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Overassessments  &  Underassessments    
Property Taxation and the Law:   Challenges and Solutions                                                                          2025 

● The “ad valorem” property tax is the foundation of local government funding in Illinois.

● Illinois collects $34 billion in property taxes statewide. 

● Cook County is the second largest assessment system in the nation with 1.8 million 

parcels and collects $19 billion dollars annually.

● It is essential that the administration of this property tax distribution be fair & equitable.

● An underassessment or overassessment of one property, or an entire class of properties, 

will result in unfair shifts of the tax burden between taxpayers.

 



Case 1     Valuation    Challenges    of    Mega-Mansions     2025

A dearth of extreme upper-end sales and enthusiastic speculation by brokerage firms, real estate articles, 
online estimates, and pending multiple listings resulted in the overassessment of numerous multi-million 
dollar mansions along the pristine waterfront of Lake Michigan - the highly sought after North Shore of 
Cook County, Illinois, in New Trier Township.  

Only 73 sales from 2022 - 2024 ranged market values of $4 M to $12.7 M were recorded by the Assessor 
to reassess 460 high-end mansions in the upper 3% of all single family homes.  Unfortunately, a small 
16% sale subset - a primary metric for algorithm formulas - skewed estimated values for the January 1, 
2025 lien date.



Vertical  Equity  &  The  2025  Mega-Mansion  Reassessments

Vertical Equity:  Ensures that properties of all value ranges are valued equally in relation to actual 
sales,  thereby having consistent sales ratios as set by assessment principles and courts. 

Of Illinois’ 101 counties, Cook County is the only county that values homes at 10% of market value.

● Example of Vertical Inequity Regressivity:
Ratios can be lower among higher-value properties than lower-value properties

Homes sold for $1M valued @ Sales Ratio of 7%
Homes sold for $400K valued @ Sales Ratio of 9% or 10%

● Example of Vertical Inequity Progressivity:
Ratios can be lower among lower-value properties than higher-value properties

Homes sold for $1M generally valued @ Sales Ratio of 12%
Homes sold for $400K generally valued @ Sales Ratio of 10%

Vertical inequity also occurs with regressivity when homeowners purchase foreclosed properties 
and the sales ratio on these below-market properties ranges from 15-40%.
See www.TRAENinc.com  Impact of Over Assessments: Where Foreclosure Distressed Sales Over Populate the Housing Landscape 

http://www.traeninc.com


Billionaires & Millionaires:  A  Metric  for  Housing  Values? 

Illinois billionaires’ net worths range from $3.9 B to $44.1 B

Incomes for communities along Cook County’s suburban North Shore:

➢ Median household incomes: $250,000+
➢ Average household incomes: $405,000+

1. Lukas Walton $44.1 B   9.   Elizabeth Uihlein        $6.2 B

2. Mark Walter $13.2 B 10.   Richard Uihlein        $6.2 B

3. Patrick Ryan              $10.0 B  11.   Eric Lefkofsky $6.0 B

4. Neli Bluhm                  $8.7 B     12.   Joe Mansueto $6.0 B

5. Thomas Pritzker   $7.6 B                       13.   Joseph Grendys $5.3 B

6. Ty Warner   $6.5 B 14.    Byron Trott $4.3 B

7. Steve Lavin   $6.3 B 15.    Penny Pritzker $4.2 B

8. Justin Ishbia   $6.2 B 16.    J.B. Pritzker $3.9 B

              
Crown Family at $14.7 B owners of a New Trier mansion,  along with a 2022 $17 M purchase of a Gold Coast Condo in North Chicago Twp

Source: Forbes 400 (Aug/Sep 2025), Bloomberg's Billionaire Index (Sep 2025), United States Census Bureau, World Population Review

16 ILLINOIS 
COOK COUNTY 
BILLIONAIRES



2022,  2023,  &  2024  Actual  Mega-Mansion Sales  VS  Mansion 
Mega- Reassessments in 2025  in New Trier Township, Illinois

