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12D-2.001 Definitions. 

The following definitions shall apply to property assessed by the Department:

(1) Operating Property – All property owned by or leased to railroad and railroad terminal companies and directly related to the operation of railroads. Operating property shall be classified in one of the following categories:
(a) Real Property.

(b) Tangible Property.

(c) Intangible Personal Property.

(2) Rolling Stock – Railroad cars used for transporting persons or property over railroad lines, including, but not limited to, locomotives, engines, passenger, freight and equipment cars.

(3) Railroad – A permanent installation having a line of rails fixed to ties and laid on a roadbed and providing a track for rolling stock drawn by locomotives or propelled by self contained motors.

(4) Railroad Company – A common carrier engaged in the business of operating a railroad. For the purpose of these rules, any common carrier engaged in the business of transporting goods or passengers by rail, according to a predetermined schedule and route, shall be considered a railroad company.

(5) Railroad Terminal Company – Any company, other than a railroad company, engaged in the business of furnishing terminal facilities to railroads.

(6) Non-Operating Railroad Property – All real and personal property owned by a railroad or railroad terminal company but not being directly used in the operation of a railroad or railroad terminal company. That portion of office buildings held, but not used in the operation of a railroad, shall be considered non-operating.

(7) Terminal Property – A term applying to all railroad operating real estate, except operating track and roadbed.

(8) Unit Rule Method of Valuation – An appraising method used to value an entire operating property, considered as a whole with minimal consideration being given to the aggregation of the values of separate parts. The rights, franchises, and property essential to the continued business and purpose of the entire property being treated as one thing having but one value in use.

(9) Operating Railroad Company – Any company which has been franchised to operate as a railroad shall be considered operating for the purpose of ad valorem taxation in this state so long as it has not been granted permission by regulatory authorities (Surface Transportation Board) to abandon its charter prior to January 1 of the taxable year.

(10) Person – As defined in Section 1.01, F.S., and including any “company”. Unless otherwise specifically provided, the word “company” may be used interchangeably with the word “person”.
(11) Centrally Assessed Property – All railroad operating property subject to assessment according to Section 193.085(4)(a), F.S., and rolling stock of private car and freight line and equipment companies subject to assessment by the department under Section 193.085(4)(b), F.S.
Rulemaking Authority 193.085(4), 195.027(1), 213.06(1) FS. Law Implemented 193.085, 195.073, 196.183 FS. History–New 11-9-76, Formerly 12D-2.01, Amended 12-31-98, 11-1-12.
12D-2.002 Assessment of Operating Property. 

All operating property within this state as of January 1 of the assessment year is subject to annual assessment by the Department of Revenue in accordance with the unit rule method of valuation. Although the Department shall appraise railroad operating property as a total operating unit, it may place a value on each parcel of operating real property in this state based on its value as railroad operating property.

The Department may maintain a property record card on each parcel of railroad operating real property located in each county through which the respective railroad operates. These record cards shall reflect the legal description, county parcel number, railroad identification number, description of improvements, and any other pertinent information that might become necessary to properly identify and value the parcel.

Rulemaking Authority 195.027(1), 213.06(1) FS. Law Implemented 193.085 FS. History–New 11-9-76, Formerly 12D-2.02.

12D-2.003 Assessment of Rolling Stock of Private Car and Freight Line and Equipment Companies. 

The rolling stock of all private car and freight line and equipment companies operating in this state is subject to assessment by the Department of Revenue based on the total value of the average number of cars which are habitually present within this state.

Rulemaking Authority 195.027(1), 213.06(1) FS. Law Implemented 193.085 FS. History–New 11-9-76, Formerly 12D-2.03.

12D-2.004 Annual Returns of Railroads.

(1) It shall be the duty of each railroad or railroad terminal company to return, on or before the first of April annually, a full and complete return verified by an officer or authorized representative of the company, in such form as the Department of Revenue may prescribe, showing such of the following facts as may be requested by the Department and other such information as the Department may require, in the form and at the time prescribed:

(a) Total length of such railroad everywhere.

(b) Total length and owner’s estimated value of such main track, branch, switch, spur, and side tracks. List of lots not leased or rented and terminal facilities in this state as of January 1.

(c) The total number of owner’s estimated value of all rolling stock in this state as of January 1.

(d) The value of appurtenant supplies in this state as of January 1.

(e) A stock and bond value summation, including:

1. Long term bonds.

2. Stocks.

3. Equipment obligations.

4. Publicly held leased line securities.

5. Current liabilities.

(f) A statement of cost of additions and betterments made in the previous year.

