PROPERTY TAX SMARTER INSIGHTS

The Compelling Case for Property Tax Advisory Services
By Frank Lima, Managing Director

As they have with HR, IT and
other areas of their business,
more companies have begun
to realize that they can achieve
superior results by focusing on
their own core competencies
and engaging an experienced
property tax partner to more
effectively and efficiently drive
that non-core area of their
business. This article explores
the criteria for identifying
a qualified partner and the
advantages such a shift can
provide to businesses both
large and small.
With increasing frequency, the
complexities of managing the multitude
of real estate and personal property
tax requirements within a corporate tax
environment are creating an onerous
burden on those internal departments
and personnel charged with that role.
As the size of a business real estate

portfolio increases, another factor looms
large; the specter of exponential impact
that can result from efforts that fall short,
no matter how well intentioned.
From smaller businesses with limited
holdings and back office resources
to those large corporations with
significant real estate assets, corporate
finance and legal departments, the
burden of remaining knowledgeable,
current and timely in the area of
property tax is significant. To be
effective and compliant, a property
tax department must have the people
expertise as well as well-defined
policies, procedures guidelines and
oversight to ensure success.
Staffing requirements include the
requisite number of analysts and tax
managers, as well as the expertise and
discipline needed to prepare and file
numerous business personal property
(BPP) tax returns and any number of
property tax appeals in a timely manner
to meet statutory deadlines. To say
the least, the bandwidth requirements
of handling today’s tax mandates
are significant.

Focus on Core vs.
Non-Core Competencies
In a restaurant chain with 100 properties,
only 20% of the portfolio may actually
require tax appeal work, yet an internal
corporate tax department may well
need to review all 100 to make that
determination before ever beginning the
appeal process itself. Is that a good use
of internal resources?

20%
of the portfolio

At Hilco, we are recognized leaders in
real estate value maximization. Within
Hilco Valuation Services is a group of
experienced consultants who specialize in
helping clients reduce their business real
estate property tax and business personal
property tax. At the most basic level, we
conduct business property tax appeals and
prepare business personal property tax
returns, and the companies we do business
with select our firm for two primary reasons.
First, we provide a demonstrated, strategic
cost savings opportunity for managing
a critical component of their non-core
business. Second, this enables our clients
to devote their full time and resources to
their core business and expertise.
The full value that we bring to the table,
however, is far greater. To illustrate this to
potential clients, the questions we often
pose include the following: How much time
does their internal team spend on activities
such as property tax bill processing, real
property reviews and appeals? In terms of
business personal property (BPP), do they
regularly review asset classifications? Are
they aware of “ghost” assets within their
business—items no longer on premise or
in use but still on the equipment logs? Do
they have efficient and effective procedures
in place for managing obsolescence
issues, maximizing classification benefits
and defending audit matters? And equally
importantly, how well are they handling
these tasks?

The Presence of Idle
Equipment Can Be
Costly to a Company

In turn, the answers we receive vary
but often we find that the people costs
associated with executing and managing
these roles significantly exceed both best
practice levels as well as the comparative
cost of outsourcing the same functions.
Furthermore, turnover levels within
departments of overwhelmed companies
are often higher than the norm, resulting
in inefficiency and added cost from
both production gaps and the time and
money spent recruiting and training
new staff. Perhaps most importantly,
however, is assessing the effectiveness
of the team in place. Frequently, upon
examination we find that the nuances and
complexities associated with handling
these responsibilities in house today have
resulted in what are often costly errors;
principally, the overpayment of business
real estate and/or personal property taxes
and late filing penalties that should and
could have been avoided altogether.

Selection of a Property Tax
Advisory Partner
For any business enterprise, the core
objective of outsourcing is to serve as a
viable option based on an overall cost/
benefit outcome. Finding a well-suited
real estate tax resource is no exception.
In our experience, the companies that
enjoy the most favorable returns on their
outsourcing investment are those which

have approached the transition from the
start in a professional and systematic
manner. This involves, at a minimum,
the following key steps:
1. Creation of a comprehensive RFP
detailing specific service needs
and requirements
2. Establishment of specific evaluation
criteria against which potential Advisory
providers will be measured—keeping in
mind that the lowest fee should not be
the key determining factor
3. A defined time-frame for completion
of the selection process and
implementation
4. A clear transition and oversight plan
to ensure a smooth handoff, effective
workflow and expected ROI
Even if their needs are limited today,
companies are best served by engaging
with a tax partner like Hilco that offers
the full scope of services they may need
down the road. From a best practices
perspective, potential partners should
be highly proficient and have proven
experience in the following:
• Budgeting and Forecasting
• Business Personal Property Return
Preparation and Audit Defense
• Cost Segregation Analysis of Existing
Portfolio or New Acquisition
• Forecast and Projections of Acquisition,
Mergers & Disposition Due Diligence
• Inventory Reviews
• Property Tax Assessment Reviews
& Benchmarking
• Real Estate Assessment Appeals
• Sales and Use Tax Audits

Knowing how to classify and claim idle
equipment can eliminate unnecessary
tax payment on business personal
property that has already been fully
amortized and can prevent the
triggering of a burdensome audit.

