolving an issue that will be 
reflected in a recommended decision. 

 
 
 
 
Rev. 6-15-2021 
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Doug Chorvat, Jr.
Clerk of Circuit Court & Comptroller - Hernando County 
20 N. Main Street, Brooksville, FL 34601 - (352) 754-4970

HEARING INFORMATION SHEET 

The special magistrate is an independent, impartial, and unbiased 
hearing officer; 

The special magistrate does not work for the property appraiser or 
tax collector, is independent of the property appraiser and tax 
collector, and is not influenced by the property appraiser or tax 
collector; 

The hearing will be conducted in an orderly, fair, and unbiased 
manner; 

The law does not allow the special magistrate to review any 
evidence unless it is presented on the record at the hearing or 
presented upon agreement of the parties while the record is open;
and 

The law requires the special magistrate to evaluate the relevance 
and credibility of the evidence in deciding the results of the 
petition. 

Rev. 1-8-19 
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Doug Chorvat, Jr.
Clerk of Circuit Court & Comptroller - Hernando County  
20 N. Main Street, Room 362, Brooksville, FL 34601 - (352) 754-4970

TELEPHONIC HEARINGS POLICY 

The following procedures must be followed to participate telephonically in any hearing before the Hernando County 

Value Adjustment Board (VAB) Special Magistrate.  These local policies and procedures do not change, extend or 

shorten statutory evidence exchange requirements. All parties must comply with statutory evidence exchange 

requirements, and the local procedures set forth herein are for the production of evidence to VAB Administration only, 

and only for matters where telephonic hearings have been permitted. 

1. A request to participate telephonically must be received by the VAB no later than THREE (3) BUSINESS
DAYS PRIOR TO THE SCHEDULED HEARING DATE to allow sufficient time to obtain the necessary
approvals.   The request must be submitted on the local VAB form,  available at the VAB link on the
Clerk’s website at: http://www.hernandoclerk.com/value-adjustment-board and e-mailed to
VAB@HernandoClerk.org; o r  ma i l  to Hernando County Value Adjustment Board, 20 N. Main St., Room
362, Brooksville, Florida 34601; or fax to (352) 754-4239.  By requesting a telephonic hearing, a
party expressly agrees to the following procedures set forth below.

2. Telephonic hearings will be scheduled only under the following circumstances:
a) The telephonic hearing is requested for fewer than ten (10) petitions, and either

1. The petitioner’s residence or place of business is more than 450 miles from the hearing location,
OR

2. The petitioner has a valid medical reason that does not allow him/her to be physically present.
3. Upon receipt of the request for a telephonic hearing, so long as said request is granted, the VAB Clerk

will provide the parties with procedures for telephonic hearings and will provide the party requesting a
telephonic hearing with the telephone number to the Hearing Room in which the hearing will be held.
a) Any and all parties and witnesses must appear in person, in the VAB Hearing Room, at the time of the

scheduled telephonic hearing, unless a specific and timely request is made, in writing to the VAB
Clerk, to appear by telephone.

b) The party requesting a telephonic hearing shall call the Hearing Room at the time designated on their
revised hearing notice.

c) Remote parties (parties not personally present in the hearing room) shall not use a speaker phone
during the telephonic hearing, as this may interfere with the recording of the hearing; clarity is of the
utmost importance.

d) If more than one party or witness is participating telephonically, parties shall identify themselves each
time they speak so that all parties will know who is addressing the Special Magistrate at all times.

e) The Special Magistrate will conduct all telephonic hearings according to Florida law and Florida
Administrative Code 12D-9 and 12D-10.

f) If a petitioner requests a telephonic hearing, the petitioner is still required to follow the sections of the
Florida Statutes and the Florida Administrative Code which apply to the exchange of evidence.  All
Evidence must be MAILED to the VAB Clerk at the address above.  The VAB Clerk cannot accept
evidence via e-mail.

g) The party requesting a telephonic hearing must also specify in their request whether any witnesses
will be presenting evidence, and whether said witnesses will be appearing by telephone or in person.

h) Any and all parties and/or witnesses appearing by telephone for a VAB hearing must be sworn in at
the commencement of the hearing by a notary public, and an affidavit affirming the same must be
submitted to the VAB Clerk after the hearing, via email, no later than the end of the next business
day.  All original affidavit documentation must be mailed to the VAB Clerk, via U.S. Mail or express
courier, within seven (7) calendar days after the hearing.  A separate affidavit must be supplied for
each party and/or witness appearing by telephone.  Affidavits for such purpose are provided on the
VAB Clerk’s website at http://www.hernandoclerk.com/value-adjustment-board.  The failure to provide
the affidavit(s) required herein shall result in the testimony provided by the remote attendees to be
inadmissible.

Rev.  12-20-2019 
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Doug Chorvat, Jr.
Clerk of Circuit Court & Comptroller - Hernando County  
20 N. Main Street, Room 362, Brooksville, FL 34601 - (352) 754-4970

HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
REQUEST FOR TELEPHONIC HEARING 

Hearing Location:  County Commission Chambers, Room 160, 20 N. Main St., Brooksville, Florida 34601

Petition No(s): ______________________    Original Hearing Date/Time: _______________________ 

TAXPAYER/AGENT INFORMATION

Name: ________________________________________________________________________________ 

Residence Address/Place of Business Physical Location: ________________________________________ 

  ______________________________________________________________________________________

Telephone: ____________________________________    Email: ________________________________

COMPLETE ALL THAT APPLY

Names of the parties/witnesses that will participate telephonically at the hearing:  __________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

Names of the parties/witnesses that will appear in person at the hearing:  _________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

By signing this request form, I understand and agree to the following: 

• I will have a notary present at my telephonic hearing to administer an oath and complete my Affidavit(s)

• Telephonic hearings are requested for fewer than ten (10) petitions

• Petitioner’s residence or place of business is more than 450 miles from the hearing location (or)
Petitioner has a valid medical reason that does not allow him/her to be physically present.

• Any and all evidence that the Taxpayer/Agent wishes to have considered at the hearing has been or will be exchanged
with the Property Appraiser pursuant to Florida law AND one (1) additional HARD COPY of any such exchanged
evidence will be MAILED to the VAB Clerk no later than seven (7) days prior to the corresponding hearing at the address
indicated below.  The VAB Clerk cannot accept evidence via e-mail.

• All other conditions described in the Hernando County Value Adjustment Board Telephonic Hearing Procedures are
available at the Value Adjustment Board link at the Clerk's website:  http://hernandoclerk.com/value-adjustment-board

____________________________________ ________________________________  ____________________ 
Taxpayer/Agent (Circle One) Signature  Printed Name    Date  

Request for Telephonic Hearing must be received by the VAB clerk no later than 
 three (3) business days prior to the scheduled hearing date.  Requests may be mailed to 

address above; or e-mailed to VAB@HernandoClerk.org;  or  faxed to (352) 754-4239 

*These local policies and procedures do not change, extend or shorten statutory evidence exchange requirements.
All parties must comply with statutory evidence exchange requirements, and the local procedures set forth herein are for
the production of evidence to VAB Administration only, and only for matters where telephonic hearings have been permitted.
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Rev. 07-23-2019 

Doug Chorvat, Jr. 
Clerk of Circuit Court & Comptroller, Hernando County, FL 
20 N. Main Street, Brooksville, FL 34601  (352) 754-4970

Authorization to Conduct Telephonic Hearings 

 I hereby acknowledge my consent to allow the petitioner/petitioner 

representative to participate telephonically during the hearing(s) for the 

petition(s) referenced below. I understand that I must be physically 

present in the hearing room, along with all other parties and witnesses. 

 I hereby decline my consent to allow the petitioner/petitioner 

representative to appear by telephone for the petition(s) referenced 

below. 

Petition Number(s): 

Date Request Received: 

Special Magistrate Date 
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Doug Chorvat, Jr.
Clerk of Circuit Court & Comptroller - Hernando County  

20 N. Main Street, Room 362, Brooksville, FL 34601 - (352) 754-4970 

Hernando County Value Adjustment Board 

 Telephonic Hearing Sworn Affidavit 

Petition Number:  ____________________ 

I hereby swear and affirm that all statements made by me, ____________________________________, 

party/witness (Circle One) in the above referenced Hernando County Value Adjustment Board Petition, 

were the truth and nothing but the truth, during the telephonic hearing held in the Value Adjustment 

Board Hearing Room, on______________________, 20_____  at  _________ a.m./p.m. for the above 

referenced Hernando County Value Adjustment Board Petition. 

Signature: __________________________________ 

Printed Name: _______________________________ 

ACKNOWLEDGEMENT 

State of _________________________County of _________________________ 

Before me, the undersigned authority, personally appeared____________________________________, 

who produced _______________________as identification, or who is personally known to me, and who 

by me was duly sworn, states that his/her testimony during the hearing for above referenced Hernando 

County Value Adjustment Board Petition was the truth and nothing but the truth. 

In witness my hand and official seal this ________day of _____________________, 20  . 

______________________________ 

Notary Public   (SEAL) 

This original notarized document must be submitted by e-mail to VAB@HernandoClerk.org after the 

hearing, no later than the end of the next business day. 

This original document must also be mailed to the address below within seven (7) days of the hearing date: 

Hernando County Value Adjustment Board 
20 N. Main Street, Rm 362 
Brooksville, Florida 34601 
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If you disagree with the Property Appraiser’s valuation on your property, the Property 
Appraiser denied your application for an exemption or property classification, or the Tax 
Collector denied your application for homestead tax deferral, you have the right to file an 
appeal with the Value Adjustment Board. 

Value Adjustment Boards 

Each county has a Value Adjustment Board with five members 
who hear and decide petitions.  The Value Adjustment Board 
consists of two members of the county governing board, one 
school board member, and two citizen members. 

Since Hernando County has a population of more than 75,000, 
Special  Magistrates  conduct  the hearings and  recommend 
decisions to the Value Adjustment Board.  Special Magistrates 
are professionals qualified in property valuation, exemptions or 
classifications.   

When to File Your Petition 

For valuation appeals,  you must file a petition with the Value 
Adjustment Board Clerk  within 25 days  of the mailing of the 
Notice of Proposed Property Taxes (or TRIM Notice) by the 
Property  Appraiser.   These  notices  are  usually  mailed  to 
taxpayers in mid-August, but may vary by county. 

For exemption or classification appeals, you must file a petition 
with the Value Adjustment Board Clerk within 30 days of the date 
the denial notice was mailed by the Property Appraiser. These 
notices are usually mailed in June, but may vary by county. 

For tax deferral appeals, you must file a petition within 30 days 
after the mailing of the notice of disapproval.   

The Value Adjustment Board charges a  $15 fee for  filing  a 
petition.  In certain instances where a single, joint petition is filed 
on contiguous or substantially similar parcels, an additional $5 
fee shall be charged for each added parcel included on the joint 
petition.  All filing fees are non-refundable. 

After You File Your Petition 

After you file a petition with the Value Adjustment Board, and at 
least 25 days before your hearing, you will receive a notice with 
the date, time and location of your hearing.  Each party is entitled 
to reschedule a hearing one time,  for good cause ONLY,  by 
submitting a written request to the Value Adjustment Board Clerk 
before your scheduled hearing. 

Payment of Taxes 

Florida law requires the VAB to deny a petition if the taxpayer 
does not make a required payment before the taxes become 
delinquent, usually on April 1.  For an assessment or portability 
appeal, you are required to make a payment of at least 75% of 
your  ad  valorem  taxes.   For  an  appeal  of  classification, 
exemption,  or  whether an improvement  was  substantially 
complete on January 1, you must make a good faith payment of 
the taxes you believe you owe.  These requirements do not apply 
to a denial of tax deferral.  Additional information can be found on 
the VAB page of the Clerk’s website at www.hernandoclerk.com 

Exchange of Evidence 

Please see the Exchange of Evidence Informational Notice. 

Form Revised  01-08-2019 

At the Hearing 

You may represent yourself at the hearing.   Hearings  before  a 
Value Adjustment  Board or  Special  Magistrate are not 
proceedings  that  require  an  attorney or agent.   However, 
depending on the complexity or value of your property, you may 
want an attorney or tax agent to represent you.   

You or the Property Appraiser may ask that all witnesses be 
sworn in at the time of your hearing. 

You and the Property Appraiser’s Office will have an opportunity 
to present evidence to the Special Magistrate.   Be prepared to 
submit  a copy of all evidence  previously  presented to  the 
Property Appraiser to the Special Magistrate.  There will be no 
bias toward or against either party.  The hearing schedule will be 
followed  as  closely as possible without interfering with each 
party’s right to be heard. 

If your hearing has not started within two hours after it was 
scheduled, you are not required to wait.  Tell the clerk that you 
are leaving and the clerk will reschedule your hearing.   

After the Hearing 

The Special Magistrate will submit a recommendation to the 
Value Adjustment Board which will meet to make final decisions. 
The Value Adjustment Board Clerk will provide you with a copy of 
the recommendation and will notify you of the date, time, and 
place that the board will make its final decision. All meetings are 
open to the public. 

The Value Adjustment Board Clerk will notify you in writing of the 
final decision of the Value Adjustment Board. 

Pursuant to Florida Administrative Code 12D-9.025(4)(a) and 
Florida Statutes, Chapter 194.034(1)(c), no evidence shall be 
considered  by  the Board or Special Magistrate except when 
presented  and  admitted during the  time scheduled  for the 
petitioner’s hearing.   

You may file a lawsuit in Circuit Court if you do not agree with the 
decision of the Value Adjustment Board.  

Value Adjustment Board  processes are governed by  
Florida Statutes, Chapter 194 and Florida Administrative 
Code, Chapters 12D-9 and 12D-10.  

Property Appraiser Contact Information 
201 Howell Avenue, Suite 300 
Brooksville, FL 34601 
(352) 754-4190
Email:       pa-vab@hernandocounty.us
Website:  https://www.hernandopa-fl.us/PAWebSite/

Value Adjustment Board Contact Information 
20 N Main St, Room 362 
Brooksville, FL 34601 
(352) 754-4970
Email:      vab@hernandoclerk.org
Website:  www.hernandoclerk.com
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MEMORANDUM 

 
FROM: HOLLY E. COSBY 
 LAW OFFICE OF HOLLY E. COSBY, P.A. 

SUBJECT: VALUE ADJUSTMENT BOARD RIGHT TO ACCEPT SPECIAL MAGISTRATE 
RECOMMENDATIONS AS PRESENTED 

DATE: 3/13/2024 

_________________________________________________________________________________________________ 

 

Below, please find a legal synopsis for all issues where a petitioner or the property appraiser’s office 
(“PAO”) contests the outcome of their hearing to any person or entity affiliated with the Hernando 
County Value Adjustment Board (“VAB”).   
 
 
The Hernando County Value Adjustment Board appoints Special Magistrates to hear petitions filed 
with the Value Adjustment Board.  All Special Magistrates are subjected to an application process, to 
ensure that if appointed, they are competent to hear petitions and make recommendations to the Value 
Adjustment Board on the issues presented to them.  The Value Adjustment Board may, pursuant to 
Florida Administrative Code 12D-9.031, rely on the recommendations provided by appointed Special 
Magistrates without any further hearing.  Additionally, pursuant to Florida Administrative Code 12D-
9.031, the attorney for the Hernando County Value Adjustment Board reviews all recommendations 
and no recommendation is released as final unless and until the attorney for the Hernando County 
Value Adjustment Board affirms that the same is compliant with the Florida Statutes and the Florida 
Administrative Code.  Each finalized recommendation is presented to the Value Adjustment Board 
and the Value Adjustment Board asks their attorney, on the record, whether the recommendations 
submitted are in compliance with Florida Statutes and the Florida Administrative Code.  Once the 
attorney for the Hernando County Value Adjustment Board confirms that the recommendations are 
in compliance with Florida Statutes and the Florida Administrative Code, the Value Adjustment Board 
may accept said recommendations as final decisions without any further discussion or hearing.  In 
Hernando County, in order for a recommendation to be in compliance with Florida Statutes and the 
Florida Administrative Code, they must contain the following, at minimum: 
  
1) Findings of fact 
2) Conclusions of law 
3) Description of evidence presented by the parties, if any 
4) Application of the evidence tests of credibility, relevancy and sufficiency in overcoming the 
presumption of correctness (presumption of correctness only for value) 
5) Proof that the presumption of correctness was either retained or lost by the property appraiser, 
and how (only for value) 
6) Description of witnesses and testimony, if any 
7) A recommendation of acceptance or denial of relief sought 
8) Rule or Statute reference, if necessary 
9) Basis for recommendation 
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10) Remand information, if a remand was recommended 
11) Denial of relief in matters where a party fails to appear and fails to state good cause for absence 
12) Any reference to legal advice from the attorney for the Value Adjustment Board, if advice was 
sought and/or rendered 
13) Any other reference to information that was exchanged or passed from one party to another or 
to the Value Adjustment Board 
  
So long as a recommendation contains the above information, it shall be compliant with the Florida 
Statutes and Florida Administrative Code.  Special Magistrates are relied upon for their knowledge 
and expertise in evaluating the value, classification, exemption, etc. of real property.  All Special 
Magistrates hired by the Hernando County Value Adjustment Board meet the requirements of the 
Florida Statutes and Florida Administrative Codes which govern Value Adjustment Board operations.  
It is the responsibility of the parties to meet their burden of proof, in order to prevail.  If a party does 
not prevail, then it is because the Special Magistrate did not, in their professional opinion, feel that 
said party met their burden of proof, or it is because the opposing party presented evidence that was 
more credible, more relevant and/or more sufficient to support their claim.  All Statutory and Code 
references utilized as the basis for this information may be found below.  In the event that a party is 
not satisfied with the outcome of a Value Adjustment Board recommendation or final decision, said 
party may seek recourse in the Hernando County Circuit Court, pursuant to the Florida Statutes and 
Florida Administrative Code sections cited hereinbelow.  It is strongly suggested that in the event that 
a party wishes to pursue any action in Circuit Court, that any such party retain legal counsel. 
  
  
Florida Statute Section 194.036 Appeals. - Appeals of the decisions of the board shall be as 
follows: 

(1) If the property appraiser disagrees with the decision of the board, he or she may appeal the 
decision to the circuit court if one or more of the following criteria are met: 

(a) The property appraiser determines and affirmatively asserts in any legal proceeding that there 
is a specific constitutional or statutory violation, or a specific violation of administrative rules, in the 
decision of the board, except that nothing herein shall authorize the property appraiser to institute 
any suit to challenge the validity of any portion of the constitution or of any duly enacted legislative 
act of this state; 

(b) There is a variance from the property appraiser’s assessed value in excess of the following: 
15 percent variance from any assessment of $50,000 or less; 10 percent variance from any 
assessment in excess of $50,000 but not in excess of $500,000; 7.5 percent variance from any 
assessment in excess of $500,000 but not in excess of $1 million; or 5 percent variance from any 
assessment in excess of $1 million; or 

(c) There is an assertion by the property appraiser to the Department of Revenue that there 
exists a consistent and continuous violation of the intent of the law or administrative rules by the 
value adjustment board in its decisions. The property appraiser shall notify the department of those 
portions of the tax roll for which the assertion is made. The department shall thereupon notify the 
clerk of the board who shall, within 15 days of the notification by the department, send the written 
decisions of the board to the department. Within 30 days of the receipt of the decisions by the 
department, the department shall notify the property appraiser of its decision relative to further 
judicial proceedings. If the department finds upon investigation that a consistent and continuous 
violation of the intent of the law or administrative rules by the board has occurred, it shall so inform 
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the property appraiser, who may thereupon bring suit in circuit court against the value adjustment 
board for injunctive relief to prohibit continuation of the violation of the law or administrative rules 
and for a mandatory injunction to restore the tax roll to its just value in such amount as determined 
by judicial proceeding. However, when a final judicial decision is rendered as a result of an appeal 
filed pursuant to this paragraph which alters or changes an assessment of a parcel of property of any 
taxpayer not a party to such procedure, such taxpayer shall have 60 days from the date of the final 
judicial decision to file an action to contest such altered or changed assessment pursuant to s. 
194.171(1), and the provisions of s. 194.171(2) shall not bar such action. 

