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EXPERTISE

Representation of Industrial, Commercial and Large Residential Properties before Assessors, Boards of Review and State Courts throughout 
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Tax Impact Studies 

CREDENTIALS
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Super Lawyer 2005 

Selected as a Leading Lawyer – 2014, 2015
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J.D. from John Marshall Law School, Chicago 

B.A. from University of Illinois, Chicago 
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Illinois, 1980
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Illinois State Bar Association - Member State and Local Taxation Section Council (2005 to 2016), Chair (2012), Speaker/Moderator at numerous 
CLE seminars (2005-2016)  

Illinois Property Tax Lawyers Association – Founding Member, First President. This Association has been successful in drafting, sponsoring and 
successfully obtaining revisions of the Illinois Property Tax Code, as well as local county board of review rules throughout the state.

International Association of Assessing Officers
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Illinois property tax system

• Approximately 6,000 local governments use property tax to finance the majority 
of services

• The property tax cycle extends over a 2-year period, meaning a tax year is the 
year of assessment and reflects the value of real property as of January 1 of 
that year and actual tax bills are paid in the year following the tax year

• Every 4 years (3 years in Cook County) all property is reassessed

• Tax bills are based on: (1) equalized assessed value (EAV) of your property and 
(2) amount of money your local taxing districts need to operate during the 
coming year

• The Property Tax Extension Limitation (PTELL) generally restricts the growth 
property tax revenue to taxing districts to 5% or the annual change in the US 
Consumer Price Index

• The assessment level on any parcel of real property in any county in Illinois 
(except for Cook County) is 33 1/3%
▪ Cook County classifies property and assessment classes at different percentages of fair 

market value
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Best and Worst States for Property Taxes

(based on percentage of market value)

Best Worst

Louisiana (0.18%) New Jersey (1.89%)

Hawaii (0.26%) New Hampshire (1.86%)

Alabama (0.33% Texas (1.81%)

Delaware (0.43%) Nebraska (1.76%)

District of Columbia (0.46%) Wisconsin (1.76%)

West Virginia (0.49%) Illinois (1.73%)

South Carolina (0.5%) Connecticut (1.63%)

Arkansas (0.52%) Michigan (1.62%)

Wyoming (0.58%) Vermont (1.59%)

Colorado (0.6%) Rhode Island (1.35%)
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States with property tax caps

• California

• Massachusetts

• New York

• Oregon

• Illinois

• Colorado

• New Jersey
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Funding schools through income tax

• No state has completely abandoned the use of property tax as a 

source of revenue for public schools 

▪ In Pennsylvania, legislation to eliminate school property tax failed to pass by a 

single vote in 2016

▪ A proposed constitutional amendment to eliminate the local property tax in North 

Dakota was defeated by voters in 2012

▪ In 2008, the legislature in Georgia considered but then rejected a proposal to 

eliminate property tax 

• However, states have shifted from a reliance on local property tax 

revenues as a substantial source of funding

▪ For example, both Indiana and Michigan, saw the state take on a larger role in 

the administration of the property tax revenues. The result was a shifting from 

local property tax reliance to state property tax oversight. 
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Funding schools through income tax

• Because of reductions in federal and state aid, the only way for local 

school districts to reduce reliance on property tax is to adopt new 

sources of local government revenue

• Another alternative would be for state governments to take over 

much of the financing of public schools – which would require 

increases in state income, sales, and business taxes

▪ This would also mean that local citizens would no longer have power to increase 

property taxes to pay for new courses, smaller class sizes or other educational 

initiatives because state funding would dramatically reduce local control of 

education
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School funding in Illinois

• Illinois is last in the nation, covering only 24% of the overall cost as 

opposed to the national average of 45%

• In 2014, Illinois was 4th in total education spending and 15th in 

spending per pupil
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Source of US Public Education Revenue by Level of Government, 
2013-2014

Source: Lincoln  Institute of Land Policy
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PER STUDENT SPENDING
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HOW DOES COOK COUNTY 
COMPARE TO OTHER COUNTIES?
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Property Values

