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Winners of property tax appeal may wait 2 years for refund

Mayor sees management company
and trust operating marine stadium

‘We will be hearing
2009 appeals for quite
some time.’

Mitchell Feldman

BY YUDISLAIDY FERNANDEZ

Delay in the tax appeal pro-
cess is frustrating property
owners who’ve paid their tax
bills but, if they were over-
assessed, still may not get a
refund for up to two years, a
tax assessment group says.

Miami-Dade’s Value Adjust-
ment Board expects to start hear-
ing its 143,517 total 2009 tax
appeals next month as it wraps
up 2008 appeals, which means
last year’s appeals won’t be
done until sometime in 2011.

The real estate market bust
has led many property owners
to question the assessed value of
their properties and seek an ap-
peal, which has overcrowded
the county’s valuation board with
a record-setting number of ap-
peals filed in 2008 and 2009.

Mitchell Feldman, president
of FBS Property Tax Abate-
ment in Miami, says many cli-
ents are concerned with the
delays in appeal hearings.

If it’s taken the board about a
year and a half to process about
100,000 appeals for 2008, Mr.
Feldman says, the 2009 cycle
could be longer, with more than
140,000 petitions filed.

“We will be hearing 2009 ap-
peals for quite some time,” he
said, unless the valuation board
can accommodate more cases.

Mr. Feldman still has some
rescheduled 2008 appeal hear-
ings pending that should wrap
up soon, he said.

With the valuation board plan-

ning to start hearing 2009 ap-
peals next month, Mr. Feldman
says he will be very busy be-
cause his firm is handling thou-
sands of cases for 2009.

“Clients are ready for us to
start appealing before the Value
Adjustment Board,” he said. Mr.
Feldman said his group filed 2009
appeals in 34 counties and has
already completed hearings in
about 30 of them.

But with the current delays,
he says, it could take up to two
years for Miami-Dade County
property owners entitled to a
reduction to get a refund.

Most property owners who
appeal pay their taxes on time to
avoid penalties, and many even
pay early to get discounts on
their property tax bills. Owners

who are successful in an appeal
then get a refund.

For some larger commercial
properties, the refunds could be
substantial.

For example, the 55-story,
class A office tower Wachovia
Financial Center at 200 S Biscayne
Blvd. was awarded a $286,600
tax saving after appealing 2008
property taxes, according to the
county clerk’s records. A reduc-
tion was awarded after the office
building’s value was reduced from
$123.9 million to $111.5 million.

Appeals totals show a steady
rise in the past five years, with a
sharp increment since 2007, as
more property owners are argu-
ing values assessed by the county
Property Appraiser’s office.

With a record-setting 102,295

appeals in 2008 – almost 40,000
more than 2007 – the 33 magis-
trates who hear cases from the
valuation board have had their
hands full.

But 2009 tax appeals broke
that record, rising another 41,000
and making the task ahead as
daunting for the already-over-
whelmed valuation board.

Tom Dixon, president of Mi-
ami-based Dixon Commercial
Real Estate, agrees the work be-
gins now for tax appeal groups,
who will represent hundreds of
clients, many of them owners of
commercial property, in front of
the appeals board.

With the board adding eight
magistrates and working to set
up two more hearing rooms in
downtown Miami where it now
has six, Mr. Dixon says he hopes
the process speeds up.

But he says he understands
the process takes time, espe-
cially with many more cases in
line for the 2009 cycle.

Mr. Dixon is preparing for the
2,000-plus cases he’ll be repre-
senting in front of the board, of
which he said about 70% are
commercial, 20% homes and
10% condos.

But the task isn’t easy.
It’s challenging to find enough

examples of comparable sales to
determine a property’s accurate
value as of Jan. 1, 2009, Mr.
Dixon said, because residential
and commercial sales activity
slowed during that period as little
financing was available.

“It gets very difficult to deter-

mine what something is worth
without having any examples,”
he said, adding that it’s harder to
come up with conclusions on
fewer examples.

Mr. Dixon says he’s using the
income approach to establish
values for income-producing
properties. Appraisers often use
the income valuation approach in
commercial real estate appraisals
that capitalize an income stream
into a value indication. For homes
and condos, he says he’s prima-
rily relying on comparable sales.

Mr. Feldman says next appeal
cycle could be more of the same
for Miami-Dade because he has
already been getting calls from
concerned property owners.

“2010 could be another high
volume year for Dade County and
they should expect, from the phone
calls I am receiving, a significant
amount of petitions again.”

BY RISA POLANSKY

In envisioning the now-der-
elict Miami Marine Stadium re-
born, Miami Mayor Tomás
Regalado foresees an asset that
won’t burden city coffers.

“The idea is for the city not to
have the marine stadium as part
of the general fund, and also
having a company that would
try to run the stadium as they run
the Bayfront Park auditorium,”
bringing in events and handling
logistics, he told commissioners
at a meeting last week.

The waterfront stadium on
Virginia Key once hosted events
including powerboat racing and
floating concerts but has been
left for dead since Hurricane
Andrew wreaked havoc in 1992.

There’s been a push in recent
years to restore the historic struc-
ture, and proponents got a taste of
victory last week when a Miami-
Dade County committee initially
OK’d putting $3 million in general
obligation bond funds toward the
anticipated renovation.

A study found that structural
work would cost about $8 mil-
lion, Mr. Regalado said, with costs
such as disabled-access compli-
ance and painting coming in at $2
million to $3 million more.

The county money would
come only with final approval
from both the county commis-
sion and the council that over-
sees the bond program.

“This is the first step in getting
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the funding for the restoration of
the marine stadium, or as [archi-
tect] Hilario Candela wants to
describe [it], Miami Marine
Park,” Mr. Regalado said.

In that vein, University of
Miami students are working on
a concept for auxiliary uses near
the stadium, he said, such as
cafés and a maritime museum.

Once functional again, the
stadium itself “is supposed to
be rented,” Mr. Regalado said.
“Hopefully a trust like the
Bayfront Park trust that works
really well will run the stadium
and hopefully they will find a
company that knows what they
are doing and not burden the
city with the money on all that.”

The Bayfront Park Manage-
ment Trust, created in 1987,
manages Bayfront and Bicen-
tennial parks and is governed by

a nine-member volunteer board
led by a city commissioner.

Events company Live Nation
operates, manages and books
events for the Bayfront Park
Amphitheater.

As for funding stadium rehab
and future operation and main-
tenance, Mr. Regalado said a
501(c)(3) nonprofit organiza-
tion is in the works to collect
donations, with a half-million-
dollar offer from a private foun-
dation waiting.

A marine stadium trust would
also be in charge of mining other
funding opportunities like nam-
ing rights, he added.

It’s possible the project could
also receive state funds, the
mayor said, with Gov. Charlie
Crist’s interest piqued.

Officials have made the ask,
and “the governor said they
would look and respond… He
was very interested in helping
us,” Mr. Regalado said, adding
later that Mr. Crist hopes to visit
the now-battered and shuttered
stadium within a few weeks.

During the stadium update,
Commission Chair Marc Sarnoff
also brought up parking.

He noted that the nearby Rusty
Pelican restaurant and
Rickenbacker Marina have
agreed to contribute a combined
$6 million for an area garage.

It’s time get to it, Mr. Sarnoff
said – it’s a fully paid-for garage
that would serve the area “and
take up this lunar landing field.”

‘Hopefully a trust like
the Bayfront Park trust
that works really well will
run the stadium and
hopefully they will find a
company that knows
what they are doing and
not burden the city with
the money on all that.’

Tomás Regalado