(g) A report of the following statistics for each state in which the railroad operated in the past year:

1. All track miles.

2. Railroad operating revenue.

3. Ton and passenger miles.

4. Train miles.

5. Car miles.

6. Net investment in transportation property.

(h) A return of railroad equipment leased from others, showing the following information:

1. Owner.

2. Tax liability, lessor or lessee.

3. Date of first rental payment.

4. Lease/contract date of expiration.

5. Number of units.

6. Age of unit.

7. Type of unit.

8. Original cost.

9. Annual depreciation (owner’s).

10. Accumulated depreciation (owner’s).

11. Rental payment.

12. Depreciation schedule.

(i) A return of railroad equipment leased to others (data same as requested in paragraph (h)).

(j) An inventory of non-operating property in this state as of January 1 including:

1. Either legal description of property including section, township and range or description used by property appraiser.

2. Location of property.

3. Parcel number assigned by county.

4. Railroad identification number.

5. Number of acres or fractions thereof.

6. Book value.

7. Current assessed value.

(k) A statement of location of side tracks owned by others connected to said railroads in this state as of January 1.

(l) A list of private car lines or freight line and equipment companies whose cars were transported in the previous year including:

1. Name of private car line or freight line and equipment company.

2. Company address.

3. Car identification number.

4. Type of car.

5. Miles traveled in Florida, loaded and empty.

(m) A statement of total value of locally assessed property in Florida including:

1. Assessed value (as locally assessed).

2. Book value.

(n) A notarized certificate of execution and verification signed by an officer or authorized representative of reporting company.

(o) A complete copy of the annual report to the Surface Transportation Board dated, as of the end of the fiscal year, just preceding January 1 of the taxable year.

(p) A copy of complete audited financial statements, as of the end of the fiscal year, including, at a minimum:

1. Audited balance sheet.

2. Audited income statement.

(q) A copy of the audited annual report of the railroad, as of the end of the fiscal year, to shareholders.

(r) A copy of the audited annual report of the parent company of the railroad, as of the end of the fiscal year, to shareholders.

(s) A copy of the annual 10-K report of the railroad, as of the end of the fiscal year, to the Securities and Exchange Commission, if applicable.

(t) A copy of the annual 10-K report of the parent company of the railroad, as of the end of the fiscal year, to the Securities and Exchange Commission, if applicable.

(u) A list of constitutionally-exempt property pursuant to Article VII, section 1(b), Florida Constitution, which exempts certain classes of property from ad valorem property tax, such as motor vehicles, boats, airplanes, trailers, trailer coaches and mobile homes, as defined by law, which are subject to a license tax for their operation in the amounts and for the purposes prescribed by law. The list of constitutionally-exempt property, licensed in Florida, must contain an itemized financial accounting depreciation schedule that details original cost, annual financial accounting depreciation charges, accumulated depreciation and depreciated cost. The list should be prepared as if the equipment is owned by the taxpayer and the depreciation to be reported is the financial accounting depreciation. Any agreements for the lease of “car marks” should be shown as leased from others.

(v) A list of any sales or leases of operating track to others.

(2) It shall be the duty of all railroad or railroad terminal companies owning land or any other real estate in any county in this state to submit to the Department and the county property appraiser a full and complete list showing the description of all lands or lots owned and used by them in daily operation of the railroad. Such list must reflect the following information:

(a) Either the legal description of the property including section, township and range, or the description used by the county property appraiser.

(b) Location of property.

(c) Parcel number assigned by appraiser.

(d) Actual railroad use, i.e., right-of-way, storage, office, shop, etc.

(e) Description of improvements.

(3) It shall be the duty of all railroad and railroad terminal companies owning land in this state to file with the Department of Revenue, maps of operating rights-of-way in Florida. These right-of-way maps shall be separated as to each county through which the railroad and railroad terminal company operates. Once the initial compliance to this rule has been completed, the railroad and railroad terminal companies need file annually only those maps which have been revised and corrected by the respective companies by changes in the rights-of-way.

(4) The failure to file a return or the late or incomplete filing of a return shall subject the railroad or railroad terminal company to the penalties provided in Section 193.072, F.S. The Department may waive or reduce penalties in the same manner as provided for property appraisers under Section 193.072(4), F.S.

Rulemaking Authority 195.027(1), 213.06(1) FS. Law Implemented 193.062, 193.072, 193.085 FS. History–New 11-9-76, Formerly 12D-2.04, Amended 12-31-98.

12D-2.005 Annual Return of Private Car and Freight Line and Equipment Companies.

(1) It shall be the duty of all private car line and freight line and equipment companies operating rolling stock in Florida to return annually for taxation, on or before April 1, the average number of their cars which are normally and usually located in this state. The return shall be in such form as the Department may prescribe, showing such of the following facts as the Department may require, in the form and at the time prescribed by it:

(a) History and corporate information,

(b) Name and address of principal officers,

(c) Car description and cost data, including:

1. Year acquired.

2. Car identification number and initials.

3. Number of cars owned or leased.

4. Type of car.

5. Original cost to present owner.

6. Cost of additions and betterments, special equipment, racks, protective equipment, or any other additions to cars since their purchase.