• In 2017, home values increased nationally at 6.3%

▪ In Seattle, they increased 12.7% and in Las Vegas, they increased 11.1%

▪ Chicago finished dead last among the 20 largest U.S. cities with only a 2.6% rise

• By the end of 2017, more than 135,000 Chicago-area homes were 

underwater – more than total in New York and Los Angeles 

combined
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Population Growth

• Chicago is nation’s third largest city

• Between 2010 and 2016, the number of Chicago households with 

more than $100,000 annual income and headed by a person under 

45 grew by 26,000

▪ This is more than any other U.S. city except New York

• HOWEVER, from July 2015 to July 2016, 114,144 Illinoisans left for 

other states

▪ Cook County had the largest numeric decline at 10,488 people
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Affordability and Wages

• World Business Chicago found Chicago to be more affordable than 

New York, San Francisco, Denver, Boston, and DC

• Median cost of occupancy for a residential home in Chicago is 

$11.07/square foot and homes average 1,568 square feet

• Property tax cost is $2.60/square foot

• Average annual wage in Chicago in 2017 was $54,160
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Corporate relocation or new construction in Chicago

• In the past several years, the following corporations have relocated 

to or around the City of Chicago:

▪ McDonald’s

▪ Beam Suntory

▪ Con Agra

▪ GE Healthcare

▪ Kraft/Heinz

▪ Motorola Solutions

▪ Mead Johnson

▪ Go Go

▪ Hillshire Brands
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THE IMPORTANCE OF EFFECTIVE AVENUES OF APPEAL

• IN COOK COUNTY THERE ARE APPROXIMATELY 1.8 MILLION TAXABLE PROPERTIES OF THIS NUMBER,

APPROXIMATELY 25%, OR 450,000 APPEALS ARE FILED WITH THE ASSESSOR, WHILE THE BOARD OF

REVIEW FIELDS ANOTHER 200,000 APPEALS

• COOK COUNTY AFFORDS THE TAXPAYER 2 OPPORTUNITIES TO FILE APPEALS AT THE COUNTY

LEVEL. A TAXPAYER CAN FILE AT THE ASSESSOR AND/0R BOARD OF REVIEW.

• IF YOU MISS THE FILING DEADLINE AT THE ASSESSOR, YOU CAN STILL TAKE YOUR APPEAL TO THE

BOARD OF REVIEW. IF THE END RESULT FROM DECISIONS OF THESE TWO BODIES ARE STILL NOT

SATISFACTORY, YOU CAN TAKE FURTHER APPEALS TO EITHER THE STATE PROPERTY TAX APPEAL

BOARD DOWN IN SPRINGFIELD OR TO THE COOK COUNTY CIRCUIT COURT.

• WHEREAS FILING AT THE PTAB IS FREE, THE CURRENT COST TO FILE AN APPEAL IN THE CIRCUIT

COURT STANDS AT $238.

• THE STANDARDS OF PROOF DIFFER VASTLY BETWEEN THE PTAB AND CIRCUIT COURT. STANDARD AT

PTAB IS “PREPONDERANCE OF THE EVIDENCE” THE COURTS REQUIRE THE TAXPAYER TO MEET A

MUCH HIGHER BURDEN OF PROOF, WHAT IS KNOWN AS THE CLEAR AND CONVINCING STANDARD,

WHICH IS THE HIGHEST STANDARD OF PROOF THAT CAN BE REQUIRED IN A CIVIL CASE. PTAB

HEARINGS ARE TREATED AS BRAND NEW, SO EVERYONE STARTS FROM SCRATCH, WHEREAS THERE

IS A PRESUMPTION OF CORRECTNESS IN FAVOR OF THE TAXING BODIES IN CASES FILED IN COURT.
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THE IMPORTANCE OF EFFECTIVE AVENUES OF APPEAL

• OUTSIDE OF COOK COUNTY, TAXPAYERS GET ONLY ONE OPPORTUNITY TO FILE AN

APPEAL, AND THIS IS WITH THE LOCAL COUNTY BOARD OF REVIEW. IF YOU MISS THE

FILING DEADLINE, THERE IS NO FURTHER RECOURSE, AND YOU MUST WAIT FOR THE

FOLLOWING YEAR TO FILE.