(2) Any taxpayer may bring an action to contest a tax assessment pursuant to s. 194.171. 
(3) The circuit court proceeding shall be de novo, and the burden of proof shall be upon the 

party initiating the action. 
 
  
  
Florida Statute Section 194.034 Hearings and Procedures; Rules (1)(f) Nothing herein shall preclude 
an aggrieved taxpayer from contesting his or her assessment in the manner provided by s. 194.171, 
regardless of whether he or she has initiated an action pursuant to s. 194.011. 
  
  
Florida Statute Section 194.171 Circuit court to have original jurisdiction in tax cases. 

(1) The circuit courts have original jurisdiction at law of all matters relating to property taxation. 
Venue is in the county where the property is located, except that venue shall be in Leon County 
when the property is assessed pursuant to s. 193.085(4). 

(2) No action shall be brought to contest a tax assessment after 60 days from the date the 
assessment being contested is certified for collection under s. 193.122(2), or after 60 days from the 
date a decision is rendered concerning such assessment by the value adjustment board if a petition 
contesting the assessment had not received final action by the value adjustment board prior to 
extension of the roll under s. 197.323. 

(3) Before an action to contest a tax assessment may be brought, the taxpayer shall pay to the 
collector not less than the amount of the tax which the taxpayer admits in good faith to be owing. 
The collector shall issue a receipt for the payment, and the receipt shall be filed with the complaint. 
Notwithstanding the provisions of chapter 197, payment of the taxes the taxpayer admits to be due 
and owing and the timely filing of an action pursuant to this section shall suspend all procedures for 
the collection of taxes prior to final disposition of the action. 

(4) Payment of a tax shall not be deemed an admission that the tax was due and shall not 
prejudice the right to bring a timely action as provided in subsection (2) to challenge such tax and 
seek a refund. 

(5) No action to contest a tax assessment may be maintained, and any such action shall be 
dismissed, unless all taxes on the property assessed in years after the action is brought, which the 
taxpayer in good faith admits to be owing, are paid before they become delinquent. 

(6) The requirements of subsections (2), (3), and (5) are jurisdictional. No court shall have 
jurisdiction in such cases until after the requirements of both subsections (2) and (3) have been met. 
A court shall lose jurisdiction of a case when the taxpayer has failed to comply with the requirements 
of subsection (5). 
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Florida Statute Section 194.181 Parties to a tax suit. 
(1) The plaintiff in any tax suit shall be: 
(a) The taxpayer or other person contesting the assessment of any tax, the payment of which he 

or she is responsible for under a statute or a person who is responsible for the entire tax payment 
pursuant to a contract and has the written consent of the property owner, or the condominium 
association, cooperative association, or homeowners’ association as defined in s. 723.075 which 
operates the units subject to the assessment; or 

(b) The property appraiser pursuant to s. 194.036. 
(2)(a) In any case brought by a taxpayer or a condominium or cooperative association, as 

defined in ss. 718.103 and 719.103, respectively, on behalf of some or all unit or parcel owners, 
contesting the assessment of any property, the county property appraiser is a party defendant. 

(b) Other than as provided in paragraph (c), in any case brought by the property appraiser under 
s. 194.036(1)(a) or (b), the taxpayer is a party defendant. 

(c)1. In any case brought by the property appraiser under s. 194.036(1)(a) or (b) relating to a 
value adjustment board decision on a single joint petition filed by a condominium or cooperative 
association under s. 194.011(3), the association is the only required party defendant. The individual 
unit or parcel owners are not required to be named as parties. 

2. The condominium or cooperative association must provide unit or parcel owners with notice 
of the property appraiser’s complaint and advise the unit or parcel owners that they may elect to: 

a. Retain their own counsel to defend the appeal for their units or parcels; 
b. Choose not to defend the appeal; or 
c. Be represented by the association. 
3. The notice required in subparagraph 2. must be hand delivered or sent by certified mail, 

return receipt requested, except that such notice may be electronically transmitted to a unit or parcel 
owner who has expressly consented in writing to receiving such notices through electronic 
transmission. Additionally, the notice must be posted conspicuously on the condominium or 
cooperative property, if applicable, in the same manner as notices of board meetings under ss. 
718.112(2) and 719.106(1). The association must provide at least 14 days for a unit or parcel owner 
to respond to the notice. Any unit or parcel owner who does not respond to the association’s notice 
will be represented by the association. 

4. If requested by a unit or parcel owner, the tax collector shall accept payment of the estimated 
amount in controversy, as determined by the tax collector, as to that unit or parcel, whereupon the 
unit or parcel shall be released from any lis pendens and the unit or parcel owner may elect to 
remain in or be dismissed from the action. 

(d) In any case brought by the property appraiser under s. 194.036(1)(c), the value adjustment 
board is a party defendant. 

(3) In any suit involving the collection of any tax on property, as well as questions relating to tax 
certificates or applications for tax deeds, the tax collector charged under the law with collecting such 
tax shall be the defendant. 

(4) In any suit involving a tax other than an ad valorem tax on property, the tax collector 
charged under the law with collecting such tax shall be defendant. However, this section does not 
apply in any instance wherein general law provides for some other person to be the party defendant. 

(5) In any suit in which the assessment of any tax, or the collection of any tax, tax certificate, or 
tax deed is contested on the ground that it is contrary to the State Constitution, the official of the 
state government responsible for overall supervision of the assessment and collection of such tax 
shall be made a party defendant of such suit. Any such suit shall be brought in that county having 
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venue under s. 194.171 or, when that section is inapplicable, in the Circuit Court of Leon County, 
and the attorney for the defendant county officer shall upon request represent the state official in 
any such suit or proceeding, for which he or she shall receive no additional compensation. 

(6) In any suit in which the validity of any statute or regulation found in, or issued pursuant to, 
chapters 192-197, inclusive, is contested, the public officer affected may be a party plaintiff. 
 
 
  
Florida Administrative Code Section 12D-9.001(1) & (2)(p) - Taxpayer Rights in Value 
Adjustment Board Proceedings.  
(1) Taxpayers are granted specific rights by Florida law concerning value adjustment board procedures.  
(2) These rights include: (p) The right to bring an action in circuit court to appeal a value adjustment 
board valuation decision or decision to disapprove a classification, exemption, portability assessment 
difference transfer, or to deny a tax deferral or to impose a tax penalty.  
  
  
Florida Administrative Code Section 12D-9.015(14)(f) - Petition; Form and Filing Fee.  
A person who files a petition may timely file an action in circuit court to preserve the right to proceed 
in circuit court. 
 
 
Florida Administrative Code Section 12D-9.019(7)(d) - Scheduling and Notice of a Hearing.  
A petitioner is not required to wait any length of time as a prerequisite to filing an action in circuit 
court.  
 
 
Florida Administrative Code Section 12D-9.031 Consideration and Adoption of 
Recommended Decisions of Special Magistrates by Value Adjustment Boards in 
Administrative Reviews  

(1) All recommended decisions shall comply with Sections 194.301, 194.034(2) and 194.035(1), 
F.S. A special magistrate shall not submit to the board, and the board shall not adopt, any 
recommended decision that is not in compliance with Sections 194.301, 194.034(2) and 194.035(1), 
F.S. 

(2) As provided in Sections 194.034(2) and 194.035(1), F.S., the board shall consider the 
recommended decisions of special magistrates and may act upon the recommended decisions 
without further hearing. If the board holds further hearing for such consideration, the board clerk 
shall send notice of the hearing to the parties. Any notice of hearing shall be in the same form as 
specified in subsection 12D-9.019(3), F.A.C., but need not include items specified in subparagraphs 
6. through 9., of that subsection. The board shall consider whether the recommended decisions 
meet the requirements of subsection (1), and may rely on board legal counsel for such 
determination. Adoption of recommended decisions need not include a review of the underlying 
record. 

(3) If the board determines that a recommended decision meets the requirements of subsection 
(1), the board shall adopt the recommended decision. When a recommended decision is adopted and 
rendered by the board, it becomes final. 
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(4) If the board determines that a recommended decision does not comply with the 
requirements of subsection (1), the board shall proceed as follows: 

(a) The board shall request the advice of board legal counsel to evaluate further action and shall 
take the steps necessary for producing a final decision in compliance with subsection (1). 

(b) The board may direct a special magistrate to produce a recommended decision that complies 
with subsection (1) based on, if necessary, a review of the entire record. 

(c) The board shall retain any recommended decisions and all other records of actions under this 
rule section.  
 
Florida Statute Section 194.301 Challenge to ad valorem tax assessment. 

(1) In any administrative or judicial action in which a taxpayer challenges an ad valorem tax 
assessment of value, the property appraiser’s assessment is presumed correct if the appraiser proves 
by a preponderance of the evidence that the assessment was arrived at by complying with s. 193.011, 
any other applicable statutory requirements relating to classified use values or assessment caps, and 
professionally accepted appraisal practices, including mass appraisal standards, if appropriate. 
However, a taxpayer who challenges an assessment is entitled to a determination by the value 
adjustment board or court of the appropriateness of the appraisal methodology used in making the 
assessment. The value of property must be determined by an appraisal methodology that complies 
with the criteria of s. 193.011 and professionally accepted appraisal practices. The provisions of this 
subsection preempt any prior case law that is inconsistent with this subsection. 

(2) In an administrative or judicial action in which an ad valorem tax assessment is challenged, 
the burden of proof is on the party initiating the challenge. 

(a) If the challenge is to the assessed value of the property, the party initiating the challenge has 
the burden of proving by a preponderance of the evidence that the assessed value: 

1. Does not represent the just value of the property after taking into account any applicable 
limits on annual increases in the value of the property; 

2. Does not represent the classified use value or fractional value of the property if the property 
is required to be assessed based on its character or use; or 

3. Is arbitrarily based on appraisal practices that are different from the appraisal practices 
generally applied by the property appraiser to comparable property within the same county. 

(b) If the party challenging the assessment satisfies the requirements of paragraph (a), the 
presumption provided in subsection (1) is overcome, and the value adjustment board or the court 
shall establish the assessment if there is competent, substantial evidence of value in the record which 
cumulatively meets the criteria of s. 193.011 and professionally accepted appraisal practices. If the 
record lacks such evidence, the matter must be remanded to the property appraiser with appropriate 
directions from the value adjustment board or the court, and the property appraiser must comply 
with those directions. 

(c) If the revised assessment following remand is challenged, the procedures described in this 
section apply. 

(d) If the challenge is to the classification or exemption status of the property, there is no 
presumption of correctness, and the party initiating the challenge has the burden of proving by a 
preponderance of the evidence that the classification or exempt status assigned to the property is 
incorrect. 
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Florida Statute Section 194.034(2)  
In each case, except if the complaint is withdrawn by the petitioner or if the complaint is acknowledged 
as correct by the property appraiser, the value adjustment board shall render a written decision. All 
such decisions shall be issued within 20 calendar days after the last day the board is in session under 
s. 194.032. The decision of the board must contain findings of fact and conclusions of law and must 
include reasons for upholding or overturning the determination of the property appraiser. Findings of 
fact must be based on admitted evidence or a lack thereof. If a special magistrate has been appointed, 
the recommendations of the special magistrate shall be considered by the board. The clerk, upon 
issuance of a decision, shall, on a form provided by the Department of Revenue, notify each taxpayer 
and the property appraiser of the decision of the board. This notification shall be by first-class mail or 
by electronic means if selected by the taxpayer on the originally filed petition. If requested by the 
Department of Revenue, the clerk shall provide to the department a copy of the decision or 
information relating to the tax impact of the findings and results of the board as described in s. 194.037 
in the manner and form requested. 
 
 
Florida Statute Section 194.035(1) 
In counties having a population of more than 75,000, the board shall appoint special magistrates for 
the purpose of taking testimony and making recommendations to the board, which recommendations 
the board may act upon without further hearing. These special magistrates may not be elected or 
appointed officials or employees of the county but shall be selected from a list of those qualified 
individuals who are willing to serve as special magistrates. Employees and elected or appointed 
officials of a taxing jurisdiction or of the state may not serve as special magistrates. The clerk of the 
board shall annually notify such individuals or their professional associations to make known to them 
that opportunities to serve as special magistrates exist. The Department of Revenue shall provide a 
list of qualified special magistrates to any county with a population of 75,000 or less. Subject to 
appropriation, the department shall reimburse counties with a population of 75,000 or less for 
payments made to special magistrates appointed for the purpose of taking testimony and making 
recommendations to the value adjustment board pursuant to this section. The department shall 
establish a reasonable range for payments per case to special magistrates based on such payments in 
other counties. Requests for reimbursement of payments outside this range shall be justified by the 
county. If the total of all requests for reimbursement in any year exceeds the amount available pursuant 
to this section, payments to all counties shall be prorated accordingly. If a county having a population 
less than 75,000 does not appoint a special magistrate to hear each petition, the person or persons 
designated to hear petitions before the value adjustment board or the attorney appointed to advise the 
value adjustment board shall attend the training provided pursuant to subsection (3), regardless of 
whether the person would otherwise be required to attend, but shall not be required to pay the tuition 
fee specified in subsection (3). A special magistrate appointed to hear issues of exemptions, 
classifications, and determinations that a change of ownership, a change of ownership or control, or 
a qualifying improvement has occurred shall be a member of The Florida Bar with no less than 5 years’ 
experience in the area of ad valorem taxation. A special magistrate appointed to hear issues regarding 
the valuation of real estate shall be a state certified real estate appraiser with not less than 5 years’ 
experience in real property valuation. A special magistrate appointed to hear issues regarding the 
valuation of tangible personal property shall be a designated member of a nationally recognized 
appraiser’s organization with not less than 5 years’ experience in tangible personal property valuation. 
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A special magistrate need not be a resident of the county in which he or she serves. A special magistrate 
may not represent a person before the board in any tax year during which he or she has served that 
board as a special magistrate. An appraisal may not be submitted as evidence to a value adjustment 
board in any year that the person who performed the appraisal serves as a special magistrate to that 
value adjustment board. Before appointing a special magistrate, a value adjustment board shall verify 
the special magistrate’s qualifications. The value adjustment board shall ensure that the selection of 
special magistrates is based solely upon the experience and qualifications of the special magistrate and 
is not influenced by the property appraiser. The special magistrate shall accurately and completely 
preserve all testimony and, in making recommendations to the value adjustment board, shall include 
proposed findings of fact, conclusions of law, and reasons for upholding or overturning the 
determination of the property appraiser. The expense of hearings before magistrates and any 
compensation of special magistrates shall be borne three-fifths by the board of county commissioners 
and two-fifths by the school board. When appointing special magistrates or when scheduling special 
magistrates for specific hearings, the board, the board attorney, and the board clerk may not consider 
the dollar amount or percentage of any assessment reductions recommended by any special magistrate 
in the current year or in any previous year. 

 

Respectfully Submitted. 
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VALUE ADJUSTMENT BOARD 
RESOLUTION NO. 2024-01 

 
 WHEREAS, persons filing petitions for consideration by the Value Adjustment Board should help defray the 

administrative and operational costs of this Board; and,  

 

 WHEREAS, Chapters 194 and 196, Florida Statutes, authorize the imposition of certain filing fees related to 

petitions filed with the Value Adjustment Board of the county where the property is situated.  

 

 NOW, THEREFORE, BE IT RESOLVED BY THE VALUE ADJUSTMENT BOARD OF HERNANDO 

COUNTY, FLORIDA, AS FOLLOWS: 

 

 Section 1.   Each petition filed with the Value Adjustment Board of Hernando County (“VAB”), as such petition 

is authorized to be filed pursuant to Chapter 194 or 196, Florida Statutes, shall be accompanied by a non-refundable 

filing fee of fifteen dollars ($15.00) to be paid to the Clerk of this Board.  Said fee shall be paid for each separate parcel 

of property, real or personal, covered by said petition, with the exception of those parcels filed in reference to 

contiguous, undeveloped parcels and/or or a condominium, cooperative or homeowners’ association which may file a 

single joint petition pursuant to Chapter 194.011(3) (e) and (f), Florida Statutes.  In instances where a single joint 

petition is filed, an additional fee of $5 shall be paid for each additional parcel included on the joint petition. 

 

 Section 2.  The filing fee(s) described in Section 1 above shall be waived for any petition filed by a petitioner 

who demonstrates at the time of filing, by an appropriate certificate or other documentation issued by the Department 

of Children and Family Services and submitted with the petition, that the petitioner is then an eligible recipient of 

temporary assistance under Chapter 414, Florida Statutes. 

 

 Section 3.  Notwithstanding the foregoing, no filing fee shall be required regarding any appeal filed pursuant 

to § 196.151, Florida Statutes (appeal from the denial of an application for homestead exemption), or any appeal filed 

pursuant to § 197.2425, Florida Statutes (appeal from the denial of an application for tax deferral). 

 

 ADOPTED by the Value Adjustment Board of Hernando County, Florida, during its 2024 Session, this 25th 

day of July 2024. 

        VALUE ADJUSTMENT BOARD 
        HERNANDO COUNTY, FLORIDA 
 ATTEST: 
 
 __________________________     _______________________________ 
 Douglas A. Chorvat, Jr.                                                      John Allocco, Chairman 
 Clerk of Circuit Court and Comptroller 
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The Value Adjustment Board of                                               has not completed its hearings and certifies on 
order of the Board of County Commissioners according to sections 197.323 and 193.122(1), F.S., that the

assessment roll for our county has been presented by the property appraiser to include all property and 
information required by the statutes of the State of Florida and the requirements and regulations of the 
Department of Revenue.

On behalf of the entire board, I certify that we have ordered this certification to be attached as part of the 
assessment roll. We will issue a Certification of the Value Adjustment Board (Form DR-488) under section 
193.122(1) and (3), F.S., when the hearings are completed. The property appraiser will make all 
extensions to show the tax attributable to all taxable property under the law.  
 

DR-488P 
N. 12/09 

Rule 12D-16.002 
Florida Administrative Code

Tax Roll Year

Tangible Personal PropertyReal PropertyCheck one.

 County

DateSignature, Chair of the Value Adjustment Board 

INITIAL CERTIFICATION OF  
THE VALUE ADJUSTMENT BOARD

Section 193.122(1), Florida Statutes 

2 0 2 4

✔

Hernando

July 25, 2024
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The Value Adjustment Board of                                               has not completed its hearings and certifies on 
order of the Board of County Commissioners according to sections 197.323 and 193.122(1), F.S., that the

assessment roll for our county has been presented by the property appraiser to include all property and 
information required by the statutes of the State of Florida and the requirements and regulations of the 
Department of Revenue.

On behalf of the entire board, I certify that we have ordered this certification to be attached as part of the 
assessment roll. We will issue a Certification of the Value Adjustment Board (Form DR-488) under section 
193.122(1) and (3), F.S., when the hearings are completed. The property appraiser will make all 
extensions to show the tax attributable to all taxable property under the law.  
 

DR-488P 
N. 12/09 

Rule 12D-16.002 
Florida Administrative Code

Tax Roll Year

Tangible Personal PropertyReal PropertyCheck one.

