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TN THE CIRCUIT COURT OF THE NINTH JUDICIAL CIRCUIT
iN AND FOR ORANGE COUNTY, FLORIDA

AMALFI APARTMENTS, LLg
a Florida limited liability company,

Plaintiff, CaseNo.: 2022-CN011079-0

Division:V

AI4YMERCADO, inher official capacify as
Property Appraiser of Orange Courrty, Fiortda;
SCOTT RANDOLPH, inhis offieial capacity as
Tax Colleotor of Orange County, Florida; and JIM
ZINGALB, in his offrciai capacity as Executive
Director; Florida Department of Revenue,

Defendants.

COMPLAINT

Plaintiff, AMALFI APARTMENTS, LLC, a Florida lirnited liability company, ("Amalfi,),

sues Defendants, AMY MERCADO as Property Appraiser of Orango County, Florida

("Appraiserr'), SCCITT RANDOLPH as Tax Collector of Orange County, F1cr.ida ("Co11ector"),

and JIM ZINGALE ("DOR"), as tlre Executive Direotor of the Florida Department of Reverrue,

and alleges:

PARTIES, JURISDICTION, AND VENTIE

I ' This is an aotion for relief concerning an ad valorem real estate tax assessment for

tlre tax year 2I22pursuant to Chaptor 194, Flor{da Statutes, and article V, sections 5 and 20 of

the Florida Constitution,

2' Jurisdiction is predicated upon Chapter 86, Florida Staturtes and section 194.171",

Florjda Statutes and is proper in this Court,

3. Plaintiff is a Florida lirnited liability company that owns property in Orange



Countl', Florida.

4, Appreiseris suedhereininher official capaeity andis anecessaryparty to the action

pursuant to section 194.Lgt(Z),1'ior{da Statutes.

5. Collector is sued herein in his official capacity and is a necessary pagy to the actiol

put'suzrlt to section 194.181(3), Flor.ida Statutes.

6' Defendant DOR is sued in his official capacity as Executive Director of the Florida

Departtnent of Revenue and is a necessary party to this action pursuant to secticn 194.1g1{5),

Flortda Statutes.

7. The real Froperly fortning the subject of ti:is action is located in Orange County,

Florida and consists of an apartment couplex knowr a$ Amalfi Apartment Homes and identified

by parcel nnmber 1B-23-ZVA77T-AV0Z0 (tle .?roperty,).

8. The Appraiset has estirnated the just and assessed value of the property for ad

valorenr taxes as: $32,51 1,469.

9, Plaintiff has paid the taxes that have been assessed in full on the propert;r,

pursuant to 194,171(3), Florida Statutes. A copy of the receipt is attached as Exhibit o,A.',

10. Plaintiffhas pefouned all conditions preeedent that are required, to be per.formed

by Plainliff in establishing its r{glrt to bring this action and to t]re rclief requested. Specifioally,

and without limitation, this action lras been filed u,ithin the tir:re period prescrdbed. by section

19 4 .17 I Q), Florida Starrtes.

GANERAL AILEGATIONS

11' This action challenges Orange Coirnty's 2022 property tax assessment for the

Property, speoificaliy, its inclusion of ancillary income in its valuation.

12, The Prape$y Appraiser valued the Property using flre income approach. In addition
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to inoome fiom lentai of the aparturent units in the properly, the Properfy Appraiser included a

lino itenr for ancillary income.

13' The anoillary income included in flre Property Appraiser's valuation includes

inconre from bnsiness or intangible value ratlrer than inconrE derived fi'om t1e .land, buildings,

fixtules, and other iruprovenrents to land,',

14. For example, the Properly Appraiser's valuation includes income fl.om lawrdry

facilities and pet fees, among otlrer thinp. Renting an apartrnent does not entitie tenants to fl,ee

laundry. Iusiead, tenants gre ftee to decide whetherto purchase laundly services onsrte, or acc€ss

other laundry sewices in the cormnunity,

15. The Property Appraiser's valuation ilcludes items that are other forms of property

whero value is based upon that which the property lepresents ratlrer than its ow1intr.insio valne.

Count Il Tax Assessnent Exceetls Just Value

16. Plaintiff restates and realleges Paragraphs one tlu'ough I 5 as if fully set forth hercin.

77, The Appraiser failed to propei{y consider the criteria set out in Seotion 193,011,

failed to properly consider and apply established standalds ofprofessional appruisal praotice, and

failed to comply with the real property guidelines of the Florida Department of Revenue in the

tax assessrnent of the Prnperty.

18' Consequently, the assessment of the Property is in excess of just value and in

violation Article vII, Section 4 ofthe constitution ofthe State of Florida.

WHEREFORE, Plailtiff requests that this Court take jurisdiotion ovel this cause and

tho parties hereto, entet an order setting aside the assessment on the Property; r.emanil the

assessment to the Property Appraisel with directions to re-asses$ the Property at just value

without the inclusion of ancillary inoome or other inrproper valuel and further, that this
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Court enter an older directing Collector to oancel the original bill and issue new tax bills in

reassessed amounts and refurid any excoss ad valorem taxes pleviousiy paid; and, finally, to

award Plaintilf its costs incun'ed in bringing this actiou pursuant to section lg4,lg1,Florida

stafutes, and award such other general relief as may be just aad equitable.

Stnhl
SHAINA STAI{L, ESQU]RE
FlolidaBarNo,: 77643
NELSON MULLINS RILEY & SCARBOROUGH, LLP
390 N, Orunge Avenue, Suite 1400
Orlando, Florida 32801
Teleplrone: 407 .839 -42A0
Facsimile: 407 .425.5377
Attorneys for AMALFI APARTMENTS, LLC
shaina.stahl@nels.onnrullins,com primary Email
s_enronia.davis@nelsonmullins,cem secondary Enrail
shawana.wafts@qpJsorunullins,cotr Secondary Email
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