• SLIDE 33-34 INDICATES THE AMOUNT OF ASSESSMENT CHANGES GRANTED BY THE

PTAB FOR THE YEARS 2010-2016. NOTE THE TOTALS FOR SOME OF THESE YEARS MAY

SEEM LOW, BUT THAT IS DUE TO THE FACT THAT ALL OF THE CASES FOR THOSE

YEARS HAVE NOT YET BEEN HEARD AND DECIDED.
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Need for Vacancy Relief
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LOOP VACANCY FACTOR EXAMPLE 

OFFICE BUILDING

CURRENT ASSESSMENT: 22,163,975

LAND: 2,897,737

BUILDING: 19,266,238

CURRENT MARKET VALUE: $88,656,000 ($139.61 PSF.)
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LOOP VACANCY FACTOR EXAMPLE 

OFFICE BUILDING

PROPERTY OWNER FILES WITH ASSESSOR FOR VACANCY RELIEF EQUAL TO 

21%

FORMULA:

MARKET VALUE OF BUILDING: $77,064,952

X 79% (OCCUPANCY RATE)

REDUCED MARKET VALUE BUILDING: $60,881,312

X 25% (LEVEL OF ASSESSMENT)

REDUCED BUILDING ASSESSMENT: 15,220,328 

ADD BACK LAND ASSESSMENT: + 2,897,737

TOTAL REDUCED ASSESSED VALUE: 18,118,065
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LOOP VACANCY FACTOR EXAMPLE 

OFFICE BUILDING

BUILDING AREA: 635,000 SF

REPORTED VACANCY RATE: 133,350 (21%)

CURRENT AVG. RENT: $ 25.00 PSF

EXPENSES: TAXES: $  6.85 PSF

OPEX: $  8.69 PSF

TOTAL EXPENSES: $ 15.53 PSF

TOTAL RENT TAXES AND CAM: $ 40.53 PSF

POTENTIAL LOST INCOME DUE TO VACANCY (133,350 SF x 

$40.53): $5,404,675
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LOOP VACANCY FACTOR EXAMPLE 

OFFICE BUILDING

CALCULATION OF TOTAL TAX SAVINGS: 22,163,975 (CURRENT ASSESSMENT)

- 18,118,065 (MINUS REDUCED AV)

4,045,910 (TOTAL AV REDUCTION)

X 2.9627 (2017 EQUALIZATION FACTOR)

REDUCTION IN NET EQUALIZED VALUE: 11,968,818

X 7.266% (LAST KNOWN TAX RATE)

ESTIMATED TAX SAVINGS FROM VACANCY: $870,962

POTENTIAL NET INCOME LOST FROM VACANCY: $5,404,675

ESTIMATED PROPERTY TAX SAVINGS: $- 870,962

NET LOSS FROM VACANCY: $4,533,713

ACTUAL LOST REVENUE TO PROPERTY OWNER FAR EXCEEDS POTENTIAL TAX 

SAVINGS. THERE IS NO REAL BENEFIT TO MAINTAINING A VACANT BUILDING!
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“FOOD FOR THOUGHT”

WHY ARE ALL PROPERTIES IN COOK COUNTY SUBJECT TO A 

SINGLE EQUALIZATION FACTOR???

• HOW DOES THE APPLICATION OF THE STATE’S SINGLE 

EQUALIZATION FACTOR TO ALL PROPERTIES IN COOK 

COUNTY IMPACT COMMERCIAL/INDUSTRIAL TAX BILLS?