 County

DateSignature, Chair of the Value Adjustment Board 

INITIAL CERTIFICATION OF  
THE VALUE ADJUSTMENT BOARD

Section 193.122(1), Florida Statutes 

2 0 2 4

✔

Hernando

July 25, 2024
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2024 PTO Bulletins - VAB Attorney Review and Synopsis

24-01

24-02

24-03

24-04

24-05

24-06

24-07

24-08

24-09

24-10

24-11 Taxpayer Rights

24-12 Expansion of Time Frame to Repair Damaged/Destroyed Homestead Property, Etc.

24-13

24-14

24-15

24-16

24-17

24-18

Homestead Exemption on Damaged/Destroyed Property 

Tentative Verification of Eligibility for Homestead Exemption

Changes to Annual Application Requirement for Charter Schools

Tangible Personal Property Constructed/Installed by Electric Utility

Physician's Cert. of Total and Permanent Disability

Tax Collections and Sales

Real Property Recording Notification Service Exempt from Public Records

Affordable Housing Property Exemption - 2024, 2025, and 2026 Tax Rolls

Tax Collector Salaries and Employee Bonuses

Disabled person's name added to the form as synonymous with "taxpayer"

FS 197.3181, DR-5002, DR-5003 repealed; FAC 12D-16.002 (forms) updated; replaced with catastrophic events

Personal information provided to Clerk when registering for recording notification is exempt

Certain sections of FS 197 are amended re: tax payments, credits, and certificates

Charter school need not apply annually for tax exemption, but must promptly report a change

PAO may tentatively verify eligibility of homestead exemption for veteran or surviving spouse

Assessment of Renewable Energy Source Devices 

Changes to Lien Notice and Back Tax Calc. for Parent/Grandparent Living Quarters

Changes to Lien Notice and Back Tax Cal. For Improper Homestead Exemptions

Benefit for self-reporting clerical error/penalty for not; add'l PAO notice requirements

Notice to property owner b/f penalties/taxes/int due; benefit for self-reporting error/penalty for not; add'l PAO notice requirements

Time frame from 3  years to 5 years to commence repair/rebuild to continue homestead exempt.

Notice to property owner b/f penalties/taxes/int due; benefit for self-reporting error/penalty for not; add'l PAO notice requirements

Repeal of Refund for Taxes for Res. Improvements Uninhabitable by Hurr. Ian/Nicole

School District Advertisement Requirements for Adopting a Tentative Budget
May advertise on publicly accessible website per FS 50.0311

Changes to Lien Notice/Back Tax Calc. for Improper Add'l Senior Homestead Exempt.

Changes to Lien Notice/Back Tax Calc. for Improper Homestead Exempt. For Non-FL Res.

Addresses amendments to FS 196.1978 and 196.1979 re: affordable house property exemptions

$5K increase salary for tax collector; tax collector may budget/pay for hiring retention bonuses

Notice to property owner b/f penalties/taxes/int due; benefit for self-reporting error/penalty for not; add'l PAO notice requirements

Biogas added as renewable energy source

Time frame from 3  years to 5 years; new req. for SOH tax liens; clerical errors addressed

Adds that taxpayer has the right to info. Re: why taxpayer was not entitled to homestead exemp & how taxes etc. are calc.

Clarifies construction work in progress for TPP constructed/installed by electric company
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Property Tax Oversight Informational Bulletin 

Physician’s Certification of Total and Permanent 
Disability 

 
June 17, 2024 
PTO 24-01 

Effective upon becoming law, May 7, 2024, Section 14, Chapter 2024-02, Laws of Florida (SB 
74), amended section 196.101, Florida Statutes (F.S.). The amendment adds the language, 
“Name of totally and permanently disabled person” beneath the line for the taxpayer’s name in 
the section of the certification where the physician states his or her professional belief that the 
taxpayer is totally and permanently disabled.  
 
Affected Rule and Form: 
The following rule and form will be affected based on the law change. 

• Rule 12D-16.002, F.A.C., Index to Forms 
• Form DR-416, Physician’s Certification of Total and Permanent Disability 

 
Information about the status of the Department’s rulemaking is available at 
https://floridarevenue.com/rules. 
 
Questions 
This bulletin is provided by the Department of Revenue for your general information. For 
questions, please email DORPTO@floridarevenue.com. 
 
Reference 
The full text of the implementing law (chapter 2024-02, Laws of Florida) is available at 
https://laws.flrules.org/2024/2. 
 
Implementing Date  
The implementing law is effective May 7, 2024 and first applies to the 2024 tax year. 

 

1
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Property Tax Oversight Informational Bulletin 

Repeal of Refund of Taxes for Residential 
Improvements Rendered Uninhabitable by 

Hurricane Ian or Hurricane Nicole 

 
June 17, 2024 
PTO 24-02 

 

Effective January 1, 2024, Chapter 2024-03, Laws of Florida (SB 76), repeals section 197.3181, 
Florida Statutes (F.S.), Refund of Taxes for Residential Improvements Rendered Uninhabitable 
by Hurricane Ian or Hurricane Nicole.  
 
Affected Rule and Forms: 
The following rule and forms will be amended or repealed based on the law change. 

• Rule 12D-16.002, F.A.C., Index to Forms 
• Repeal Form DR-5002, Decision of the Value Adjustment Board Hurricane Ian or 

Hurricane Nicole Tax Refund 
• Repeal Form DR-5003, Report of Total Reductions in Taxes from Hurricane Ian or 

Hurricane Nicole 
 
Information about the status of the Department’s rulemaking is available at 
https://floridarevenue.com/rules. 
 
Questions: 
This bulletin is provided by the Department of Revenue for your general information. For 
questions, please email DORPTO@floridarevenue.com. 
 
Reference: 
The full text of the implementing law (chapter 2024-03, Laws of Florida) is available at 
https://laws.flrules.org/2024/3. 
 
Implementing Date: 
The implementing law is effective January 1, 2024 and first applies to the 2024 tax year. 
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Property Tax Oversight Informational Bulletin 

Tax Collections and Sales 

 
June 17, 2024 
PTO 24-03 

 

Effective July 1, 2024, Chapter 2024-91, Laws of Florida (HB 113), amends the following 
subsections of Chapter 197, Florida Statutes (F.S.). 

• Subsection 197.374(3), F.S., is amended to remove the requirement of a $10 processing 
fee for partial payments of current year property taxes. 

• Section 197.492(1), F.S., is amended to add the following situations where credit is given 
to certain types of tax collection accounts on the errors and insolvencies report the tax 
collector certifies to the board of county commissioners:  

• properties subject to federal bankruptcies. 
• properties with taxes below the minimum tax bill under s. 197.212, F.S. (<$30).  
• properties assigned to the list of lands available for taxes. 

Subsection (2) is amended to require the errors and insolvencies report to provide the 
inclusion of the names of the parties on whose account the credit is to be allowed, and 
exclude any credits given for discounts. 

• Subsection 197.502(2), F.S., is amended to state the tax certificate on which a canceled 
tax deed application was based shall earn interest at the original bid rate of the tax 
certificate and remain inclusive of all tax years paid and costs associated with the tax 
deed application.  

 
Affected Rule and Form: 
The following rule and form will be affected based on the law change. 

• Rule 12D-16.002, F.A.C., Index to Forms 
• Form DR-505, Report of Discounts, Errors, Double Assessments, and Insolvencies 

 
Information about the status of the Department’s rulemaking is available at 
https://floridarevenue.com/rules. 
 
Questions: 
This bulletin is provided by the Department of Revenue for your general information. For 
questions, please email DORPTO@floridarevenue.com. 
 
Reference: 
The full text of the implementing law (chapter 2024-91, Laws of Florida), is available at 
https://laws.flrules.org/2024/91.  
 
Implementing Date  
The implementing law is effective July 1, 2024 and first applies to the 2024 tax year. 

 

3
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Property Tax Oversight Informational Bulletin 

Real Property Recording Notification Service 
Exempt from Public Records 

 
June 17, 2024 
PTO 24-04 

 

Effective May 6, 2024, Chapter 2024-149, Laws of Florida (CS/HB 285), amends section 
28.47(5), Florida Statutes (F.S.), to exempt from disclosure under the public records law all e-
mail addresses, telephone numbers, personal and business names, and parcel identification 
numbers submitted to the clerk of court or the property appraiser by a person registering for a 
recording notification service or a related service, except upon court order. This applies to 
information held by the clerk of court or property appraiser before, during, or after the 
implementation of the bill.  
 
Questions: 
This bulletin is provided by the Department of Revenue for your general information. For 
questions, please email DORPTO@floridarevenue.com. 
 
Reference: 
The full text of the implementing law (chapter 2024-149, Laws of Florida) is available at 
https://laws.flrules.org/2024/149.  
 
Implementing Date:  
The implementing law is effective upon becoming a law, May 6, 2024, and first applies to the 
2024 tax year. 
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Property Tax Oversight Informational Bulletin 

Affordable Housing Property Exemption 

 
June 17, 2024 
PTO 24-05 

 
Legislative Changes Applicable to the 2024 Tax Roll 

 
Affordable Housing Property Exemption (s. 196.1978(3), F.S.):   
Sections 13 and 15 Chapter 2024-158 and Sections 4 and 6 Chapter 2024-188 
 
Effective upon becoming law, May 7, 2024, sections 13 and 15 of Chapter 2024-158 (HB 7073) and 
effective upon becoming law, May 16, 2024, sections 4 and 6 of Chapter 2024-188 (SB 328), Laws of 
Florida, amend subsection 196.1978(3), Florida Statutes (F.S.), provide clarification on certain 
requirements for multifamily project properties. 
 
The amendments to subsection 196.1978(3), F.S. apply retroactively to January 1, 2024, and to the 2024 
tax roll and include: 
 

• “Newly constructed”, as defined in 196.1978(3)(a)2., F.S., is amended to mean an improvement 
to real property which was substantially completed within five years before the date of an 
applicant’s first submission of a request for a certification notice.  

• The list of conditions for portions of property used for a charitable purpose to be eligible to 
receive a property tax exemption under 196.1978(3)(b) is amended to add portions of property 
that are within a newly constructed multifamily project in an area of critical state concern, as 
designated by s. 380.0552 or chapter 28-36, Florida Administrative Code, containing more than 
10 units dedicated to housing persons or families meeting the income limitations found in s. 
196.1978(3)(d).  
 

• Direction that the property appraiser shall exempt:  
 

• 75 percent of the assessed value of the units in multifamily projects meeting the 
requirements of subsection 196.1978(3) and used to house persons or families whose 
annual household income is greater than 80 percent but not more than 120 percent of the 
median annual adjusted gross income for households within the metropolitan statistical 
area, or, if not within a metropolitan statistical area, within the county in which the 
person or family resides, and    

• From ad valorem property taxes, the units in multifamily projects meeting the 
requirements of subsection 196.1978(3), used to house natural persons or families whose 
annual household income does not exceed 80 percent of the median annual adjusted gross 
income for households within the metropolitan statistical area or, if not within a 
metropolitan statistical area, within the county in which the person or family resides.  

 
• When determining the value of a unit for purposes of applying an exemption, the property 

appraiser must include in his or her valuation the proportionate share of the residential common 
areas, including the land, that are attributable to the unit. 

 
• The property appraiser shall review the application and determine whether the applicant meets all 

requirements of s. 196.1978(3), F.S. and is entitled to the exemption. The property appraiser may 
request additional information necessary to make his or her determination and grant an exemption 

5

Exhibit "L"

Exhibit "L" 
Page 6 of 25

187



Bulletin PTO 24-05 
June 17, 2024 
Page 2 of 5 
 

only for a property for which the Florida Housing Finance Corporation has issued a certification 
notice and which the property appraiser determines is entitled to an exemption. 
 
 

• The Florida Housing Finance Corporation reviews a request for a certification notice and certifies 
whether a property meets the criteria of subsections 196.1978(3)(b) and (c). This determination 
by the Florida Housing Finance Corporation does not constitute a grant of an exemption or final 
agency action pursuant to Chapter 120, F.S.  
 

 
• Units used as a transient public lodging establishment as defined in s. 509.013 are not eligible for 

an affordable housing exemption. 
 

 
County and Municipal Affordable Housing Property Exemption (s. 196.1979, F.S.): 
Sections 14 and 15, Chapter 2024-158 and Sections 5 and 6 of Chapter 2024-188 
 
Effective upon becoming law, May 7, 2024, sections 14, and 15 of Chapter 2024-158 and effective upon 
becoming law, May 16, 2024, sections 5 and 6 of Chapter 2024-188, Laws of Florida, amend section 
196.1979, F.S. and provide clarification on certain requirements for the county and municipal affordable 
housing exemptions. 
 
The amendments to section 196.1979, F.S., apply retroactively to January 1, 2024, and the 2024 tax roll 
and include:  

 
• If 100 percent of the multifamily project’s residential units are used to provide affordable housing 

meeting the requirements of s. 196.1979, F.S., up to 100 percent of the assessed value of each 
residential unit used to provide affordable housing may receive a property tax exemption. 
 

• Provides that any ordinance adopted under this section must be delivered to the property appraiser 
and the department within 10 days after its adoption but no later than January 1 of the year such 
exemption will take effect.  
 

• The property appraiser shall review the application and determine whether the applicant meets all 
requirements of s. 196.1979, F.S. and is entitled to the exemption. The property appraiser may 
request additional information necessary to make his or her determination and grant an exemption 
only for a property for which the local entity has certified as qualified property and which the 
property appraiser determines is entitled to an exemption. 
 

• When determining the value of a unit for purposes of applying an exemption, the property 
appraiser must include in his or her valuation the proportionate share of the residential common 
areas, including the land, that are attributable to the unit. 
 

• Subsection 196.1979(6), F.S., is created stating a property appraiser reviews each application for 
exemption and determines whether the applicant is entitled to the exemption. A property 
appraiser may request and review additional information necessary to make the determination. A 
property appraiser may grant an exemption only for a property for which the local entity has 
certified as qualified property and which the property appraiser determines is entitled to the 
exemption. 
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Bulletin PTO 24-05 
June 17, 2024 
Page 3 of 5 
 
 

• Subsection 196.1979(7), F.S., is created stating that when determining the value of a unit for 
purposes of applying an exemption, the property appraiser must include the proportionate share of 
the residential common areas, including land attributable to the unit. 

 
Legislative Changes Applicable to the 2025 Tax Roll 

 
Affordable Housing Property Exemption (s. 196.1978(3), F.S.): 
Section 16 Chapter 2024-158   

 
Effective July 1, 2024, Section 16 of Chapter 2024-158, Laws of Florida, creates paragraph 
196.1978(3)(o), Florida Statutes (F.S.). Beginning with the 2025 tax roll, a taxing authority may 
elect, upon a two-thirds vote of the governing body, to adopt an ordinance or resolution not to 
exempt ad valorem property tax levies for certain multifamily project properties under s. 
196.1978(3)(d)1.a., F.S., located in a county specified under s. 196.1978(3)(d)2., F.S.  
 
In order to make this election, certain criteria are required to be met. The taxing authority must 
 

• make a finding in the ordinance or resolution regarding the availability of affordable 
housing in the region, as specified in s. 196.1978(3)(o)2., F.S. 

• advertise the ordinance or resolution pursuant to s. 50.011(1), F.S. prior to adoption, and  
• provide the adopted ordinance or resolution or renewal to the property appraiser by the 

effective date.  
 
The ordinance or resolution must take effect on January 1 immediately following adoption and 
will expire on the second January 1 after the first effective January 1, unless it is renewed prior 
to its expiration. A property owner of a multifamily project who received an exemption under s. 
196.1978(3)(d)1.a., F.S., prior to the adoption of the ordinance or resolution may continue to 
receive the exemption for each subsequent, consecutive year they apply for and are granted the 
exemption. 
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Bulletin PTO 24-05 
June 17, 2024 
Page 4 of 5 
 

Legislative Changes Applicable to the 2026 Tax Roll 
Affordable Housing Property Exemption (s. 196.1978(4), F.S.): 
Section 16 Chapter 2024-158 
 
Effective July 1, 2024, Section 16 of Chapter 2024-158, Laws of Florida, creates paragraph 
196.1978(4), F.S. Beginning with the 2026 tax roll, multi-family project property that meets the 
requirements of this new subsection is considered property used for a charitable purpose and is 
exempt from ad valorem taxation beginning the first January 1 after the property was placed into 
service. The multifamily project must: 

• Be an improvement to land where the improvement did not previously exist or be a new 
improvement where an old one was removed and was substantially completed within 2 
years before the first submission of an application for this exemption. 

• Contain more than 70 units for affordable housing. 
• Be subject to a land use agreement with the Florida Housing Finance Corporation which 

requires the property to be used for affordable housing for 99 years and the agreement 
must include a penalty for ceasing to provide affordable housing before the end of the 
agreement term. 

• Require the property owner to submit an application to the property appraiser by March 
1. The property appraiser must review the application and make a determination of 
eligibility and may request additional information as necessary.  

The property appraiser applies the exemption to those portions of the project that provide 
affordable housing before certifying the tax roll to the tax collector. The exempt value of the 
portion of property providing affordable housing must include the proportionate share of the 
common areas, including the land fairly attributable to the property.  

If the property appraiser determines that an exemption was received for any year or years that a 
person was not entitled to, the property appraiser must serve a notice of intent to record a tax lien 
against any property owned by that person in the county and such property must be identified in 
the notice. Any property owned by the taxpayer and situated in Florida is subject to any of the 
taxes exempted by the improper exemption, plus a penalty and interest for each year. If such an 
error is the result of the property appraiser’s mistake or omission, no penalty or interest will be 
assessed.  

 

Property receiving the affordable housing exemptions in s. 196.1978(3) or s. 196.1979, F.S. is 
not eligible for this exemption.  
 
Affected Rule and Form: 
The following rule and form will be affected based on the law change. 

• Rule 12D-16.002, F.A.C., Index to Forms 
• Form DR-504AFH, Ad Valorem Tax Exemption Application and Return for Multifamily Project 

and Affordable Housing Property 
 
Information about the status of the Department’s rulemaking is available at 
https://floridarevenue.com/rules. 
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Bulletin PTO 24-05 
June 17, 2024 
Page 5 of 5 
 
 
Questions 
This bulletin is provided by the Department of Revenue for your general information. For questions, 
please email DORPTO@floridarevenue.com. 
 
Reference 
The full text of the implementing laws (chapter 2024-158 and chapter 2024-188, Laws of Florida) are 
available at https://laws.flrules.org/2024/158 and https://laws.flrules.org/2024/188. 
 
Implementing Date  
Sections 13, 14, 15 and 16 of Chapter 2024-158 L.O.F. and sections 4, 5 and 6 of Chapter 2024-188, 
L.O.F. are effective upon becoming law, and are remedial and clarifying in nature and apply retroactively 
to January 1, 2024, and the 2024 tax roll. 
 
Section 16 of Chapter 2024-158 L.O.F. creating subsection 196.1978(3)(o), F.S., is effective July 1, 2024, 
and first applies to the 2025 tax roll.  
 
Section 16 of Chapter 2024-158 L.O.F. creating subsection 196.1978(4), F.S., is effective July 1, 2024, 
and first applies to the 2026 tax roll.  
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Property Tax Oversight Informational Bulletin 

Tax Collector Salaries and Employee Bonuses 

 
June 17, 2024 
PTO 24-06 

 

Effective July 1, 2024, Section 1 of Chapter 2024-90, Laws of Florida (SB 958), amends section 
145.11(1), Florida Statutes (F.S.), to increase the base salaries for county tax collectors by 
$5,000 per year. Additionally, Section 3 of Chapter 2024-90, L.O.F., created section 445.09, 
F.S., specifying that a county tax collector may budget for and pay a hiring or retention bonus to 
an employee if the expenditure is approved by the Department of Revenue in the tax collector’s 
budget. 
 
