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Cover story
Barry Sharpe believes condominium associations should consider appealing

owners’ property tax assessments this fall. “If you can re-set the values even lower in 2011, the
financial impact can be significant for many years to come,” said Sharpe, president of the Property
Tax Appeal Group, LLC, in Miami, Fla. “Negatives about the property can be turned into positives
that reduce your taxes.”

By Richard Westlund

STRATEGIES FOR FILING A PROPERTY TAX APPEAL

TURNING NEGATIVES
INTO POSITIVES
On or before November 1, both Florida and California counties will
send tax notices to all property owners. Sharpe recommends that
nearly all property owners should pay their taxes in November since
states such as Florida offer early payment discounts. Before the tax
notices are sent out, between the months of August and September,
owners may appeal their property taxes for a small fee, typically $15
to $25. “If your appeal is successful, the county will re-issue your
tax notice at the reduced amount, and if you previously paid your
tax bill, the county will send you a refund check for the difference.
“A joint appeal filed on behalf of all condominium owners is often
the most cost effective way to appeal the valuation of any condominium building,” Sharpe added. “The county can analyze the issues
pertaining to the entire building during a single appeal, and make
adjustments for individual units on an as-need basis. The collective
power of the association is useful in the appeals process.”
Typically, the assessor’s office will use comparable sales from
the prior year to determine current values. However, that approach
doesn’t take into account the many other issues that can affect a
property’s value, such as outdated kitchens and bathrooms, hidden
structural problems, construction defects or a pending special assessment.
“Remember that the condition of the plumbing, roof, electrical,
air-conditioning and mechanical systems are probably unknown to
the property appraiser,” said Sharpe. “They all may adversely affect
the value of the property and can be used to obtain further tax
relief.”
One strategy is to ask a real estate agent to provide an estimate of the current market value along
with a list of the improvements and upgrades suggested for a rapid sale. If a unit needs $5,000 in upgrades, at the time of tax appeal, that amount should
be subtracted from the assessed value, says Sharpe.
“A contractor can be engaged to provide an estimate
for big-ticket repairs, such as putting a new roof on a
high-rise building. That cost can reduce the value of
the affected units.”
Those types of strategies resulted in over $6.5 million in reductions for unit owners at The Charter Club
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Barry Sharpe

Paul Kaplan

in Miami in 2009. “Only a few of the owners opted out,” said Paul Kaplan,
managing director of KW Property Management, which manages about
120 condominium buildings statewide. “Barry used some out-of-the-box
ideas to show a magistrate why the values were overstated, with a very
positive result for our owners.”
A shortage in the association’s financial reserves can also affect the
value of owners’ units. At Ten Museum Park, a new upscale condo in
Miami, the spa and amenities had not been finalized. “As a result, the
owners were facing sharply higher assessments,” Sharpe said. “After explaining the situation to the special master, there was a 27 percent reduction in the assessed value.”
Any other factors that would affect a unit’s sale price – including a
high number of foreclosures or delinquencies – can also be mentioned in
an appeal, added Sharpe.
As Kaplan said, “In my opinion, we are now at the bottom of the market. That means it’s more important than ever to file an appeal this fall.”
Richard Westlund is an independent business writer in Miami, Fla. who
covers a wide range of real estate, management, technology and financial topics.

August 2011

» CondoManagement

5