7. Estimate of depreciation.

8. Book value.

9. Total miles traveled everywhere, both loaded and empty, during calendar year just preceding date of filing.

10. Total miles traveled in Florida, both loaded and empty, during calendar year just preceding date of filing.

(d) A notarized certification of execution and verification signed by an officer or authorized representative of the reporting company.

(2) The failure to file a return or the late or incomplete filing of a return shall subject the private car and freight line and equipment company to the penalties provided in Section 193.072, F.S. The Department may waive or reduce penalties in the same manner as provided for property appraisers under Section 193.072(4), F.S.

Rulemaking Authority 193.052(6), 195.027(1), 213.06(1) FS. Law Implemented 193.062, 193.072, 193.085 FS. History–New 11-9-76, Formerly 12D-2.05.

12D-2.006 Determination of Assessment and Allocation of Just Value to This State.

(1) With reference to railroad and railroad terminal companies:

(a) The Department shall examine the returns required by these regulations and such other information as the Department may obtain and shall determine the just value of the railroad and railroad terminal company’s entire operating system, whether located entirely within this state or partially within this state. Just value shall be determined by application of the unit rule method of valuation.

(b) In application of the unit rule method of valuation, the Department shall consider the value indications obtained from three approaches to the system value, i.e., (1) cost approach, (2) market or stock and debt approach, (3) capitalized earnings or income approach, assuming there is enough conclusive evidence within the respective approach to render it a valid indicator of value. If the Department feels that there is not enough data available to render one or more of the approaches reliable, the Department shall base its decision on that information which it determines is conclusive enough to indicate just value.

(c) The Department shall allocate that portion of the total system value of railroad and railroad terminal companies to this state based on factors which are representative of the ratio that the company’s property, activity, and productiveness in this state bears to the company’s property, activity, and productiveness everywhere. Such factors include:

1. All track miles.

2. Net investment in transportation property.

3. Ton and passenger miles.

4. Total train miles.

5. Total car miles.

6. Railway operating revenue.

(2) With reference to private car and freight line and equipment companies:

(a) The Department shall examine the returns required by these rules and such other information as the Department may obtain concerning the just value of the rolling stock belonging to a private car or freight line and equipment company operating in or through this state, and shall determine the average just value per car for each of the company’s cars operating in this state.

(b) The product of the average just value per car and the “average number of cars habitually present within Florida” shall constitute the just value of the average number of cars habitually present within Florida.

(c) The “average number of cars habitually present within Florida,” for purposes of ad valorem taxation, may be based upon the number of such cars present in this state during the twelve months preceding the year of assessment. However, if the basis for this determination is not representative of the average number of cars habitually present within Florida in the year of assessment, the Department shall rely on the best information available to it.

(d) In making its determination of the “average number of cars habitually present within Florida,” the Department shall rely on the best information available to it, and in lieu of acceptable evidence to the contrary, the determination shall be based upon the quotient of the average daily mileage traveled in Florida by all of the company’s cars divided by the average miles traveled per day in Florida by a car of that company. The “average daily mileage traveled in Florida” shall be the quotient of total mileage traveled in Florida for the year divided by 365 or such lesser period for which operations have actually existed. Unless proven otherwise by substantial evidence, the average miles traveled per day in Florida by a company’s car shall be presumed to be the average miles traveled per day by a company’s car everywhere that operations exist. The average miles traveled per day by a company’s car everywhere shall be the quotient of the company’s average daily mileage divided by the total number of cars in its fleet, including all idle cars.

(e) When reliable information is available, and it can be substantiated that a more accurate value results, the “average number of cars habitually present within Florida” may be determined by the product of the total number of cars in a company’s rolling stock, including all idle cars, and the quotient of the actual time spent by those cars within Florida as opposed to time spent elsewhere.

Rulemaking Authority 195.027(1), 213.06(1) FS. Law Implemented 193.085 FS. History–New 11-9-76, Formerly 12D-2.06, Amended 12-31-98.

12D-2.007 Apportionment of Railroad Assessment. 

The Department shall ascertain the value of each mile of maintrack, branch, switch, spur, and side track used in the operation of the reporting railroad and shall apportion value to each county, city, town and taxing district based on actual situs. Apportionment shall be made to those cities, towns and taxing districts which were in existence on January 1 and have notified the Department of their existence prior to June 1 of the current taxable year. Cities, towns, and taxing districts, regardless of date of original charter, which are authorized and plan to levy an ad valorem tax during the current tax year must notify the Department of such intention to levy an ad valorem tax. Cities, towns and taxing districts which have once notified the Department need not notify each year. Once notified, the Department will apportion value for all subsequent years until notified to discontinue apportionment.