Questions: 
This bulletin is provided by the Department of Revenue for your general information. For 
questions, please email DORPTO@floridarevenue.com. 
 
Reference: 
The full text of the implementing law (chapter 2024-90, Laws of Florida) is available at 
https://laws.flrules.org/2024/90. 
 
Implementing Date: 
The implementing law is effective July 1, 2024 and first applies to the 2024 tax year. 
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Property Tax Oversight Informational Bulletin 

Tentative Verification of Eligibility for Homestead 
Exemption 

 
June 17, 2024 
PTO 24-07 

 

Effective July 1, 2024, Chapter 2024-217, Laws of Florida (HB 1161), creates section 196.092, 
F.S. The law requires the Department of Revenue to provide a form that a county property 
appraiser may use, at their discretion, to tentatively verify the eligibility of a veteran or surviving 
spouse who believes they will qualify for an exemption under sections 196.081, 196.082, or 
196.091, F.S., once they purchase a homestead property. Tentative verification of eligibility may 
only be provided after the person submits the forms, documentation, or other proof necessary to 
qualify for the exemption. Tentative verification of eligibility by the property appraiser is not 
binding on the property appraiser. Decisions by the property appraiser regarding whether to 
consider a request for tentative verification of eligibility for an exemption; or a person’s apparent 
eligibility to receive an exemption or discount after submission of the forms, documentation, and 
other proof necessary to qualify for the relevant exemption or discount, are not subject to 
administrative or judicial review under chapter 194. 

 
Affected Rule and Form: 
The following rule and form will be affected based on the law change. 

• Rule 12D-16.002, F.A.C., Index to Forms 
• Form DR-501V, Tentative Eligibility Verification For Certain Exemptions 

 
Information about the status of the Department’s rulemaking is available at 
https://floridarevenue.com/rules. 
 
Questions: 
This bulletin is provided by the Department of Revenue for your general information. For 
questions, please email DORPTO@floridarevenue.com. 
 
Reference: 
The full text of the implementing law (chapter 2024-217, Laws of Florida) is available at 
https://laws.flrules.org/2024/217. 
 
Implementing Date: 
The implementing law is effective July 1, 2024 and first applies to the 2024 tax year. 
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Property Tax Oversight Informational Bulletin 

Changes to the Annual Application Requirement 
for Charter School Facilities 

 
June 17, 2024 
PTO 24-08 

 

Effective July 1, 2024, Chapter 2024-101, Laws of Florida (HB 1285), creates subsection 
196.011(5), F.S., which states it is not necessary for an owner or lessee of charter school 
property under s. 196.1983, F.S., to annually apply for a property tax exemption. The property 
appraiser must be promptly notified when the use of the charter school property or the status or 
condition of the owner or lessee changes. If any owner or lessee of such property fails to notify 
the property appraiser of changes and the property appraiser determines the owner or lessee was 
not entitled to the exemption, back taxes are due for any year within the prior 10 years plus 
interest and penalties. A notice of tax lien will be recorded against any property owned by the 
person or entity in the county. If such person or entity no longer owns property in the county but 
owns property in other county or counties, a notice of tax lien can be recorded against property in 
other county or counties. 
 
Affected Rule and Form: 
The following rule and form will be affected based on the law change. 

• Rule 12D-16.002, F.A.C., Index to Forms 
• Form DR-504CS, Ad Valorem Tax Exemption Application and Return For Charter 

School Facilities 
 
Information about the status of the Department’s rulemaking is available at 
https://floridarevenue.com/rules. 
 
Questions: 
This bulletin is provided by the Department of Revenue for your general information. For 
questions, please email DORPTO@floridarevenue.com. 
 
Reference: 
The full text of the implementing law (chapter 2024-101, Laws of Florida) is available at 
https://laws.flrules.org/2024/101.  
 
Implementing Date: 
The implementing law is effective July 1, 2024 and first applies to the 2024 tax year. 
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Property Tax Oversight Informational Bulletin 

School District Advertisement Requirements for 
Adopting a Tentative Budget 

 
June 17, 2024 
PTO 24-09 

 

Effective July 1, 2024, Chapter 2024-159, Laws of Florida (SB 7002), amends subparagraph 
200.065(2)(f)1., Florida Statute (F.S.), allowing each school district the option to advertise its 
intent to adopt a tentative budget on a publicly accessible website pursuant to section 50.0311, 
F.S. The term “publicly accessible website” includes a district school board’s official website if 
the school board website satisfies the requirements of section 50.0311, F.S. The information 
must be posted on the school district’s website if the district school board uses a different method 
of advertisement. 

 
Affected Rules and Form:  
The following rules and form will be affected based on law change: 

• Rule 12D-17.002, F.A.C., Definitions 
• Rule 12D-17.003, F.A.C., Truth in Millage (“TRIM”) Compliance  
• Rule 12D-17.004, F.A.C., Taxing Authority’s Certification of Compliance; Notification 

by Department 
• Rule 12D-16.002, F.A.C., Index to Forms 
• Form DR-487, Certification of Compliance 

 
Information about the status of the Department’s rulemaking is available at 
https://floridarevenue.com/rules. 
 
Questions: 
This bulletin is provided by the Department of Revenue for your general information. For 
questions, please email DORPTO@floridarevenue.com. 
 
Reference: 
The full text of the implementing law (chapter 2024-159, Laws of Florida) is available at 
https://laws.flrules.org/2024/159. 
 
Implementing Date:  
The implementing law is effective July 1, 2024 and first applies to the 2024 tax year. 
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Property Tax Oversight Informational Bulletin 

Tangible Personal Property Constructed or 
Installed by an Electric Utility 

 
June 17, 2024 
PTO 24-10 

 

Effective May 7, 2024, Sections 1 and 2 of Chapter 2024-158, Laws of Florida (HB 7073), 
amend paragraph 192.001(11)(d), F.S., clarifying the definition of construction work in progress 
related to items of tangible personal property constructed or installed by an electric utility. Such 
construction work in progress is deemed substantially complete upon the earlier of when all 
permits or approvals required for commercial operation have been received or approved, or one 
year after the construction work in progress has been connected with the preexisting, taxable, 
operational system or facility.   

This amendment applies retroactively beginning with the 2024 property tax roll.  

 
Questions: 
This bulletin is provided by the Department of Revenue for your general information. For 
questions, please email DORPTO@floridarevenue.com. 
 
Reference: 
The full text of the implementing law (chapter 2024-158, Laws of Florida) is available at 
https://laws.flrules.org/2024/158. 
 
Implementing Date:  
The implementing law is effective upon becoming law and first applies to the 2024 tax year. 
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Property Tax Oversight Informational Bulletin 

Taxpayer Rights 

 
June 17, 2024 
PTO 24-11 

 
Effective July 1, 2024, Section 3 of Chapter 2024-158, Laws of Florida (HB 7073), amends 
paragraph 192.0105(1)(g), F.S., to add that on property determined not to have been entitled to a 
homestead exemption in a prior year, the taxpayer has the right to information regarding why the 
taxpayer was not entitled to the exemption and how taxes, penalties, and interest are calculated. 
 
Questions: 
This bulletin is provided by the Department of Revenue for your general information. For 
questions, please email DORPTO@floridarevenue.com. 
 
Reference: 
The full text of the implementing law (chapter 2024-158, Laws of Florida) is available at 
https://laws.flrules.org/2024/158.  
 
Implementing Date:  
The implementing law is effective July 1, 2024. 
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Property Tax Oversight Informational Bulletin 

Expansion of Time Frame to Repair Damaged or 
Destroyed Homestead Property and Changes to 
Notice of Tax Lien and Back Tax Calculation for 

Improper Homestead Exemptions  

 
June 17, 2024 
PTO 24-12 

 
Expansion of Time Allotted for Changes, Additions, Improvements to Homesteads After 
Damage or Destruction 
 
Effective July 1, 2024, section 4 of Chapter 2024-158, Laws of Florida (HB 7073), amends 
subparagraph 193.155(4)(b)4., F.S., to expand the time frame from three years to five years that 
changes, additions, or improvements to homestead property must be reassessed pursuant to 
subsection 193.155(1), F.S., after the January 1 following damage or destruction of the 
homestead.  
 
New Requirements for the Notice of Intent to Record a Tax Lien on Homestead Property 
 
Paragraph 193.155(10)(a), F.S, is amended to provide new requirements to the property 
appraiser’s notice of intent to record a tax lien for properties that improperly receive a homestead 
assessment limitation for any year within the prior 10 years. Such notice must now include 
information explaining why the owner is not entitled to the limitation; the years for which unpaid 
taxes, penalties, and interest are due; and the manner in which unpaid taxes, penalties, and 
interest have been calculated.  
 
Changes to the Application of Back Taxes on Property with Improper Homestead 
Assessment Limitations 
Paragraph 193.155(10)(b), F.S., is amended to provide a new procedure for calculating liens 
where a clerical error or mistake resulted in the improper receipt of an exemption or limitation. 
The new procedure first applies to clerical errors or mistakes beginning on the 2025 tax roll. The 
amendments state that no back taxes are due if a person improperly receives a homestead 
assessment limitation because of a clerical mistake or omission and voluntarily discloses the 
mistake or omission to the property appraiser. If a person does not voluntarily disclose to the 
property appraiser an improperly applied homestead assessment limitation on their property, 
back taxes shall be due for any year(s) the owner was not entitled to the limitation, beginning 
with the 2025 tax roll, within the five years before the property appraiser notified the owner of 
the mistake or omission.  
 
The property appraiser is required to serve the owner that owes back taxes a notice of intent to 
record a notice of tax lien against any property owned by that person in the county. The property 
must be identified in the notice. The property appraiser must explain why the owner is not 
entitled to the limitation, the years the unpaid taxes are due, and the way the unpaid taxes are 
calculated. The person must be given 30 days to pay the taxes before a lien may be filed. 
 
These amendments to s. 193.155, F.S., first apply to the 2025 property tax roll. 
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Bulletin PTO 24-12 
June 17, 2024 
Page 2 of 2 
 
Affected Rules and Forms: 
The following rules and forms will be affected based on the law change: 

• Rule 12D-8.0064(3), F.A.C., Assessments; Correcting Errors in Assessments of a 
Homestead 

• Rule 12D-16.002, F.A.C., Index to Forms 
• Form DR-501, Original Application for Homestead and Related Tax Exemptions 

Form DR-453, Notice of Tax Lien for Exemptions and Assessment Limitations 
 
Information about the status of the Department’s rulemaking is available at 
https://floridarevenue.com/rules. 
 
Questions 
This bulletin is provided by the Department of Revenue for your general information. For 
questions, please email DORPTO@floridarevenue.com. 
 
Reference 
The full text of the implementing law (chapter 2024-158, Laws of Florida) is available at 
https://laws.flrules.org/2024/158.  
 
Implementing Date  
The implementing law is effective July 1, 2024, and first applies to the 2025 property tax roll. 
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Property Tax Oversight Informational Bulletin 

Assessment of Renewable Energy Source Devices 

 
June 17, 2024 
PTO 24-13 

 

Effective July 1, 2024, Section 5, Chapter 2024-158, Laws of Florida (HB 7073), amends 
subsection 193.624(1), F.S., to add that biogas as defined in s. 366.91, F.S. is a renewable energy 
source. Paragraph 193.624(1)(n), F.S., is created to list the kinds of biogas equipment that can be 
assessed as a renewable energy source device. Language is added to clarify that a renewable 
energy source device does not include when the device is interconnected to a natural gas pipeline 
or distribution system. 
 
Questions: 
This bulletin is provided by the Department of Revenue for your general information. For 
questions, please email DORPTO@floridarevenue.com. 
 
Reference: 
The full text of the implementing law (chapter 2024-158, Laws of Florida) is available at 
https://laws.flrules.org/2024/158.  
 
Implementing Date:  
The implementing law is effective July 1, 2024, and first applies to the 2025 tax year. 
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Property Tax Oversight Informational Bulletin 

Changes to the Lien Notice and Back Tax 
Calculation for Improper Reductions to 

Assessments for Parent or Grandparent Living 
Quarters  

 
June 17, 2024 
PTO 24-14 

 

Effective July 1, 2024, section 7 of Chapter 2024-158, Laws of Florida (HB 7073), first applies 
to the 2025 property tax roll and amends subsection 193.703(7), F.S. to require that before the 
property appraiser can file a lien against a property owner for an improper reduction in their 
assessment for parent or grandparent living quarters, the owner must be given 30 days to pay the 
taxes, penalties, and interest. The lien is subject to s. 196.161(3), F.S.  

The amendments to s. 193.703(7), F.S. provide a new procedure calculating liens where a 
clerical error or mistake resulted in the improper receipt of an exemption or limitation. The new 
procedure applies with clerical errors or mistakes beginning on the 2025 tax roll.  

• If a person receives the reduction in assessed value because of a clerical mistake or 
omission and voluntarily discloses such error to the property appraiser, no back taxes are 
due. 

• If the person does not voluntarily disclose to the property appraiser the improper 
reduction to their assessment due to a clerical mistake or omission back taxes are due for 
any year(s) the owner was not entitled to the limitation, beginning with the 2025 tax roll 
within the five years before the property appraiser notified the owner of the mistake or 
omission.  

• If back taxes are due, the property appraiser must inform the owner with a notice of intent 
to record a tax lien against any property owned by that person in the county and include 
with the notice information the property appraiser’s explanation why the owner is not 
entitled to the limitation; the years for which the unpaid taxes are due, and the way in 
which unpaid taxes have been calculated. 
 

Affected Rule and Form: 
The following rule and form will be affected based on the law change. 

• Rule 12D-16.002, F.A.C., Index to Forms 
• Form DR-501PGP, Original Application for Assessment Reduction for Living Quarters of 

Parents or Grandparents 
 
Information about the status of the Department’s rulemaking is available at 
https://floridarevenue.com/rules 
 
Questions: 
This bulletin is provided by the Department of Revenue for your general information. For 
questions, please email DORPTO@floridarevenue.com 
 
Reference: 
The full text of the implementing law (chapter 2024-158, Laws of Florida) is available at 
https://laws.flrules.org/2024/158. 
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Bulletin PTO 24-14 
June 17, 2024 
Page 2 of 2 
 
 
Implementing Date: 
The implementing law is effective July 1, 2024, and first applies to the 2025 property tax roll. 
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Property Tax Oversight Informational Bulletin 

Changes to the Lien Notice and Back Tax 
Calculation for Improper Homestead Exemptions 

 
June 17, 2024 
PTO 24-15 

 
Effective July 1, 2024, section 9 of Chapter 2024-158, Laws of Florida (HB 7073), first applies 
to the 2025 property tax roll and amends subsection 196.011(9), F.S., to provide that before the 
property appraiser can file a lien against a property owner for an improperly received homestead 
exemption, the person or entity must be given 30 days to pay the back taxes.  
 
The amendments to s. 196.011(9)(b), F.S., provide a new procedure for calculating liens where a 
clerical error or mistake resulted in the improper receipt of an exemption or limitation. The new 
procedure applies with clerical errors or mistakes beginning on the 2025 tax roll.  

• The taxpayer may not be assessed a penalty or interest if a homestead exemption is 
granted because of a clerical mistake or omission by the property appraiser.  

• No back taxes are due if the person receives the exemption because of a clerical mistake 
or omission and voluntarily discloses the error to the property appraiser.  

• If the person does not voluntarily disclose the error before the property appraiser notifies 
the owner of the mistake or omission, back taxes are due for any year(s) the owner was 
not entitled to the exemption beginning with the 2025 tax roll within the five years before 
the property appraiser notified the owner of the mistake or omission.  

• If back taxes are due, the property appraiser must inform the owner with a notice of intent 
to record a notice of tax lien against any property owned by that person in the county. 
The property must be identified in the notice. The property appraiser must explain why 
the owner is not entitled to the exemption, the years the unpaid taxes are due, and the way 
unpaid taxes are calculated. The person must be given 30 days to pay the taxes before a 
lien may be filed. 

 
Affected Rule and Form: 
The following rule and form will be affected based on the law change. 

• Rule 12D-16.002, F.A.C., Index to Forms 
• Form DR-501, Original Application for Homestead and Related Tax Exemptions 

 
Information about the status of the Department’s rulemaking is available at 
https://floridarevenue.com/rules. 
 
Questions 
This bulletin is provided by the Department of Revenue for your general information. For 
questions, please email DORPTO@floridarevenue.com. 
 
Reference 
The full text of the implementing law (chapter 2024-158, Laws of Florida) is available at 
https://laws.flrules.org/2024/158. 
 
Implementing Date  
The implementing law is effective July 1, 2024, and first applies to the 2025 property tax roll. 
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Property Tax Oversight Informational Bulletin 

Homestead Exemption on Damaged or 
Destroyed Property 

 
June 17, 2024 
PTO 24-16 

 

Effective July 1, 2024, section 10 of Chapter 2024-158, Laws of Florida (HB 7073) first applies 
to the 2025 property tax roll and amends subsection 196.031(7), F.S. to expand the time frame 
from three years to five years from the January 1 following a property’s damage or destruction, 
that a property owner has to commence repair or rebuilding of the property, in order for the 
property owner to continue to claim homestead exemption.  
 
Questions 
This bulletin is provided by the Department of Revenue for your general information. For 
questions, please email DORPTO@floridarevenue.com. 
 
Reference 
The full text of the implementing law (chapter 2024-158, Laws of Florida) is available at 
https://laws.flrules.org/2024/158. 
 
Implementing Date  
The implementing law is effective July 1, 2024, and first applies to the 2025 property tax roll. 

 

22

Exhibit "L"

Exhibit "L" 
Page 23 of 25

204

mailto:DORPTO@floridarevenue.com
https://laws.flrules.org/2024/158
cosby
Highlight



Property Tax Oversight Informational Bulletin 

Changes to Lien Notice and Back Tax Calculation 
for Improper Receipt of the Additional Senior 

Homestead Exemption  

 
June 17, 2024 
PTO 24-17 

 

Effective July 1, 2024, Section 11 of Chapter 2024-158, Laws of Florida (HB 7073), first applies 
to the 2025 tax roll and amends section 196.075(9), F.S. to provide that if a person erroneously 
receives the additional homestead exemption for persons 65 and older, before the property 
appraiser files a lien against the property, the owner must be given 30 days to pay the taxes, 
penalties, and interest. The lien is subject to s. 196.161(3), F.S. 
 
The amendments to s. 196.075, F.S., provide a new procedure for calculating liens where a 
clerical error or mistake resulted in improper receipt of an exemption or limitation. The new 
procedure applies with clerical errors or mistakes beginning on the 2025 tax roll.  

•  No back taxes are due if the person receives the additional senior homestead exemption 
because of a clerical mistake or omission and voluntarily discloses the error to the 
property appraiser.  

• If the person does not voluntarily disclose the error to the property appraiser before the 
property appraiser notifies the owner of the mistake or omission, back taxes are due for 
any year(s) the owner was not entitled to the limitation beginning with the 2025 tax roll 
within the five years before the property appraiser notified the owner of the mistake or 
omission. 

• If back taxes are due, the property appraiser must inform the owner with a notice of intent 
to record a tax lien against any property owned by that person in the county and include 
with the notice information an explanation why the owner is not entitled to the additional 
exemption, the years for which unpaid taxes are due, and the way the unpaid taxes have 
been calculated. 

 
Questions 
This bulletin is provided by the Department of Revenue for your general information. For 
questions, please email DORPTO@floridarevenue.com. 
 
Reference 
The full text of the implementing law (chapter 2024-158, Laws of Florida) is available at 
https://laws.flrules.org/2024/158. 
 