• Tax Abatement Procurement
• Tax Bill Processing and
Accrual projections
• Tax Estimates and Yield Implications
on New Construction and
Re-Development

The right partner should have the
expertise necessary to effectively manage
all details associated with the above.
Property tax assessment protocols,
for example are complex and often
too cumbersome for clients to manage.
This is because throughout the country
protocols, deadlines and procedures vary
widely. A qualified partner should also be
able to manage all appeal opportunities
and provide experience-backed
recommendations on a host of important
tax decisions. For example, Is the potential
partner aware of the difficulty assessors
often have in properly valuing healthcare
and senior living facilities? Are they well
versed in the nuances of refurbished asset
declassification that is so critical in, among
other areas, the manufacturing sector?
Would they be able to make a proactive
recommendation to move an elaborate
trade show booth from Las Vegas to its next
tour destination early, to prevent it from
being taxed as personal property in Nevada
– a personal property tax state - because it
was physically there on January 1st? These
are just a few examples of the caliber of
expertise we provide to our Advisory clients
at Hilco, and are indicative of the level of
knowledge you should demand from any
provider you may be considering.

Hilco Global’s experience
in buying and selling assets
not only enables us to deliver
the industry’s most accurate
machinery and equipment,
real estate, and inventory
appraisals, but also affords
our Tax Advisory clients a
level of synergy and efficiency
unmatched in our field.
—Frank Lima, Managing Director
Hilco Property Tax Advisory Services.
As one of the world’s largest and most
diversified business asset appraisers,
field examiners and valuation advisors, it
would be difficult to name an industry that
Hilco has not served, an asset category we
have not appraised, or a valuation service
we have not provided. And unlike most
property tax advisors, who are first and
foremost tax or accounting specialists,
Hilco’s core business is real estate. This
means that we not only understand real

estate at an enhanced level but also that
our tax clients benefit from the many
efficiencies associated with having access
to our expert, full time staff who regularly
conduct appraisals, lease negotiation and
more, and whom we leverage regularly
to deliver due diligence and analysis on
behalf of those clients.
Moving ahead, we see the trend toward
increased engagement of Property Tax
Advisory partners by companies both large
and small continuing as more and more
businesses come to realize the resource,
overhead and risk reduction benefits of
handing-off the overall function to a highly
qualified provider.
Representing clients and their properties
in 40 states, the Hilco Property Tax Advisory
practice led by Frank Lima has successfully
appealed and achieved value reductions
in key taxing jurisdictions across the U.S.
During the 2018 calendar year alone,
Hilco achieved an average tax reduction
of 28.68% on behalf of its Advisory clients.
The practice has vast experience with Data
Centers, Healthcare, Hospitality & Gaming,
Industrial & Manufacturing, Media, MultiFamily, Senior Housing, Office Buildings,
Retail and Business Personal Property
and more. By applying its extensive
tax management and administrative
capabilities, The Hilco Property Tax
Advisory practice relieves companies
of the significant burden of property tax
mitigation, enabling them to focus on their
core business with the confidence
of a trusted advisor at their side.
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The Hilco Tax Advisory
Advantage:
• We quantify through unique
modeling to illustrate and
dismantle the assessor’s
pre-determined assumptions.
• We meet with our clients
personally to fully understand
their financials, their assets and
any other variables. This enables
us to develop actual vs. pro-forma
analysis to validate our approach.
We then apply capitalization
rates extracted from sales
and/or investor surveys.
• Our extensive relationships
with the taxing authorities
are essential to our record of
success outcomes. We are active
members in various state assessor
associations and property tax
trade groups.
• We are one of the few property
tax consulting and outsourcing
practices that have MAI
designated appraisers on staff,
which enables us to utilize this
resource in developing unique
modeling for positive outcomes.
•C
 lients have 24/7 access to
our proprietary tax database
“iTamLink.com” which tracks
their commercial property
tax assessment history and
generates numerous reports
including: Tax Due, Appeal
Deadline & History, Tax Savings,
Fees and others. Each can be
sorted by type, state, county and
printed along with associated
data and analytics via computer
or mobile device.
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