The value of all terminal property used in the operation of the reporting railroad companies shall be apportioned to each county, city, town and taxing district based on actual situs, as determined by the Department.

The residual unit value remaining after apportioning track value and terminal value shall be apportioned to each county, city, town, and taxing district on a prorated basis. The basis of said proration shall be the total miles of track operated by the reporting company in this state. This residual value shall represent the aggregate of all rolling stock, materials, supplies, and tangible and intangible appurtenances associated with the operating unit in this state.

Rulemaking Authority 195.027(1), 213.06(1) FS. Law Implemented 193.085 FS. History–New 11-9-76, Formerly 12D-2.07.

12D-2.008 Apportionment of Private Car or Freight Line and Equipment Company Assessment. 

Apportionment of the assessed value of the rolling stock of private car line or freight line and equipment companies to each county, city, town, and taxing district shall be made on the basis of the number of miles and location of main line track of respective railroads over which the rolling stock has been operated during the preceding twelve months. Apportionment shall be made to those cities, towns, and taxing districts which have notified the Department of their existence prior to June 1 of the current taxable year. Cities, towns, and taxing districts, regardless of date of original charter, which plan to levy an ad valorem tax during the current tax year must notify the Department of such intention to levy an ad valorem tax. Cities, towns, and taxing districts which have notified the Department need not notify each year. Once notified, the Department will apportion value for all subsequent years until notified to discontinue apportionment. If the Department finds that any private car line or freight line and equipment company operates exclusively in specific counties, apportionment shall be made only to those specific counties and the cities, towns, and taxing districts therein.

The value apportioned to the respective county represents its prorated value of rolling stock and attachments to rolling stock operating in this state.

Rulemaking Authority 195.027(1), 213.06(1) FS. Law Implemented 193.085 FS. History–New 11-9-76, Formerly 12D-2.08.

12D-2.009 Notification to Property Appraiser. 
Rulemaking Authority 195.027, 213.06(1) FS. Law Implemented 193.085, 213.05 FS. History–New 11-9-76, Formerly 12D-2.09, Repealed 9-12-95.

12D-2.010 Assessment When No Return or Incomplete Return is Made. 

Should any railroad, railroad terminal company, private car line or freight line and equipment company fail to make complete and correct returns required herein when due, or should the return not be received, the Department shall assess the same and apply penalties in the manner provided for county property appraisers in Rule 12D-8.005, F.A.C.

Rulemaking Authority 195.027(1), 213.06(1) FS. Law Implemented 193.072 FS. History–New 11-9-76, Formerly 12D-2.10.

12D-2.011 Centrally Assessed Railroad and Private Carline Company Assessments.

(1) Assessments.

(a) Railroad and private carline company assessments shall be certified to the property appraiser by the Department of Revenue as required by Section 193.085, F.S.

(b) Upon receipt from the Department, the property appraiser shall add such assessments to the county assessment roll.

(c) The TRIM notice required by Section 200.069, F.S., shall be prepared and mailed by the property appraiser to each centrally assessed railroad and private carline on Form DR-474. The following language appearing at the bottom of the TRIM notice should be crossed out by the appraiser:

“If you feel the assessed value of your property is inaccurate or does not reflect fair market value, contact your property appraiser at:

If the property appraiser’s office is unable to resolve the matter as to market value, you may file a petition for adjustment with the value adjustment board. Petition forms are available from the county property appraiser and must be filed on or before: ________.”

(d) Informal conferences on centrally assessed railroad and private carline company assessments under Section 193.085, F.S., shall be heard and processed by the Executive Director or the Executive Director’s designee.

(e) When the property appraiser receives the certified assessment roll from the value adjustment board, he shall extend the tax and certify the tax roll to the tax collector.

(f) The provisions of paragraphs (c) and (d) apply only to central assessments on railroads and private carline companies made by the Department of Revenue. Property owned by railroads and private carline companies which is termed “non-operating” should continue to be assessed by the county property appraiser and all TRIM notice requirements shall continue to apply to assessments of “non-operating” properties.

(2) Collections.

(a) The tax collector shall prepare the tax notices for railroad and private carline central assessments as soon as practical.

(b) The tax collector shall proceed to collect delinquent taxes as other delinquent taxes are collected.

Rulemaking Authority 195.027(1), 213.06(1) FS. Law Implemented 193.085, 193.1145, 193.122, 194.171, 195.096, 197.323 FS. History–New 11-23-83, Formerly 12D-2.11, Amended 12-31-98.