Implementing Date  
The implementing law is effective July 1, 2024, and first applies to the 2025 property tax roll. 
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Property Tax Oversight Informational Bulletin 

Changes to Lien Notice and Back Tax Calculation 
for Improper Homestead Exemptions for Non-

Florida Permanent Residents 

 
June 17, 2024 
PTO 24-18 

 

Effective July 1, 2024, section 12 of Chapter 2024-158, Laws of Florida (HB 7073), first applies 
to the 2025 property tax roll and amends subsection 196.161(1)(b)1., F.S., to add that if a non-
Florida permanent resident improperly receives a homestead exemption, the property appraiser 
must include information with the notice of intent to record a tax lien an explanation why the 
owner is not entitled to the homestead exemption; the years unpaid taxes, penalties, and interest 
are due; and how unpaid taxes, penalties, and interest have been calculated. 
 
The amendments to subparagraph 196.161(1)(b)2., F.S., provide a new procedure for calculating 
liens where a clerical error or mistake resulted in the improper receipt of an exemption or 
limitation. The new procedure applies with clerical errors or mistakes beginning on the 2025 tax 
roll.  

• No back taxes are due if the person receives the homestead exemption because of a 
clerical mistake or omission and voluntarily discloses the error to the property appraiser. 

• If the person does not voluntarily disclose the error to the property appraiser before the 
property appraiser notifies the owner of the mistake or omission, back taxes are due for 
any year(s) the owner was not entitled to the limitation beginning with the 2025 tax roll 
within the five years before the property appraiser notified the owner of the mistake or 
omission. 

• If back taxes are due, the property appraiser must inform the owner with a notice of intent 
to record a tax lien against any property owned by that person in the county, and the 
property must be identified in the notice. The property appraiser must also include an 
explanation why the owner is not entitled to the limitation, the years for which unpaid 
taxes are due, and the way the unpaid taxes have been calculated. 

 
Questions 
This bulletin is provided by the Department of Revenue for your general information. For 
questions, please email DORPTO@floridarevenue.com. 
 
Reference 
The full text of the implementing law (chapter 2024-158 Laws of Florida) is available at 
https://laws.flrules.org/2024/158. 
 
Implementing Date  
The implementing law is effective July 1, 2024, and first applies to the 2025 property tax roll. 

24

Exhibit "L"

Exhibit "L" 
Page 25 of 25

206

mailto:DORPTO@floridarevenue.com
https://laws.flrules.org/2024/158
cosby
Highlight

cosby
Highlight



Page 1 of 3  

HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
GENERAL INFORMATION 

FLORIDA'S PROPERTY TAX SYSTEM 
RESPECTIVE ROLES WITHIN THIS SYSTEM, 

TAXPAYER OPPORTUNITIES TO PARTICIPATE IN THE SYSTEM, 
AND PROPERTY TAXPAYER RIGHTS 

The following items include general information on Florida's property tax system, respective roles within this 
system, taxpayer opportunities to participate in the system, and property taxpayer rights: 
1) The following illustrates Florida’s Property Tax System, which provides a general idea of the respective roles 

within Florida’s Property Tax System: 
a. Property Tax Base 

i. Property Appraisers - Florida’s Constitution requires property appraisers to establish the property 
tax base for their county annually. In doing so, property appraisers determine the just, or market, 
value of each parcel of property as of January 1 of each year. Then, they apply all valid exemptions, 
classifications and assessment limitations to determine each property’s taxable value, or relative tax 
burden. The property appraiser does not determine the property tax rate or the amount of property 
taxes levied. 

ii. Department of Revenue - The Department reviews the property tax rolls of each county in July and 
August of every year. These reviews are conducted to ensure the tax base established by the property 
appraiser is equitable, uniform, and in compliance with Florida law. The Department also reviews and 
approves each property appraiser’s annual budget. 

b. Property Tax Rates 
i. Locally Elected Officials - Florida has more than 640 local governments that levy a property tax. 

These include cities, counties, school boards, and special districts. Each year, usually in August and 
September, locally elected officials in each jurisdiction set a millage, or tax, rate for the upcoming 
fiscal year, usually beginning on October 1. Millage rates for each jurisdiction are uniform across all 
property types. 

ii. Department of Revenue - The Department ensures that local government millage rates do not 
exceed state-mandated caps. In addition, the Department confirms that local governments properly 
and timely send notices and advertise public hearings to adopt millage rates and annual budgets. 

c. Annual Truth-in-Millage (TRIM) Notice 
i. Property Appraisers and Locally Elected Officials - In August, the property appraiser sends each 

property owner a Notice of Proposed Property Taxes, or TRIM notice. This notice contains the 
property’s value on January 1, the millage rates proposed by each local government, and an estimate 
of the amount of property taxes owed based on the proposed millage rates. The date, time, and 
location of each local government’s budget hearing are also provided on the notice. This provides 
property owners the opportunity to attend the hearings and comment on the millage rates before 
approval. 

ii. Department of Revenue - The Department verifies that the information supplied to property owners 
is accurate and in compliance with Florida Truth-in-Millage requirements. 

d. Appeals Process 
i. Value Adjustment Boards - Each county has a five-member value adjustment board, which hears 

and rules on challenges to a property’s assessment, classification, or exemptions. The value 
adjustment board is independent from the property appraiser and tax collector. Value adjustment 
boards cannot change the millage, or property tax, rates adopted by local governments. 

ii. Department of Revenue - The Department provides annual training to value adjustment boards. The 
Department also issues mandatory procedures and forms in order to promote fair, impartial, and 
uniform hearings for all taxpayers. 

e. Billing and Payment 
i. Tax Collectors - Following the adoption of millage rates by local governments, county tax collectors 

send annual property tax bills, usually in late October or early November. Full payment is due by the 
following March 31. Discounts of up to four percent are given for early payment. 

ii. Department of Revenue - The Department provides training and certification to tax collectors and 
their staff in order to promote uniform and cost-effective tax collection practices. The Department also 
reviews and approves the annual budgets of most tax collectors. 
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Page 2 of 3  

f. Collections and Refunds 
i. Tax Collectors - If a property tax bill is not paid by the following March 31, the tax collector sells a 

tax certificate on that property in order to collect the unpaid taxes. A tax deed may be sold if the 
property owner has not paid all back taxes, interest, and fees within two years. Tax collectors also 
process and issue refunds for overpayment of property taxes. 

ii. Department of Revenue - The Department assists those who have questions about the local 
property tax process. The Department also reviews property tax refunds of $2,500 or more to verify 
they were issued in accordance with Florida law. 

g. Funding of Public Education and Local Services - The tax collector distributes property taxes to the 
local governments and taxing authorities. Roughly, 50 percent of Florida’s public education funding and 
30 percent of its local government revenues come from property taxes. 

 
2) Florida Taxpayer Rights concerning value adjustment board procedures are enumerated in Florida 

Administrative Code Section 12D-9.001, and include: 
(a) The right to be notified of the assessment of each taxable item of property in accordance with the notice 

provisions set out in Florida Statutes for notices of proposed property taxes; 
(b) The right to request an informal conference with the property appraiser regarding the correctness of the 

assessment or to petition for administrative or judicial review of property assessments. An informal 
conference with the property appraiser is not a prerequisite to filing a petition for administrative review 
or an action for judicial review; 

(c) The right to file a petition on a form provided by the county that is substantially the same as the form 
prescribed by the department or to file a petition on the form provided by the department for this 
purpose; 

(d) The right to state on the petition the approximate time anticipated by the taxpayer to present and argue 
his or her petition before the board; 

(e) The right to authorize another person to file a board petition on the taxpayer’s property assessment; 
(f) The right, regardless of whether the petitioner initiates the evidence exchange, to receive from the 

property appraiser a copy of the current property record card containing information relevant to the 
computation of the current assessment, with confidential information redacted. This includes the right to 
receive such property record card when the property appraiser receives the petition from the board 
clerk, at which time the property appraiser will either send the property record card to the petitioner or 
notify the petitioner how to obtain it online; 

(g) The right to be sent prior notice of the date for the hearing of the taxpayer’s petition by the value 
adjustment board and the right to the hearing within a reasonable time of the scheduled hearing; 

(h) The right to reschedule a hearing a single time for good cause, as described in this chapter; 
(i) The right to be notified of the date of certification of the county’s tax rolls; 
(j) The right to represent himself or herself or to be represented by another person who is authorized by the 

taxpayer to represent the taxpayer before the board; 
(k) The right, in counties that use special magistrates, to a hearing conducted by a qualified special 

magistrate appointed and scheduled for hearings in a manner in which the board, board attorney, and 
board clerk do not consider any assessment reductions recommended by any special magistrate in the 
current year or in any previous year; 

(l) The right to have evidence presented and considered at a public hearing or at a time when the petitioner 
has been given reasonable notice; 

(m) The right to have witnesses sworn and to cross-examine the witnesses; 
(n) The right to be issued a timely written decision within 20 calendar days of the last day the board is in 

session pursuant to Section 194.034, F.S., by the value adjustment board containing findings of fact 
and conclusions of law and reasons for upholding or overturning the determination of the property 
appraiser or tax collector; 

(o) The right to advertised notice of all board actions, including appropriate narrative and column 
descriptions, in brief and nontechnical language; 

(p) The right to bring an action in circuit court to appeal a value adjustment board valuation decision or 
decision to disapprove a classification, exemption, portability assessment difference transfer, or to deny 
a tax deferral or to impose a tax penalty; 
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(q) The right to have federal tax information, ad valorem tax returns, social security numbers, all financial 
records produced by the taxpayer and other confidential taxpayer information, kept confidential; and, 

(r) The right to limiting the property appraiser’s access to a taxpayer’s records to only those instances in 
which it is determined that such records are necessary to determine either the classification or the value 
of taxable non-homestead property. 

3) As a property owner: 
a. You have the right to appeal: 

i. The property appraiser's assessment of your property's value 
ii. A denial of your application for an exemption such as homestead, veterans, or senior citizen. 

iii. A denial of your application for property classification such as agricultural or historic. 
iv. A denial of your application for tax deferral. 
v. A determination that a change of ownership under s. 193.155(3), a change of ownership or control 

under s. 193.1554(5) or s. 193.1555(5), or a qualifying improvement under s. 193.1555(5), has 
occurred. 

 
b. You may do any or all of the following: 

i. File a petition with your local value adjustment board (VAB). 
ii. File a lawsuit in circuit court. 

iii. Ask for an informal conference with your county property appraiser** to discuss your value or 
application for a property exemption or classification. By having an informal conference, you may be 
able to settle the issue without going to a hearing or going to court. At this informal conference, you 
may: 
1. Bring any documentation you have that may support a change in your assessment or eligibility 

for an exemption or property classification. 
2. Ask the property appraiser to present facts that support his or her assessment of your property or 

the denial of an application for an exemption or classification. 
**Having an informal conference with the property appraiser does not extend your deadline to 
file a petition with the value adjustment board. 

 
4) The VAB is charged with the duty of hearing all petitions filed with the VAB; in Hernando County, Special 

Magistrates are appointed to hold hearings and issue recommendations to the VAB on all petitions not 
withdrawn or settled. 

 
5) The VAB Clerk handles the administrative functions of the VAB. 

 
6) The VAB Attorney is hired to represent and counsel the VAB with regards to VAB functions and 

responsibilities. 
 
7) The VAB is comprised of two county commissioners, one school board member, one citizen member 

appointed by the Board of County Commissioners who owns homestead property in Hernando County, and 
one citizen member appointed by the school board who owns a business occupying commercial space 
located within the Hernando County school district. 

 
8) Other than filing a petition, a taxpayer also has the opportunity to participate in the system by: 

 
a. Appearing at a hearing or witnessing hearings (all are public). 
b. Appearing at VAB meetings (all are public and public comment is permitted during all meetings). 
c. Participating in rule development and training development handled by the Department of Revenue. 

 
This information is provided for general informational purposes only and does not contain all information 
necessary to fully understand the VAB process. More information may be found online by choosing "Value 
Adjustment Board" at the Hernando County Clerk's website: https://www.hernandoclerk.com/value-adjustment-board 

 
 
 
 

Revised 06-09-2020 
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If you disagree with the Property Appraiser’s valuation on your property, the Property 
Appraiser denied your application for an exemption or property classification, or the Tax 
Collector denied your application for homestead tax deferral, you have the right to file an 
appeal with the Value Adjustment Board. 

Value Adjustment Boards 
 

Each county has a Value Adjustment Board with five members 
who hear and decide petitions.  The Value Adjustment Board 
consists of two members of the county governing board, one 
school board member, and two citizen members. 
 
Since Hernando County has a population of more than 75,000, 
Special  Magistrates  conduct  the hearings and  recommend 
decisions to the Value Adjustment Board.  Special Magistrates 
are professionals qualified in property valuation, exemptions or 
classifications.   
 
 

When to File Your Petition 
 

For valuation appeals,  you must file a petition with the Value 
Adjustment Board Clerk  within 25 days  of the mailing of the 
Notice of Proposed Property Taxes (or TRIM Notice) by the 
Property  Appraiser.   These  notices  are  usually  mailed  to 
taxpayers in mid-August, but may vary by county. 
 

For exemption or classification appeals, you must file a petition 
with the Value Adjustment Board Clerk within 30 days of the date 
the denial notice was mailed by the Property Appraiser. These 
notices are usually mailed in June, but may vary by county. 
 
For tax deferral appeals, you must file a petition within 30 days 
after the mailing of the notice of disapproval.   
 

The Value Adjustment Board charges a  $15 fee for  filing  a  
petition.  In certain instances where a single, joint petition is filed 
on contiguous or substantially similar parcels, an additional $5 
fee shall be charged for each added parcel included on the joint 
petition.  All filing fees are non-refundable. 
 
 

After You File Your Petition 
 

After you file a petition with the Value Adjustment Board, and at 
least 25 days before your hearing, you will receive a notice with 
the date, time and location of your hearing.  Each party is entitled 
to reschedule a hearing one time,  for good cause ONLY,  by 
submitting a written request to the Value Adjustment Board Clerk 
before your scheduled hearing. 
 
 

Payment of Taxes 
 

Florida law requires the VAB to deny a petition if the taxpayer 
does not make a required payment before the taxes become 
delinquent, usually on April 1.  For an assessment or portability 
appeal, you are required to make a payment of at least 75% of 
your  ad  valorem  taxes.   For  an  appeal  of  classification,   
exemption,  or  whether an improvement  was  substantially  
complete on January 1, you must make a good faith payment of 
the taxes you believe you owe.  These requirements do not apply 
to a denial of tax deferral.  Additional information can be found on 
the VAB page of the Clerk’s website at www.hernandoclerk.com 
 
 

Exchange of Evidence 
 

Please see the Exchange of Evidence Informational Notice. 

 
 
 
Form Revised  01-08-2019 

At the Hearing 
  

You may represent yourself at the hearing.   Hearings  before  a 
Value Adjustment  Board or  Special  Magistrate are not         
proceedings  that  require  an  attorney or agent.   However,  
depending on the complexity or value of your property, you may 
want an attorney or tax agent to represent you.   
 

You or the Property Appraiser may ask that all witnesses be 
sworn in at the time of your hearing. 
 

You and the Property Appraiser’s Office will have an opportunity 
to present evidence to the Special Magistrate.   Be prepared to 
submit  a copy of all evidence  previously  presented to  the 
Property Appraiser to the Special Magistrate.  There will be no 
bias toward or against either party.  The hearing schedule will be 
followed  as  closely as possible without interfering with each 
party’s right to be heard. 
 

If your hearing has not started within two hours after it was 
scheduled, you are not required to wait.  Tell the clerk that you 
are leaving and the clerk will reschedule your hearing.   
 
 

After the Hearing 
 

The Special Magistrate will submit a recommendation to the  
Value Adjustment Board which will meet to make final decisions.  
The Value Adjustment Board Clerk will provide you with a copy of 
the recommendation and will notify you of the date, time, and 
place that the board will make its final decision. All meetings are 
open to the public. 
 
The Value Adjustment Board Clerk will notify you in writing of the 
final decision of the Value Adjustment Board. 
 

Pursuant to Florida Administrative Code 12D-9.025(4)(a) and 
Florida Statutes, Chapter 194.034(1)(c), no evidence shall be 
considered  by  the Board or Special Magistrate except when 
presented  and  admitted during the  time scheduled  for the  
petitioner’s hearing.   
 

You may file a lawsuit in Circuit Court if you do not agree with the 
decision of the Value Adjustment Board.  
 
 

Value Adjustment Board  processes are governed by  
Florida Statutes, Chapter 194 and Florida Administrative 
Code, Chapters 12D-9 and 12D-10.  
 
 

PETITIONS TO THE VALUE ADJUSTMENT BOARD   

Property Appraiser Contact Information 
201 Howell Avenue, Suite 300 
Brooksville, FL 34601 
(352) 754-4190 

       Email:       pa-vab@hernandocounty.us 
Website:  https://www.hernandopa-fl.us/PAWebSite/ 

Value Adjustment Board Contact Information  
20 N Main St, Room 362 
Brooksville, FL 34601 
(352) 754-4970 
Email:      vab@hernandoclerk.org   
Website:  www.hernandoclerk.com 
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Doug Chorvat, Jr. 

Clerk of Circuit Court & Comptroller - Hernando County  
20 N. Main Street, Room 362, Brooksville, FL 34601 - (352) 754-4970 

 
 

EXCHANGE OF EVIDENCE 
 

Pursuant to Florida Statutes, Chapter 194.011(4)(a) and Florida Administrative Code, Chapter 12D-9, 
the exchange of evidence is between the Petitioner and the Property Appraiser only!  You will need 
to submit your evidence to the Property Appraiser at least 15 days prior to your hearing date. 
 
 

DO NOT SUBMIT YOUR EVIDENCE TO THE CLERK. 
THE CLERK IS UNABLE TO ACCEPT YOUR EVIDENCE. 

 
 
Please submit all evidence directly to the Property Appraiser’s Office: 
Hernando County Property Appraiser, 
201 Howell Avenue, Suite 300, Brooksville, FL  34601 
Phone: 352-754-4190 
Fax: 352-754-4198 
Email address:  pa-vab@hernandocounty.us 
 
EVIDENCE TO BE SUBMITTED ON THE DAY OF YOUR HEARING 
Although you have already submitted your evidence to the Property Appraiser, in order for your evidence 
to be considered, you will also need to bring your evidence with you to the hearing and submit your 
evidence directly to the Special Magistrate on the day of your hearing.  Please do not to submit your 
evidence to the Clerk.  The Clerk is unable to accept your evidence. 
 
EXCEPTION: 
If You are Unable to Attend Your Hearing In Person 
An exception will be made if you are unable to attend the hearing in person but wish for your evidence 
to be considered in your absence.  In this case only, the VAB Clerk will hold your evidence and present 
it to the Special Magistrate on the day of your scheduled hearing.  
 
Please only provide evidence to the VAB Clerk only if you are unable to attend your hearing in person.  
The VAB Clerk will not be responsible for making any copies of your evidence, the VAB Clerk will only 
provide the Special Magistrate and Property Appraiser with the evidence packet in the exact form and 
quantity as it was provided to the VAB Clerk. 
 
Please keep in mind that although you may have submitted some evidence to the Property Appraiser, 
if the Property Appraiser asks for evidence in writing before the hearing but you refuse to provide it, the 
evidence cannot be used during the hearing.  If you wish to receive a copy of the Property Appraiser’s 
evidence, you must first submit your evidence to the Property Appraiser at least 15 days prior to your 
hearing AND request a copy of the Property Appraiser’s evidence in writing.   If you have submitted 
your evidence at least 15 days prior to your hearing and requested in writing that the Property Appraiser 
provide their evidence to you, the Property Appraiser must provide the information at least 7 days before 
the hearing.  If the Property Appraiser does not provide the information at least 7 days before the 
hearing, your hearing will be rescheduled upon request. 