• AND SHOULD THERE BE AN “INTER-CLASS MULTIPLIER”?
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“FOOD FOR THOUGHT”

EXAMPLE: LOOP OFFICE BUILDING

CURRENT ASSESSED VALUE: 22,163,975

INDICATED MARKET VALUE: $88,656,000

CURRENT CALCULATION OF PROPERTY TAXES:

ASSESSED VALUE: 22,163,975

X 2.9627 (LAST KNOWN EQUALIZATION FACTOR)

= 65,665,208 (EAV/VALUE)

X 7.266% (LAST KNOWN TAX RATE)

TOTAL TAXES DUE: $4,771,234

NOTE – THE EAV IS EQUAL TO 74% OF THE ASSESSOR’S MARKET 

VALUE
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“FOOD FOR THOUGHT”

LAST KNOWN ASSESSMENT SALES RATIO STUDY FOR COOK COUNTY 
BY THE IDOR (2016)

THE STUDY INDICATES THAT THE LAST KNOWN ADJUSTED MEDIAN 
LEVEL OF ASSESSMENT FOR CLASS 5A (COMMERCIAL PROPERTIES) 
WAS 20.04% (SUBJECT TO OUTLANDISH COEFFICIENT OF 
DISPERSION).  

ILLINOIS LAW REQUIRES THAT ALL PROPERTY BE ASSESSED AT 
33.33% OF FAIR MARKET VALUE.  

ALL THINGS BEING EQUAL THAT WOULD INDICATE A STATE 
EQUALIZATION OF JUST 1.663 (33.33% / 20.04% = 1.633) WOULD BE 
APPROPRIATE, AS OPPOSED TO THE ACTUAL EQUALIZATION FACTOR 
OF 2.9627.
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“FOOD FOR THOUGHT”

FURTHER ISSUES WITH THE EQUALIZATION FACTOR

• THE COOK COUNTY CLASSIFICATION ORDINANCE STATES THAT CLASS 2 AND 3 
PROPERTIES SHOULD BE ASSESSED AT 10% OF THEIR MARKET VALUE.  

• CURRENTLY THOSE TWO CLASSES REPRESENT 65.5% OF THE ENTIRE COOK 
COUNTY EQUALIZED TAX BASE.  

• THE LAST KNOWN SALES RATIO STUDY PLACES THE AVERAGE ADJUSTED 
MEDIAN LEVEL OF ASSESSMENT FOR THESE TWO CLASSES IS AT ABOUT 8.15%
(AGAIN, SUBJECT TO AN OUTLANDISH COEFFICIENT OF DISPERSION).  

• THIS WOULD CALL FOR THE APPLICATION OF A MULTIPLIER OF 4.089 (33.33% / 
8.15% = 4.089) TO REACH THE 33.33% STATUTORILY REQUIRED STATE MANDATED 
LEVEL OF ASSESSMENT.  

• BECAUSE THESE TWO CLASSES REPRESENT SUCH A HIGH % OF THE TOTAL 
COUNTYWIDE TAX BASE, THERE WILL ALWAYS BE A BUILT-IN EQUALIZATION 
FACTOR IN EXCESS OF 2 ACROSS ALL CLASSES OF PROPERTY, WITHOUT THE 
INTRODUCTION OF AN INTER-CLASS MULTIPLIER.
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Impact of e-commerce on vacancy and market rates

• Vacancy rates nationwide have been stagnant for the past 2 years

• Suburban office markets are outperforming downtown centers 

because of several years’ absorption and vacancy rates hovering near 

pre-recession lows in 2017

• Industrial real estate is a star performer in the market because 

construction is booming as companies tackle online delivery and push 

to get products to consumers more quickly by opening distribution 

hubs in populated areas

• However, retail sector continues to take blows and investors are 

fleeing because of the large amount of store closings and 

bankruptcies
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Impact of airBNB on hotel occupancy rates and 

values
• AirBNB hosts’ income totaled $77 million in 2017 in Chicago, up from $67

million in the previous year

• AirBNB operations generated a total economic impact of $345 million in

2017, which was up from $331 million the previous year

• However, in 2017, Chicago hotel occupancy increased to 75.19%, up from

72.1% in 2011

• Chicago annual hotel revenue has increased 39% since 2011, from $1.64

billion to $2.28 billion
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Property Tax Appeal Board 2017 Annual Report

* Currently under 
way
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Property Tax Appeal Board 2017 Annual Report
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Questions?
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