 
Revised 01-08-2019 
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Doug Chorvat, Jr.
Clerk of Circuit Court & Comptroller - Hernando County  
20 N. Main Street, Room 362, Brooksville, FL 34601 - (352) 754-4970

TELEPHONIC HEARINGS POLICY 

The following procedures must be followed to participate telephonically in any hearing before the Hernando County 

Value Adjustment Board (VAB) Special Magistrate.  These local policies and procedures do not change, extend or 

shorten statutory evidence exchange requirements. All parties must comply with statutory evidence exchange 

requirements, and the local procedures set forth herein are for the production of evidence to VAB Administration only, 

and only for matters where telephonic hearings have been permitted. 

1. A request to participate telephonically must be received by the VAB no later than THREE (3) BUSINESS 
DAYS PRIOR TO THE SCHEDULED HEARING DATE to allow sufficient time to obtain the necessary 
approvals.   The request must be submitted on the local VAB form,  available at the VAB link on the 
Clerk’s website at: http://www.hernandoclerk.com/value-adjustment-board and e-mailed to 
VAB@HernandoClerk.org; o r  ma i l  to Hernando County Value Adjustment Board, 20 N. Main St., Room 
362, Brooksville, Florida 34601; or fax to (352) 754-4239.  By requesting a telephonic hearing, a 
party expressly agrees to the following procedures set forth below. 

2. Telephonic hearings will be scheduled only under the following circumstances: 
a)  The telephonic hearing is requested for fewer than ten (10) petitions, and either
      1.  The petitioner’s residence or place of business is more than 450 miles from the hearing location, 

OR 
      2.  The petitioner has a valid medical reason that does not allow him/her to be physically present. 

3. Upon receipt of the request for a telephonic hearing, so long as said request is granted, the VAB Clerk 
will provide the parties with procedures for telephonic hearings and will provide the party requesting a 
telephonic hearing with the telephone number to the Hearing Room in which the hearing will be held. 
a) Any and all parties and witnesses must appear in person, in the VAB Hearing Room, at the time of the 

scheduled telephonic hearing, unless a specific and timely request is made, in writing to the VAB 
Clerk, to appear by telephone. 

b) The party requesting a telephonic hearing shall call the Hearing Room at the time designated on their 
revised hearing notice. 

c) Remote parties (parties not personally present in the hearing room) shall not use a speaker phone 
during the telephonic hearing, as this may interfere with the recording of the hearing; clarity is of the 
utmost importance. 

d) If more than one party or witness is participating telephonically, parties shall identify themselves each 
time they speak so that all parties will know who is addressing the Special Magistrate at all times. 

e) The Special Magistrate will conduct all telephonic hearings according to Florida law and Florida 
Administrative Code 12D-9 and 12D-10. 

f) If a petitioner requests a telephonic hearing, the petitioner is still required to follow the sections of the 
Florida Statutes and the Florida Administrative Code which apply to the exchange of evidence.  All 
Evidence must be MAILED to the VAB Clerk at the address above.  The VAB Clerk cannot accept 
evidence via e-mail.

g) The party requesting a telephonic hearing must also specify in their request whether any witnesses 
will be presenting evidence, and whether said witnesses will be appearing by telephone or in person. 

h) Any and all parties and/or witnesses appearing by telephone for a VAB hearing must be sworn in at 
the commencement of the hearing by a notary public, and an affidavit affirming the same must be 
submitted to the VAB Clerk after the hearing, via email, no later than the end of the next business 
day.  All original affidavit documentation must be mailed to the VAB Clerk, via U.S. Mail or express 
courier, within seven (7) calendar days after the hearing.  A separate affidavit must be supplied for 
each party and/or witness appearing by telephone.  Affidavits for such purpose are provided on the 
VAB Clerk’s website at http://www.hernandoclerk.com/value-adjustment-board.  The failure to provide 
the affidavit(s) required herein shall result in the testimony provided by the remote attendees to be 
inadmissible. 

Rev.  12-20-2019 
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Doug Chorvat, Jr.
Clerk of Circuit Court & Comptroller - Hernando County  
20 N. Main Street, Room 362, Brooksville, FL 34601 - (352) 754-4970

HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
REQUEST FOR TELEPHONIC HEARING 

Hearing Location:  County Commission Chambers, Room 160, 20 N. Main St., Brooksville, Florida 34601

Petition No(s): ______________________    Original Hearing Date/Time: _______________________ 

TAXPAYER/AGENT INFORMATION

Name: ________________________________________________________________________________ 

Residence Address/Place of Business Physical Location: ________________________________________ 

    ______________________________________________________________________________________

Telephone: ____________________________________    Email: ________________________________

COMPLETE ALL THAT APPLY

Names of the parties/witnesses that will participate telephonically at the hearing:  __________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

Names of the parties/witnesses that will appear in person at the hearing:  _________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

By signing this request form, I understand and agree to the following: 

• I will have a notary present at my telephonic hearing to administer an oath and complete my Affidavit(s) 

• Telephonic hearings are requested for fewer than ten (10) petitions 

• Petitioner’s residence or place of business is more than 450 miles from the hearing location (or) 
Petitioner has a valid medical reason that does not allow him/her to be physically present. 

• Any and all evidence that the Taxpayer/Agent wishes to have considered at the hearing has been or will be exchanged 
with the Property Appraiser pursuant to Florida law AND one (1) additional HARD COPY of any such exchanged 
evidence will be MAILED to the VAB Clerk no later than seven (7) days prior to the corresponding hearing at the address 
indicated below.  The VAB Clerk cannot accept evidence via e-mail. 

• All other conditions described in the Hernando County Value Adjustment Board Telephonic Hearing Procedures are  
available at the Value Adjustment Board link at the Clerk's website:  http://hernandoclerk.com/value-adjustment-board

____________________________________ ________________________________         ____________________ 
Taxpayer/Agent (Circle One) Signature  Printed Name                       Date  

Request for Telephonic Hearing must be received by the VAB clerk no later than 
 three (3) business days prior to the scheduled hearing date.  Requests may be mailed to 

address above; or e-mailed to VAB@HernandoClerk.org;  or  faxed to (352) 754-4239 

*These local policies and procedures do not change, extend or shorten statutory evidence exchange requirements. 
All parties must comply with statutory evidence exchange requirements, and the local procedures set forth herein are for 
the production of evidence to VAB Administration only, and only for matters where telephonic hearings have been permitted. 
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Doug Chorvat, Jr. 

Clerk of Circuit Court & Comptroller - Hernando County  

20 N. Main Street, Room 362, Brooksville, FL 34601 - (352) 754-4970 

 

Hernando County Value Adjustment Board 

 Telephonic Hearing Sworn Affidavit 
 
Petition Number:  ____________________ 
 

 

I hereby swear and affirm that all statements made by me, ____________________________________, 

party/witness (Circle One) in the above referenced Hernando County Value Adjustment Board Petition, 

were the truth and nothing but the truth, during the telephonic hearing held in the Value Adjustment 

Board Hearing Room, on______________________, 20_____  at  _________ a.m./p.m. for the above 

referenced Hernando County Value Adjustment Board Petition. 
 

Signature: __________________________________ 

 
Printed Name: _______________________________  
 
 
 

ACKNOWLEDGEMENT 
 
State of _________________________County of _________________________ 
 
Before me, the undersigned authority, personally appeared____________________________________, 

who produced _______________________as identification, or who is personally known to me, and who 

by me was duly sworn, states that his/her testimony during the hearing for above referenced Hernando 

County Value Adjustment Board Petition was the truth and nothing but the truth. 

 

In witness my hand and official seal this ________day of _____________________, 20        . 

 

______________________________ 

Notary Public       (SEAL) 

 

 

This original notarized document must be submitted by e-mail to VAB@HernandoClerk.org after the 

hearing, no later than the end of the next business day. 

 

This original document must also be mailed to the address below within seven (7) days of the hearing date: 

Hernando County Value Adjustment Board 
20 N. Main Street, Rm 362 
Brooksville, Florida 34601 
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Hernando County VAB – Late File/Good Cause Review – 2023 

 

Petition Number 23-365 
Filing Date Petition states 3/21/24 

VAB rec’d complete on 4/18/24 
Forwarded to VAB Designee 4/23/24 after 5pm 

Review Date 4/30/24 – VAB Counsel had surgery 4/24/24 and was on bedrest 
Accept/Reject Reject 
Explanation This petition was dated 3/21/24, but not received complete by VAB 

Administration until 4/18/24. VAB Administration did not provide this matter 
to VAB Counsel for review until 4/23/24 after 5:00 pm, and VAB Counsel 
had surgery on 4/24/24 with a medical leave thereafter. This matter is being 
reviewed as early as possible. The deadline for filing this VAB petition in 
Hernando County was 9/8/23. Additionally, all hearings have concluded for 
the current VAB cycle and the Hernando County VAB held its 2023 Final 
Meeting on 3/15/24. This petition is severely untimely filed, and petitioner 
must submit a good cause statement in order for this petition to be considered 
for acceptance. Petitioner submitted a good cause statement on 4/18/24, after 
much prompting from VAB Administration, advising that petitioner’s mail 
and mailbox had been tampered with, that petitioner did not receive any 
notice with regards to the assessment of the property, and that petitioner was 
not aware of the increase in taxes. Petitioner did not provide any 
documentation proving the reporting of the alleged mail tampering. Petitioner 
did advise that petitioner was made aware of the mail tampering issues in 
October, 2023, and petitioner addressed the issue at that time by installing a 
locking mailbox. VAB Counsel attempted to review the TrIM notice from the 
PAO website to verify the TrIM mailing address, but the website was not 
operational due to a department-wide problem. The allegation of failure to 
receive a TrIM notice is not, by itself, good cause for a late filed petition. 
Further, if the PAO has incorrect addressing information, it is the 
responsibility of the taxpayer/petitioner to provide accurate addressing 
information to the PAO. VAB Counsel will also note that while the mailing of 
the tax bill is not a triggering event for a VAB petition filing, tax bills are 
mailed in November, and petitioner would have received their tax bill in their 
newly installed locking mailbox and would have had notice of the real estate 
taxes in November, 2023. This petition was not dated until March 21, 2024, 
many months after the mailing of the tax bills. While the VAB is certainly 
sympathetic to petitioner’s hardships, the VAB cannot consider hardship 
when applying the laws and rules which govern Florida Value Adjustment 
Boards. The VAB must rely on F.A.C. 12D-9.015(14)(a) for qualifiers for 
good cause determinations for late filed petitions. Petitioner has failed to 
show good cause for the untimely filing of this petition pursuant to F.A.C. 
12D-9.015(14)(a), and as such, this petition must be rejected. This review is 
final. 
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CAUTION: This email originated from outside the organization. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

From: Luke Walker
To: Heidi Kurppe
Subject: Re: Fw: Value Adjustment Good Cause Statement Needed
Date: Thursday, April 18, 2024 12:31:03 PM

What I am putting in the letter:  

To Whom it may concern, 

We purchased the property and put our family name “Walker” on the mailbox and changed our address with the
post office in 2022.  We did not know until October 2023 that the neighbors who sold us 20 of their 33 acres
were still using our mail box and address, and that the post office was disregarding that “Walker” was the
family name on the mailbox.  As soon as we realized our mailing address and mailbox was being used, our mail
was being taken, and the postal worker was delivering other people’s mail to our mailbox, I spoke with the local
authorities since the same neighbors were repeatedly trespassing. The cops advised us to get the fence
completed asap and put in a locking mailbox, which we did that very week.   

The point being, we never received any notice or knew of any changes in our taxes, having it increase from
approximately $1300 to over $8800, due to the criminal actions of our neighbors, which the cops advised us to
attempt to resolve with minimal conflict.  

We would like this to be taken into account and have time to get the needed changes to reflect that the property
as a commercial agricultural establishment.  

Thank you for your time and consideration.  

Luke Walker 
Walker Physics LLC
DBA Walker Farms 

22164 Snow Hill Road
Brooksville, FL 34601 
813-313-0690

On Thu, Apr 18, 2024 at 09:35 Heidi Kurppe <hkurppe@hernandoclerk.org> wrote:

Good Morning, Mr. Walker,

 

Your Late File Petition is not considered filed without the letter. We do not need your evidence as to why you
feel the value should be adjusted.

We need the letter stating why you are filing past the filing deadline of September 8, 2023. This will complete
your petition for review.

 

We must receive this Good Cause Letter for Late filing by 5pm on Friday, April 19, 2024. Without it, we will
be returning your petition and filing fee via Certified Mail.

 

Thank you,
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Heidi Kurppe 
Administrative Services | Administrative Services Supervisor 
Office of Doug Chorvat Jr., Clerk of Circuit Court and Comptroller
Phone: (352)754-4201 | Email: hkurppe@hernandoclerk.org
20 N Main Street, Brooksville, FL 34601
Visit our Website | Facebook | Twitter | How are we doing? | Property Fraud Alert

NOTICE:

Please note: Florida has a very broad Public Records Law. Most written communications to or from the Clerk's Office are
public records available to anyone upon request. Your e-mail, including your e-mail address, may therefore, be subject to
public disclosure.

Patricia Tapia
Administrative Services | Administrative Services Clerk I
Office of Doug Chorvat Jr., Clerk of Circuit Court and Comptroller
Phone: 352-754-4201 | Email: ptapia@hernandoclerk.org
20 N Main Street, Brooksville, FL 34601
Visit our Website | Facebook | Twitter | How are we doing? | Property Fraud Alert

NOTICE:

Please note: Florida has a very broad Public Records Law. Most written communications to or from the Clerk's Office are
public records available to anyone upon request. Your e-mail, including your e-mail address, may therefore, be subject to

CAUTION: This email originated from outside the organization. Do not click links or open
attachments unless you recognize the sender and know the content is safe.

 

 

 

 

From: Luke Walker <luke.d.walker@gmail.com>
Sent: Tuesday, April 16, 2024 7:33 PM
To: Patricia Tapia <ptapia@hernandoclerk.org>
Subject: Re: Fw: Value Adjustment Good Cause Statement Needed

 

 

Received, thank you.  I should have some time to write the points I listed on the forms in a letter format in the
following days.  

 

Thank you 

 

On Tue, Apr 16, 2024 at 16:47 Patricia Tapia <ptapia@hernandoclerk.org> wrote:
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public disclosure.

Patricia Tapia
Administrative Services | Administrative Services Clerk I
Office of Doug Chorvat Jr., Clerk of Circuit Court and Comptroller
Phone: 352-754-4201 | Email: ptapia@hernandoclerk.org
20 N Main Street, Brooksville, FL 34601
Visit our Website | Facebook | Twitter | How are we doing? | Property Fraud Alert

NOTICE:

Please note: Florida has a very broad Public Records Law. Most written communications to or from the Clerk's Office are
public records available to anyone upon request. Your e-mail, including your e-mail address, may therefore, be subject to
public disclosure.

 

 

From: Patricia Tapia
Sent: Monday, April 15, 2024 9:57 AM
To: luke.d.walker@gmail.com <luke.d.walker@gmail.com>

Subject: Value Adjustment Good Cause Statement Needed

 

It was brought to my attention that the 3rd page you included is your evidence. We need a letter
stating your reason for requesting a late file to send with your petition to the attorney to accept or
deny your request. Thank you, you can send the letter to this email address.

 

 

 

 

NOTICE:

Please note: Florida has a very broad Public Records Law. Most written communications to or from the Clerk's Office arepublic records available to anyone upon request. Your e-mail, including your e-mail address, may therefore, be subject topublic disclosure.
NOTICE: 
Please note: Florida has a very broad Public Records Law. Most written communications to or from the Clerk's Office arepublic records available to anyone upon request. Your e-mail, including your e-mail address, may therefore, be subject topublic disclosure.
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Hernando County VAB – Late File/Good Cause Review – 2023 

Petition Number 23-366 
Filing Date Petition dated by petitioner 6/3/24 

VAB rec’d complete on 6/7/24 
Forwarded to VAB Designee 6/7/24 @ 4:49 PM 

Review Date 6/10/24 
Accept/Reject Reject 
Explanation This petition was dated 6/3/24 and was received complete by VAB 

Administration 6/7/24. The deadline for filing this VAB petition in Hernando 
County was 9/8/23; this petition was filed nine months after the statutory 
filing deadline. Additionally, all hearings have concluded for the current VAB 
cycle, and the Hernando County VAB held its 2023 Final Meeting on 
3/15/24. This petition is severely untimely filed, and petitioner must submit a 
good cause statement in order for this petition to be considered for 
acceptance. Petitioner submitted a good cause statement dated 6/6/24, 
advising that petitioner experiences health issues which impact petitioner’s 
daily life and activities, that petitioner has a demanding work schedule which 
leaves petitioner with little time and energy to address personal matters, and 
that petitioner bears the financial responsibility of his entire household 
including a child with autism. Other than petitioner’s good cause explanation, 
petitioner did not provide any supporting documentation proving his health 
condition(s) or that said condition(s) limit his life in such a way that he was 
unable to file this petition any time prior to the filing date of 6/7/24. In 
reviewing the TrIM notice, the mailing address indicated on the TrIM notice 
(pulled from the PAO website) is identical to the address provided by 
petitioner for this petition, and the TrIM notice states clearly that the filing 
deadline for a VAB petition is 9/8/23. While the VAB is certainly 
sympathetic to petitioner’s hardships, the VAB cannot consider hardship 
when applying the laws and rules which govern Florida Value Adjustment 
Boards. Additionally, while petitioner alleges that his health affects his ability 
to accomplish personal tasks, postponing the filing of a VAB petition for nine 
months after the statutory filing deadline, and more than nine months after the 
TrIM notice mailing, cannot be viewed as a reasonable delay. The VAB must 
rely on F.A.C. 12D-9.015(14)(a) for qualifiers for good cause determinations 
for late filed petitions. Petitioner has failed to show good cause for the 
severely untimely filing of this petition pursuant to F.A.C. 12D-9.015(14)(a), 
and as such, this petition must be rejected. This review is final. 
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PETITION TO THE VALUE ADJUSTMENT BOARD 
REQUEST FOR HEARING 

DR-486 
R. 01/23 

Rule 120-16.002 
F.A.C. 

Eff. 01123 
Page 1 of 3 Section 194.011, Florida Statute$ 

You have the right to an informal conference with the properly appraiser. This conference is not required and does not 
change your filing due date. You can present facts that support your claim and the property appraiser can present facts 
that support the correctness of the assessment. To request a conference, contact your county property appraiser. 

For portability of homestead assessment difference, use lhe Petition to the Value Adjustment Board - Transfer of 
Homestead Assessment Difference - Request for Hearing Form (DR-486PORT). For deferral or penalties use the 
Petition to the Value Adjustment Board - Tax Deferral or Penalties - Request for Hearing Form (DR-486DP}. Forms are 
inco rated, b reference, in Rule 120-16.002, Florida Administrative Code. 

County HERNANDO Tax year 20 2...3 Date received 

The standard way to receive mformation is by US mail. If possible, I prefer to receive information by email D fax. 
am filing this petition after the petition deadline. I have attached a statement of the reasons I filed late and any 
documents that su ort m statement. 

D I wiU not attend the hearing but would like my evidence considered. (In this instance only, you rnust submit duplicate copies of 
your evidence to the value adjustment board clefk. Florida law allows the property appraiser to cross examine or ~ect to your 
evidence. The VAB or special magistrate ruling will occur under ttle same statutory guidelines as if you were present) 

Type of Property l:itRes. 1-4 units D lrdJsuia and miscelaneous D High-water recharge D Histn:..c0111erialeyrnµolf 
D Commercial D Res. 5+ units D Agnlltural ordassified use D Vacant lots and acreage D Busmssmcdiley, ~ 
PART 2. Reason for Petition 

~eal property value 
D Denial of classification 
0 Parent/grandparent reduction 
0 Property was rd substantia!ly complete on January 1 
0 Tangible personal properly value (You must have timely filed a 

return required by s.193.052. (s.1 94.034, F.S.)) 
D Refund of taxes for catastrophic event 

lition. 

D Denial of exemotion Select or enter tvoe: 

D Denial for late filing of exemption or classification 
Include a date-stamped copy of app /cation.) 

0 Qualifying improvement (s. 193.1555(5). F.S.) or change of 
cmnership or control (s. 193.155(3), 193.1554(5), or 
193.1555(5), F.S.) 

D Check here if this is a joint petition. Attach a list of units. parcels, or accounts with the property appraiser's 
determination that they are substantially similar. (s. 194.011(3)(e), (f), and (g), F.S.) 

[2jl' Entet the time (i minu es) you think you need to present your case. Most hearings take 15 minutes. The VAB is not bound 
by the requested lime. For s-1gle joint petitions for multiple units, parcels, or accounts. provide the lime needed for the entire 
groop. 

D t..iy 'lt.vitnesse or I not be available to attend on specific dates. I have attached a list of dates. 

You ha e ttte ng to exchange evidence with the property appraiser. To initiate the exchange. you must submrt your 
eviderrce directfy to the proµefty appraiser al least 15 days before the hearing and make a written request for the property 
.appraiser's evidence. At the hearing, you have the right to have witnesses sworn . 
You have the right regardless of whether you initiate the evidence exchange, to receive from the property appraiser a copy 
of your property reca-d card conta ining information relevant to the computation of your current assessment, with confidential 
infonnation redacted. \\'hen the property appraiser receives the petition, he or she will either send the property record card 
to • how to obtain it online . 

Your petition will not be complete until you pay the filing fee. When the VAB has reviewed and accepted it, they will assign 
a number, send you a confinnalion, and give a copy to the property appraiser. Unless the person filing the petition is 
completing part 4 . lhe taxpayer must sign the petition in part 3. Alternatively, the taxpayer's written authorization or power 
1i\<ttJP.l N,il'll'ar~Pan the petition at the time of filing with the signature of the person filing the petition in part 5 (s. 
"194:.UY h. . . t'l>}ease complete one of the signatures below. 
JUH 07,. ~24 H01 :25 :21 

Hernando Co Clerk of Court 
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DR-486PORT 
R. 04/18 

Page 2 

PART3. T __ Siwaalure 
ComJiele part 3 if~ are ~esenting yourself or if you are authorizing a representative listed in part 5 to represent you 
without attaching a completed power of attorney or authorization for representation to this form. 
Written authorization from the taxpayer is required for access to confidential information from the property appraiser or 
lax pollectoc 
01 authorize the person I appoint in part 5 to have access to any confidential information related to this petition. 
Under penalties of perjury, I declare that I am the owner of the property described in this petition and that I have read 
this petition and the facts stated in it are true. 

I 1.-'•>n.,,-- (, } '4C~ 

t Signature. taxpayer 

PART 4. Employee, Attorney, or Licensed Professional SiQnature 

Print name 

, ., 
Date 

Complete part 4 rr you are the taxpayer's or an affiliated entity's employee or you are one of the following licensed 
representatives. 

I am (c.fJed'. any oox tlil0I ~); 

0 An empjo.yee: cf (taxpayer or an affiliated entity). 

D A Florida Bar licensed attorney (Florida Bar number ). 

0 A Florida real estate appraiser licensed under chapter 475, Florida Statutes (license number 

DA Ronda real estate broker licensed under chapter 475, Florida Statutes (license number 

0 A Ronda certified l)Ublic accountant licensed under chapter 4 73 , Florida Statutes (license number 

I understand that • en authonzation from the taxpayer is required for access to confidential information from the 
property appraiser or tax collector-. 

). 

). 

) 

Under penalties of petj I certify that I have authorization lo file this petition on the taxpayer's behalf, and I dedare that I 
am the owner's authorized repr-esentative for purposes of filing this petition and of becoming an agent for service of 
process under s. 94.011(3)(h). Florida Statutes, and that I have read this petition and the facts stated in it are true. 

i 

Si:gnau.lre. representa tive Print name Date 

' 

PART 5. Unlicensed Representative SiQnature 

Complete part 5 if you are an authorized representative not listed in part 4 above. 

D I am a compensated representative not acting as one of the licensed representatives or employees listed in part 4 
above AND check one) 

0 Attached IS a powes- of attorney that conforms to the requirements of Part II of Chapter 709, F.S .. executed with the 
itaxpayer's aulhorfized signature ORD the taxpayer's authorized signature is in part 3 of this form. 

0 I am an uooompei!l.Sated representative filing this petition AND (check one) 

0 tlle taxpayer's aulhorizatioo is attached OR D the taxpayer's authorized signature is in part 3 of this form. 

I ooderstat!\d that wm:teo authonzation from the taxpayer is required for access to confidential information from the 
property appraiser or I.ax oolector-. 

Under penalt.leS of perjury, I dEdare that I am the owner's authorized representative for purposes of filing this petition and 
of beoarning an agen for service of process under s. 194.011(3)(h), Florida Statutes, and that f have read this petition and 
the fadts staled , , it are true. 

Signature. representative Print name Date 
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·alue djus tment Board 
Hernando County 
20 . Main Street 
Brooksvi lle. FL 3460 I 

Dear Member.,; of th Value Adjustment Board. 

SubJe<:l: Rcqu :t for Con ·ideration of Late Petition Filing 

Jason G. Williams 
I I 049 Bellro" er Street 
Spring Hill. Fl, 34608 

shrimperjason(g, gma il .com 
352-397-6255 

June 6, 202-t 

1 am ,..,Ti ting to fom,aJly request the acceptance of my la te petition for property tax adjustment. I 
deeply re~lfl."'t the dday in filing and hope you wi ll consider my circumstances and !:,:rrant my 
request_ 

Over ihe pa'5t yt."M. I have faced numerous cha llenges that have significantly impacted my ability 
to manag~ my r~ ipODSib ilities and meet deadlines. Firstly, I have been chronically ill with 
Hepatitis C which las c aused prolonged periods of weakness and limited my ability to complete 
tasks efficient!_. Th physical and emotional toll of thi _ illness ha been substantial. affecting my 
o,:eraJI producuvi1 · .1u.d capacity to stay organized. 

In ad<li110n io my heaidt i • ·ues. I ha ·e a demanding work schedule that requires my full 
attenti.on.. My job responsibilities are extensive and time-consuming often le~n-ing me with little 

g)' lin:re Jo -&cl _·s p rsonal m Hers. TI> demands of my job, coupled ,v11h my heaJd1 
condjtion. kn-·e made it incrcdibl difficult to ba lance my professional and personal life 
effectivel -

Furthemmre. r bear the financial re. ponsibility fo r my entire household, which includes caring 
for a child with wis 1. This responsibility adds a. ignificant layer of comp le. ity and . tre. to 
my daily life. a::· I stn\ic to provide the best care and support for my child. The financial strain of 
managing househ~ld peoses. coupled with the cost of speciali zed care for my child, has placed 
.an rmou.s burden ..->!ll me. 

Gi,ei1 thes; ·· ciocunlitln ·es, I am unable to afford my property taxes as they currently stand. The 
foJa ,-: 1 ~ a~ p;.rv,~ by a property rnx adjustment is crucial for me lo continue supporting my 
family and managing my health . 

I_ incerely requ ·t khat you consider my petition for a late filing based on the hardships I have 
outlined. Ace ring my late petition wou ld greatly alleviate some of the financial pressures I am 
f. ing and aJfo•'-\ ! ro better care for my family and manage my health conditions. 

Thank you for your understanding and consideration of m request. I am hopeful that you will 
grant my pdtti n and prnvide the necessary support during this challenging time. 

m~-r- y. 
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Notes:

Document Type:

Service Information

VAB

23-366
Amount:

Service Fee:

Total:

Name on Card:

Card Number:

Payment Amount

$15.00

$0.53

$15.53

Credit Card Info

Jason Williams

************3465

BCC Records  - Receipt

Your payment has been successfully processed

BCC Records  Receipt Number: 35559220

06/07/2024 11:16 AM

There is a non-refundable 3.5% fee per transaction to provide this service.
This service fee is charged by MyFloridaCounty.com.

Your Credit Card Statement will display the vendor name of MyFloridaCounty.com for billing details.
For Information on refunds or for general inquiries, please call customer support on (877) 326 8689.

6/7/24, 1:16 PM MyFloridaCounty Payment Service

https://www.myfloridacounty.com/myflc-pay/otc/receipt.do 1/1
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Exem.Flag:
Key#: Levy Code:

Parcel Location:
Parcel Number:

2023

11049 BELLTOWER ST
SPRING HILL FL 34608-2010

00660207

WILLIAMS JASON G

*EX*

SPRING HILL UNIT 18
BLK 1189 LOT 21

CWES

11049 BELLTOWER ST
R32 323 17 5180 1189 0210

2022 2022 2023 2023 2023 2023

6.991200 6.6997006.261400   9/12/23 5:01PM COMM CHMBRS 352-754-4004$2,805.21 $2,467.71$2,306.27General Fund

By State Law:
3.277000 3.0920002.947600   9/05/23 5:01PM SCHL BRD RM 352-797-7000$1,314.89 $1,216.18$1,159.39

 Local Effort

0.809100 0.8091000.724600   9/12/23 5:01PM COMM CHMBRS 352-754-4004$324.65 $298.02$266.89Transport Trust

By Local Board
3.248000 3.2480002.022100   9/05/23 5:01PM SCHL BRD RM 352-797-7000$1,303.25 $1,277.54$795.36

 Discretionary

0.226000 0.2043000.204300 9/12/23 5:01 PM TAMPA OFFICE 1-800-423-1476$90.68 $75.25$75.25

Countywide

0.110200 0.1102000.098700   9/12/23 5:01PM COMM CHMBRS 352-754-4004$44.22 $40.59$36.35County Health

0.113900 0.1139000.102000   9/12/23 5:01PM COMM CHMBRS 352-754-4004$45.70 $41.95$37.57Stormwater

0.910000 0.9100000.815000   9/12/23 5:01PM COMM CHMBRS 352-754-4004$365.14 $335.18$300.19Emer Med Svcs

15.685400 15.18720013.175700$6,293.74 $5,752.42$4,977.27

$194.88County HCUD - Garbage Collection 352-754-4112
$320.72County Fire Rescue-Hernando County Fire 352-540-4353
$14.00County Street Lighting-Public Works 352-754-4060
$94.91County HCUD - SW Disposal (Landfill) 352-754-4112

$624.51

$6,293.74 $5,752.42$4,977.27

SAVE OUR HOMES CAP APPLIES TO ALL LEVIES: $0
HOMESTEAD APPLIES TO ALL LEVIES: $25,000
ADDITIONAL HOMESTEAD APPLIES TO NON-SCHOOL LEVIES: $25,000

$547.13 $624.51$624.51
$6,840.87 $6,376.93$5,601.78

2022 2023 2022 2023
$401,249 $418,332COUNTY $50,000$401,249 $418,332 $401,249 $368,332
$401,249 $418,332PUBLIC SCHOOLS $25,000$401,249 $418,332 $401,249 $393,332
$401,249 $418,332SWFWMD $50,000$401,249 $418,332 $401,249 $368,332

2022 2023 2022 2023

September 08, 2023
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Value Adjustment Board (VAB) Historical Information 
 
 

    Petitions Filed      Withdrawn        Settled         Heard       Granted 
 
2009:    249    166    N/A   89    7 
2010:    354      45   98             208   34 
2011:   236      63   70           114   32 
2012:   255      96   66   92   33 
2013:    169      44   40   85   29 
2014:   137      60   24   57   16 
2015:    116       33   17   66   15 
2016:    81      49    7   22    7 
2017:   122      76                          12                            35                              4 
2018:   108      45                          13                            50   16 
2019:   113      54    22    37                              6 
2020:   216    107    48   61     8 
 
2021:   *171      66                            1                            102                            23 
                                        *2 were late filed petitions 
          
2022:   328   89     2   229   52 
   *8 were late filed petitions 

 
2023:   366   95     7   256   95   
   *11 were late filed petitions (9 prior to and 2 after Final meeting on 3/15/24)  
 
2024:   TBD   TBD     TBD   TBD   TBD  
 
 
 
 
 
 
 
 
Revised:  7/9/2024 
Z:\!ADMINISTRATIVE SERVICES\!VAB\!!VAB PETITIONS\Historic 2008 to 2022 
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   Special Magistrate Charges               County Share                School District Share  
              (3/5ths)(60%)               (2/5ths)(40%)    
 

2011:    $ 24,282.28       $ 14,569.37   $   9,712.91    
2012:    $ 26,868.31       $ 16,120.99   $ 10,747.32 
2013:    $ 21,303.75       $ 12,782.25   $   8,521.50 
2014:    $ 13,991.90       $   5,596.76   $   8,395.14 
2015:    $ 16,702.47       $ 10,021.48   $   6,680.99 
2016:    $ 10,826.45       $   6,495.87   $   4,330.58 
2017:    $   9,382.20                                      $   5,629.32                                $   3,752.88 
2018:    $ 18,633.15       $ 11,179.89   $   7,453.26 
2019:    $ 14,031.25       $   8,418.75   $   5,612.50 
2020:    $ 19,007.95       $ 11,404.77   $   7,603.18 
2021:    $ 17,115.72       $ 10,269.43                                $   6,846.29 
2022:    $ 35,034.00       $ 21,020.40   $ 14,013.60 
2023:    $ 48,835.81       $ 29,301.49   $ 19,534.32 
2024:           TBD              TBD             TBD 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Revised:  7/9/2024 
Z:\!ADMINISTRATIVE SERVICES\!VAB\!!VAB PETITIONS\Historic 2008 to 2022 
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HERNANDO COUNTY VALUE ADJUSTMENT BOARD – 2024 
VERIFICATION OF VAB COMPLIANCE – PREHEARING CHECKLIST 

(to supplement Forms DOR-488p) 
 

Information to be verified prior to or during the Organizational Meeting, and pursuant to  
F.S. §194.011(5), F.A.C.§12D-9.013 and F.A.C.§12D-9.014 Verification: 
 

Date Criteria 
HEC 
7/5/24 

VAB comprised of two (2) County Commissioners, one (1) School Board Member, one (1) 
Citizen Member appointed by the BOCC and one (1) Citizen Member appointed by the 
School Board - Organizational Meeting Agenda Items A3 and B; Ex. 1; Ex. 2; Ex. 3; 
Ex. 4; Verbatim 

HEC 
7/5/24 

VAB Attorney verified that Citizen Members met all criteria pursuant to F.S. §194.015 and 
F.A.C. §12D-9.004 - Organizational Meeting Agenda Item P3; Ex. 3; Ex. 4; Verbatim 

HEC 
7/5/24 

VAB Attorney meeting the requirements of F.S. §194.015 has been appointed or ratified - 
Organizational Meeting Agenda Item G; Verbatim 

HEC 
7/5/24 

VAB Attorney verified that no VAB members represent other governmental entities or 
taxpayers in any administrative or judicial review of property taxes - Organizational 
Meeting Agenda Item P3; Ex. 3; Ex. 4; Verbatim 

HEC 
7/5/24 

VAB Attorney verified that citizen members are not members or employees of a taxing 
authority for the current VAB session - Organizational Meeting Agenda Item P3; Ex. 3; 
Ex. 4; Verbatim 

HEC 
7/5/24 

The organizational meeting, as well as any other board meetings, will be or were noticed in 
accordance with F.S. §286.011, and will be held in accordance with law - Organizational 
Meeting Agenda Item C, Verbatim; VAB Attorney oversees throughout VAB session 

HEC 
7/5/24 

The organizational meeting notice includes the date, time, location, purpose of the meeting, 
and information required by F.S. §286.0105 - Organizational Meeting Agenda Item C; 
Verbatim 

HEC 
7/5/24 

The DOR’s uniform value adjustment board procedures, were made available at the 
organizational meeting and copies were provided to special magistrates and board members 
- Organizational Meeting Agenda Item M5; Verbatim 

HEC 
7/5/24 

The DOR’s uniform policies and procedures manual is available on the existing website of 
the board clerk - Organizational Meeting Agenda Item M5; Ex. 5; Verbatim 

HEC 
7/5/24 

The qualifications of special magistrates were verified - Organizational Meeting Agenda 
Item H; Verbatim 

 VAB Attorney has received DOR training and has passed the corresponding exam - 
Organizational Meeting Agenda Item G; Ex. 6; Verbatim 

 All appointed special magistrates have received the DOR training and have completed the 
same and passed any corresponding exam, and special magistrates with less than five years 
of required experience successfully completed the DOR’s training including any updated 
modules and an examination, and were certified - Organizational Meeting Agenda Item 
H; Ex. 7; Verbatim 

HEC 
7/5/24 

The selection of special magistrates was based solely on proper experience and 
qualifications and neither the property appraiser nor any petitioners influenced the selection 
of special magistrates - Organizational Meeting Agenda Item H; Verbatim 

HEC 
7/5/24 

The VAB is willing to consider any written complaint filed with respect to a special 
magistrate by any party or citizen - Organizational Meeting Agenda Item P3; Verbatim 

HEC 
7/5/24 

All procedures and forms of the board or special magistrate are in compliance with F.S. 
§194 and F.A.C. §12D-9 - Organizational Meeting Agenda Items N and P3; Verbatim 

 Notice(s) have been given to the chief executive officer of each municipality as provided in 
F.S. §193.116 – Ex. 8 
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HEC 
7/5/24 

The VAB is in compliance with F.S. §194 and F.A.C. 12D-9 - Organizational Meeting 
Agenda Item P3, Verbatim; VAB Attorney oversees throughout VAB session 

Date Organizational Meeting:  July 25, 2024 
 The VAB held organizational meeting prior to the holding of value adjustment board 

hearings Organizational Meeting Agenda Items C and H4; Verbatim 
 The VAB introduced the members of the board and provided contact information - 

Organizational Meeting Agenda Items A3 and B; Verbatim 
 The VAB introduced the board clerk and any designee of the board clerk and provided the 

board clerk’s contact information - Organizational Meeting Agenda Items A3, B and G2; 
Verbatim 

 The VAB appointed and/or ratified special magistrates - Organizational Meeting Agenda 
Item H; Verbatim 

 The VAB made F.A.C. 12D-9 available to the public, special magistrates and board 
members, containing the uniform rules of procedure for hearings before value adjustment 
boards and special magistrates – available at organizational meeting and on the website of 
the board clerk - Organizational Meeting Agenda Item M1; Ex. 5; Verbatim 

 The VAB made F.A.C. 12D-10 available to the public, special magistrates and board 
members, containing the rules applicable to the requirements for hearings and decisions – 
available at organizational meeting and on the website of the board clerk - Organizational 
Meeting Agenda Item M1; Ex. 5; Verbatim 

 The VAB made the requirements of Florida’s Government in the Sunshine / open 
government laws including information on where to obtain the current Government-In-The-
Sunshine manual available to the public, special magistrates and board members – available 
at organizational meeting and on the website of the board clerk - Organizational Meeting 
Agenda Item M4; Ex. 5; Verbatim 

 The VAB made F.A.C. 12D-51.001, 12D-51.002 and 12D-51.003 available to the public, 
special magistrates and board members – available at organizational meeting and on the 
website of the board clerk - Organizational Meeting Agenda Item M2; Ex. 5; Verbatim 

 The VAB made the associated forms that have been adopted by the DOR available to the 
public, special magistrates and board members – available at organizational meeting and on 
the website of the board clerk - Organizational Meeting Agenda Item M6; Ex. 5; 
Verbatim 

 The VAB made all local administrative procedures and forms of the board or special 
magistrates available to the public, special magistrates and board members – available at 
organizational meeting and on the website of the board clerk - Organizational Meeting 
Agenda Item N; Ex. 5; Verbatim 

 The VAB made F.S. Chapters 192-195 available to the public, special magistrates and board 
members as reference information containing the guidelines and statutes applicable to 
assessments and assessment administration – available at organizational meeting and on the 
website of the board clerk - Organizational Meeting Agenda Item M3; Ex. 5; Verbatim 

 The VAB discussed, took testimony on and adopted or ratified with any required revision or 
amendment any local administrative procedures and forms of the board, as necessary - 
Organizational Meeting Agenda Item N; Verbatim 

 The VAB local procedures are ministerial in nature and are not inconsistent with governing 
statutes, case law, attorney general opinions or rules of the department - Organizational 
Meeting Agenda Items N and P3; Verbatim 

 The VAB discussed general information on Florida’s property tax system, respective roles 
within this system, taxpayer opportunities to participate in the system, and property 
taxpayer rights – this issue has a separate agenda item, supplemented with additional local 
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informational handouts; this discussion will be reflected in the verbatim record and minutes 
- Organizational Meeting Agenda Item M7; Verbatim 

 The VAB adopted/ratified, by resolution, any filing fee for petitions for the current VAB 
session, in an amount not to exceed $15.00 - Organizational Meeting Agenda Item J; 
Verbatim 

 The VAB announced the tentative schedule for the value adjustment board, taking into 
consideration the number of petitions filed, the possibility of the need to reschedule and the 
requirement that the board stay in session until all petitions have been heard - 
Organizational Meeting Agenda Item H4; Verbatim 

 
I, Holly E. Cosby, Esq., Hernando County Value Adjustment Board Attorney, hereby verify the following on 
July 5, 2024: 

1) that the above information regarding pre-hearing and pre-organizational requirements were verified, 
reviewed, and considered on July 5, 2024,  

2) that the Organizational Meeting for the Hernando County 2024 VAB Session was held on July 25, 
2024, and the above information regarding organizational meeting requirements was verified, 
reviewed, and considered at said meeting, and  

3) that hearings for the Hernando County 2024 VAB Session will commence on or after October 11, 2024. 
 
 
        
Holly E. Cosby, Esq. 
 
I, Holly E. Cosby, Esq., Hernando County Value Adjustment Board Attorney, hereby verify the following on 
July 25, 2024: 

1) There are three (3) items above, which could not be verified before or during the organizational 
meeting, which are: 

a. VAB Attorney has received the DOR training and has passed the corresponding exam,  
b. All appointed special magistrates have received the DOR training and have completed the 

same, and special magistrates with less than five years of required experience successfully 
completed the DOR’s training including any updated modules and an examination, and were 
certified, and 

c. Notice has been given to the chief executive officer of each municipality as provided in F.S. 
§193.116. 

2) Items 1(a) and 1(b) could not be verified because the current DOR training was not available before 
the organizational meeting, 

3) Item 1(a) will be verified as soon as the DOR training is released and VAB Attorney is able to 
complete the same, which will be done in a prompt and timely manner, 

4) Item 1(b) will be verified prior to special magistrates holding VAB hearings in Hernando County, 
5) Item 1(c) could not be verified because no VAB hearings had been scheduled prior to the 

organizational meeting, for such notices to be required. 
6) Once the above referenced, unverified items are able to be verified, VAB Counsel will provide the 

VAB with documentation and continued updated verification for the same. 
 
 
       
Holly E. Cosby, Esq. 
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 1 Approved:  11/28/2023  
   

BOARD OF COUNTY COMMISSIONERS 
2023-2024 COMMITTEE ASSIGNMENTS 

 
 
 
COMMISSIONER BETH NARVERUD  
Early Learning Coalition Board of Directors – Member 
Fine Arts Council – Liaison 
Hernando County Community Alliance – Member 
Hernando County School Board - Liaison 
Metropolitan Planning Organization (MPO) – Member 
Springs Coast Steering Committee – Member 
Small County Coalition – Member 
Suncoast Transportation Planning Alliance Board – Member 
Withlacoochee Regional Water Supply Authority (WRWSA) – Member 
 
COMMISSIONER BRIAN HAWKINS  
Fair Association – Liaison 
Hernando County Community Alliance – Liaison 
Local Emergency Planning Council (LEPC) – Member 
Metropolitan Planning Organization (MPO) – Alternate Member  
Salvation Army – Member  
Southwest Florida Water Management District (SWFWMD) – Liaison 
Tampa Bay Regional Planning Council (TBRPC) – Member 
TBRPC Executive Budget Committee – Member  
TBRPC Regional Cooperative Alliance – Member  
Tourist Development Council (TDC) – Member 
 
COMMISSIONER JOHN ALLOCCO 
ACCESS 67 
Consortium Oversight Board 
Gulf Consortium Board of Directors (RESTORE Act) – Member  
Gulf Consortium Finance and Budget Subcommittee – Member  
Juvenile Justice Fifth Judicial Circuit Advisory Board – Member 
Juvenile Justice Subcommittee of Hernando County Community Alliance – Member 
Metropolitan Planning Organization (MPO) – Member 
Substance Abuse Advisory Board – Member 
Transportation Disadvantaged Local Coordinating Board (TDLCB) – Chair/Member 
Value Adjustment Board – Chair/Member 
 
COMMISSIONER JERRY CAMPBELL 
Affordable Housing Advisory Committee (AHAC) – Member 
Canvassing Board – Member 
Florida Forest Service Management Plan Advisory Group (MPAG) – Member 
Medical Examiner – Member 
Metropolitan Planning Organization (MPO) – Vice Chair/Member 
Public Safety Coordinating Council – Member 
Small County Coalition – Member 
Suncoast Transportation Planning Alliance – Alternate 
Withlacoochee Regional Water Supply Authority (WRWSA) – Member 
 
COMMISSIONER STEVE CHAMPION 
Brooksville Main Street - Liaison 
Metropolitan Planning Organization (MPO) – Member 
Metropolitan Planning Organization Advisory Council (MPOAC) – Alternate Member 
Mid Florida Community Services Governing Board – Member 
Pasco-Hernando Workforce Board (CareerSource Pasco Hernando) – Liaison  
Robert Whitmore Board of Directors – Member 
Safety Council – Member  
Value Adjustment Board – Member 
Waterways Advisory Committee – Liaison 
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HHernando County School District
CCommittee List for Board Members

as of 10/31/23

Committee Facilitator
Current Board Member 

Serving
Current Alternate Board Member to Serve Alternate to Serve

FSBA Advocacy Committee Board Committee M. Johnson S. Rodriguez

Small School District Council Consortium Liaison Board Committee M. Johnson S. Rodriguez
Value Adjustment Board (VAB) Board Committee M. Johnson G. Guadagnino
Value Adjustment Board (VAB) – Citizen 
Appointed by School Board

Board Committee

Achievement Gap Committee Gina Michalicka L. Prescott S. Duval/M. Johnson
Anti-Bullying Committee Jill Kolasa G. Guadagnino
Calendar Committee Karen Jordan S. Duval
Capital Funds Committee Sean Arnold S. Duval S. Rodriguez
COE Review Team Sophia Watson L. Prescott
CTE Advisory Committee Beth Lastra G. Guadagnino S. Duval
District Safety Team Committee Jill Renihan S. Duval S. Rodriguez
ESE Advisory Committee Anna Jensen L. Prescott G. Guadagnino
Family And Community Engagement (FACE) 
Advisory Committee

Angela Kennedy S. Duval G. Guadagnino

Half Cent Sales Tax Committee Brian Ragan M. Johnson
Hernando Community Coalition Tresa Watson L. Prescott

Hernando County Education Foundation Tammy Brinker G. Guadagnino/S. Rodriguez L. Prescott

Inclusion Committee Anna Jensen L. Prescott
Insurance Committee Awilda Fonte S. Duval

Planning and Growth Committee (District) Jim Lipsey S. Duval M. Johnson

Professional Services Advisory Committee (PSAC) Brian Ragan S. Rodriguez

STC Advisory Committee Sophia Watson G. Guadagnino L. Prescott
Truancy Committee Jill Kolasa L. Prescott

Liaison to the BOCC/Interlocal S. Duval S. Rodriguez

Liaison to the Sheriff G. Guadagnino M. Johnson/S. Rodriguez

Liaison to the Legislators G. Guadagnino S. Rodriguez
Priority #1 Student Success
Priority #2 Talent Management
Priority #3 Community Connection

Priority #4 Fiscal Stability and Capital Planning

Priority #5 Safe and Healthy Learning 
Environment

Note:  If a board member cannot attend a scheduled committee meeting, he/she must notify the alternate

Board appointed citizen to serve: Mr. Matt Mulvaney Board appointed citizen to serve:                    
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2024 HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
VERIFICATION OF BOCC CITIZEN MEMBER QUALIFICATIONS 

 
Name of Applicant: Thomas E. Beisacher 
 
Position of Interest: Citizen Board Member Appointed by Board of County Commissioners (BoCC) 
 
New Applicant:     N  Returning Applicant:   Y 
 
Application Received:   Y (6/28/10) Application Reviewed:  Y (7/27/10 
               & 6/9/21) 
F.S. §194.015 and F.A.C. §12D-9.004 Verification (performed by HEC on 7/5/24): 
 

Y/N Criteria 
Y Own homestead property in Hernando County? 
Y Verified Address of Homestead: (from HernandoPA-FL.US) 

12133 CAVERN ROAD 
SPRING HILL, FLORIDA 34609 

N Member of a taxing authority in Florida? 
N Employee of a taxing authority in Florida? 
N Represents property owners, property appraisers, tax collectors, or taxing 

authorities in any administrative or judicial review of property taxes? 
 
Prior Service Comments/Concerns: Applicant has been, and continues to be, a wonderful and helpful addition 
to the VAB since the 2011 VAB session. VAB Counsel has served the Hernando VAB since 2017 and feels 
that the Applicant has been an invaluable part of the VAB process. 
 
Concerns/Potential Conflicts/Additional Comments: VAB Counsel reviewed Applicant’s application and 
resumé, and although it is dated twelve years ago, all information remains consistent. VAB Counsel verified 
homestead status on July 5, 2024. VAB Counsel and VAB Administration believe that Applicant will continue 
to be a wonderful and valuable part of the Hernando County VAB and find no conflicts of interest in 
Applicant continuing to serve on the same. VAB Counsel performed thorough research in 2021 and provided 
the VAB with a complete compliance packet. Continuing forward, a homestead check and confirmation of 
appointment by the BoCC should be sufficient to maintain compliance.  
 
Supplements Attached:  Proof of Homestead (recheck for 2024), July 5, 2024, BoCC Minutes Confirming 
Reappointment – November, 2023 
 
Date Applicant appointed by BoCC: July 27, 2010 – continuous until resignation  
 
I, Holly E. Cosby, Esq., Hernando County Value Adjustment Board Attorney, hereby verify the following: 

1) that the above information has been verified, reviewed and considered on the 5th day of July, 2024,  
2) that the Applicant continues to be qualified to serve as Citizen Board Member Appointed by BoCC,  
3) that this review has been based solely upon the experience and qualifications of the Applicant,  
4) that the approval of the Applicant is not influenced by the property appraiser,  
5) that pursuant to Section 287.05701, Florida Statutes, the Value Adjustment Board has not requested 

documentation of and has not considered Applicant’s social, political, or ideological interests when 
determining if the Applicant is a responsible appointee, and  

6) that the approval of the Applicant is not influenced by any party or potential party to a VAB proceeding 
or by any such party with an interest in the outcome of any such proceeding. 

 
      
Holly E. Cosby, Esq. - VAB Counsel 

Holly E. Cosby, Esq.
Digitally signed by Holly E. Cosby, Esq. 
DN: cn=Holly E. Cosby, Esq., o=Law Office of Holly E. Cosby, PA, 
email=holly@cosbylaw.com, c=US 
Date: 2024.07.05 16:33:16 -04'00'
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Page 1 of 1 

2024 HERNANDO COUNTY VALUE ADJUSTMENT BOARD 
VERIFICATION OF SCHOOL BOARD CITIZEN MEMBER QUALIFICATIONS 

 

Name of Applicant: Matt Mulvaney 
 

Position of Interest: Citizen Board Member Appointed by School Board 
 

New Applicant:     N  Returning Applicant:   Y 
 

Information Received:  Y (2017) Information Reviewed: Y (March, 2017 & 6/9/21) 
 

F.S. §194.015 and F.A.C. §12D-9.004 Verification (performed and finalized by HEC on 7/5/24): 
 

Y/N Criteria 
Y Own a business/commercial enterprise, occupation, profession, or trade occupying and 

conducted from commercial space located within the school district of Hernando County? 
Y Verified Name and Address of Business: (sunbiz.org) 

Integrity Auto Group of Hernando, Inc. d/b/a Dynamic Auto Body 
16288 Cortez Blvd. 
Brooksville, Florida 34601 

Y Verify ownership of business: (sunbiz.org) 
N Member of a taxing authority in Florida? 
N Employee of a taxing authority in Florida? 
N Represents property owners, property appraisers, tax collectors, or taxing authorities in 

any administrative or judicial review of property taxes? 
 

Prior Service Comments/Concerns: Applicant has been a wonderful and helpful addition to the VAB since the 
2018 VAB session. 
 

Concerns/Potential Conflicts/Additional Comments: VAB Counsel reviewed Applicant’s information, and all 
information remains consistent. VAB Counsel reviewed the State of Florida Department of Corporations 
website (sunbiz.org) to verify that Applicant’s company is still in good standing, that Applicant continues to 
own the company (he is Vice-President) and that the address of the company is a commercial space in 
Hernando County. VAB Counsel and VAB Administration are grateful for Applicant’s continued service, 
believe that Applicant will continue to be a great addition to the Hernando County VAB, and find no conflicts 
of interest in Applicant serving on the same. VAB Counsel performed thorough research in 2021 and provided 
the VAB with a complete compliance packet. Continuing forward, a corporate check and confirmation of 
appointment by the School Board should be sufficient to maintain compliance. 
 

Supplements attached: Company (DBA) Verification - Sunbiz.org, Company (Corporation) Verification - 
Sunbiz.org, Company Annual Report - Sunbiz.org, Verification of Commercial Space -HernandoPA.fl.us, 
2023-24 School Board documentation confirming reappointment  
 

Date reappointed/ratified by School Board: May 10, 2022 – appointment continuous until resignation.  
 

I, Holly E. Cosby, Esq., Hernando County Value Adjustment Board Attorney, hereby verify the following: 
1) that the above information has been verified, reviewed, and considered on the 5th of July, 2024, 
2) that the Applicant is qualified to serve as Citizen Board Member Appointed by School Board,  
3) that this review has been based solely upon the experience and qualifications of the Applicant,  
4) that the approval of the Applicant is not influenced by the property appraiser, and  
5) that the approval of the Applicant is not influenced by any party or potential party to a VAB 

proceeding or by any such party with an interest in the outcome of any such proceeding. 
 
      
Holly E. Cosby, Esq. - VAB Counsel 

Holly E. Cosby, Esq.
Digitally signed by Holly E. Cosby, Esq. 
DN: cn=Holly E. Cosby, Esq., o=Law Office of Holly 
E. Cosby, PA, email=holly@cosbylaw.com, c=US 
Date: 2024.07.10 13:17:56 -04'00'
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16288 CORTEZ BLVD.
BROOKSVILLE, FL 34601

Current Principal  Place of Business:

Current Mailing Address:

16288 CORTEZ BLVD.
BROOKSVILLE, FL 34601

Entity Name: INTEGRITY AUTO GROUP OF HERNANDO, INC.

DOCUMENT# P02000122676

FEI Number: 37-1451371 Certificate of Status Desired:

Name and Address of Current Registered Agent:

MULVANEY, CHRISTINE E
11532 SOUTH RURAL TERRACE
BROOKSVILLE, FL 34601 US

The above named entity submits this statement for the purpose of changing its registered office or registered agent, or both, in the State of Florida.

SIGNATURE:

Electronic Signature of Registered Agent Date

Officer/Director Detail :

I hereby certify that the information indicated on this report or supplemental report is true and accurate and that my electronic signature shall have the same legal effect as if made under 
oath; that I am an officer or director of the corporation or the receiver or trustee empowered to execute this report as required by Chapter 607, Florida Statutes; and that my name appears 
above, or on an attachment with all other like empowered.

SIGNATURE:

Electronic Signature of Signing Officer/Director Detail Date

FILED
Jan 09, 2024

Secretary of State
2907049758CC

MULVANEY, CHRISTINE PRESIDENT 01/09/2024

2024 FLORIDA PROFIT CORPORATION ANNUAL REPORT

No

Title PRESIDENT

Name MULVANEY, CHRISTINE

Address 11532 SOUTH RURAL TERRACE

City-State-Zip: BROOKSVILLE FL 34601

Title VICE PRESIDENT

Name MULVANEY, MATTHEW

Address 11532 SOUTH RURAL TERRACE

City-State-Zip: BROOKSVILLE FL 34601
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HHernando County School District
CCommittee List for Board Members

as of 10/31/23

Committee Facilitator Current Board Member 
Serving Current Alternate Board Member to Serve Alternate to Serve

FSBA Advocacy Committee Board Committee M. Johnson S. Rodriguez

Small School District Council Consortium Liaison Board Committee M. Johnson S. Rodriguez
Value Adjustment Board (VAB) Board Committee M. Johnson G. Guadagnino
Value Adjustment Board (VAB) – Citizen 
Appointed by School Board Board Committee

Achievement Gap Committee Gina Michalicka L. Prescott S. Duval/M. Johnson
Anti-Bullying Committee Jill Kolasa G. Guadagnino
Calendar Committee Karen Jordan S. Duval
Capital Funds Committee Sean Arnold S. Duval S. Rodriguez
COE Review Team Sophia Watson L. Prescott
CTE Advisory Committee Beth Lastra G. Guadagnino S. Duval
District Safety Team Committee Jill Renihan S. Duval S. Rodriguez
ESE Advisory Committee Anna Jensen L. Prescott G. Guadagnino
Family And Community Engagement (FACE) 
Advisory Committee Angela Kennedy S. Duval G. Guadagnino

Half Cent Sales Tax Committee Brian Ragan M. Johnson
Hernando Community Coalition Tresa Watson L. Prescott

Hernando County Education Foundation Tammy Brinker G. Guadagnino/S. Rodriguez L. Prescott

Inclusion Committee Anna Jensen L. Prescott
Insurance Committee Awilda Fonte S. Duval

Planning and Growth Committee (District) Jim Lipsey S. Duval M. Johnson

Professional Services Advisory Committee (PSAC) Brian Ragan S. Rodriguez

STC Advisory Committee Sophia Watson G. Guadagnino L. Prescott
Truancy Committee Jill Kolasa L. Prescott

Liaison to the BOCC/Interlocal S. Duval S. Rodriguez

Liaison to the Sheriff G. Guadagnino M. Johnson/S. Rodriguez

Liaison to the Legislators G. Guadagnino S. Rodriguez
Priority #1 Student Success
Priority #2 Talent Management
Priority #3 Community Connection

Priority #4 Fiscal Stability and Capital Planning

Priority #5 Safe and Healthy Learning 
Environment

Note:  If a board member cannot attend a scheduled committee meeting, he/she must notify the alternate

Board appointed citizen to serve: Mr. Matt Mulvaney Board appointed citizen to serve:                    
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