 Cook County Assessor’s Reassessments 
for Lien Date of January 1, 2025

73 Sales in 2022, 2023, 2024 prior to the
              Triennial Reassessment in 2025

2025 Assessor 
Estimated  Market 

Value Ranges

Actual 2022, 2023, 
& 2024 Sales

2024 Assessor Estimated 
Pre-Reassessment 

Market Values 

 2025 Assessor Estimate 
Reassessed Market Values

% Change 
2024-2025

$ 34.8 M 0 0 1 --
$ 19.8  -  $ 24.8  M 0 1 4 300%
$ 16     -   $ 18     M 0 1 13 1,200%
$ 13     -   $ 15     M 0 6 19 217%
$ 10     -   $ 12     M 4 18 32 78%
$   8     -   $   9     M 0 26 32 23%
$   7   M 4 13 33 154%
$   6   M 7 34 28 -18%
$   5   M 15 38 72 89%
$   4   M 43 68 226 232%

Total Number of  
Sales & Properties 73 Sales 205 Estimates 460  Estimates

Small subset of sales $4 M to $12.7 M –16%  and final estimated market valuations put these 460 
mansions in the uppermost 3% of highest valued single family homes in New Trier Township.



Focus:     Mega-Mansions   in   Neighborhood   Code   171

● The pristine beach district on Lake Michigan, which 
the Assessor identifies as Code 171 of 23 
Neighborhood Codes, stretches from Glencoe, 
Kenilworth, Winnetka to Wilmette for 7 miles.

● The 460 properties with assessments of $4 M to 
$35 M as of 2025 experienced an average increase 
of 71% to their current market valuations.

● Land Market Value per SF increased by 50% since 
the last triennial reassessment.

   Tax Year         Median LMV/SF
   2025 Tri          $75
   2022 Tri $50

Lake 
Michigan



Key Metrics  for Housing Values:  Mega-Mansion  in  Headlines

August 9, 2024 - Crain’s Chicago Business  
Chicago real estate expert Dennis Rodkin writes an article about 
the listing for a leading real estate and business publication.

February 4, 2025 - Chicago Tribune



Case  1     Sheridan   Mega-Mansion   is   Reassessed

April 23, 2025 - Assessor’s Reassessment Notices Go Out for New Trier Township

$34,863,461

Listed for $35,000,000 2024-2025         January 1, 2025 Lien Date Market Value is $34,863,461



Case  1     A   Reassessment   Without   a   Closed    Sale

“In the new assessments, the highest estimate of market value, a little over $34 million 
[$34,863,470], is a 2.3-acre estate in Winnetka that went up for sale in August at $35 million and 
went under contract to a buyer in February.”

“The sale has not closed yet, so it's not known what the final sale price will be.”

May 6, 2025 - New Assessments vs. Recent Sales

By Dennis Rodkin

Dennis Rodkin is a senior reporter covering residential real estate for Crain’s Chicago Business. He joined Crain’s in 2014 and has 

been covering real estate in Chicago since 1991.

https://www.chicagobusiness.com/staff/drodkin/Dennis-Rodkin


Case  1                         Assessment      vs.      Actual      Sale

Actual Sale:

Sold Price:$31,250,000

08/29/2025

Value set to $34,863,470 in 2025 reassessment, the Assessor adjusted the assessment to 
reflect the sale contract value at $31,250,000 and reduced the market value to $31,000,010. 
2nd appeal is pending at the Board of Review.



Timeline for 2025 Reassessment of Sheridan Mega-Mansion

LISTING IN NEWS LIEN DATE SALE CLOSEDBUYER FOUND REASSESSMENT PUBLISHED

Aug 9, 2024 Jan 1, 2025 Feb 4, 2025 Apr 23, 2025 Aug 29, 2025

In Illinois, the lien date for when the government can legally set the market value and tax a property for 
assessment purposes is January 1st. Both public & private appraisers must base valuations on actual sales and 
property characteristics that existed on or prior to the lien date.

 Sales chasing (pay-the-price assessing)—runs contrary to assessment principles and constitutional mandates 
for uniform taxation. Courts and recognized assessment standards consistently repudiate the practice because 
it introduces bias, results in non-uniform assessments, and erodes the integrity of the assessment rolls. Using 
listings treats unsold properties differently through speculative lenses and not actual sales occurring in the past 
3-5 years.

Example: The  Assessor captured 43 $4M Sales from 2022-2024 to value New Trier homes as of January 1, 2025. 
In 2024, there were 68 $4M homes. By Jan. 1, 2025 there were 226  $4M sales, a 232% increase.



Assessor’s   Home   Value   Report:  A  tool   for  each  home

Cook County Assessor’s Office

“Your Home Value Report includes the top five most significant sales … 
… that the model uses to estimate its value.” Source: Cook County Assessor Website



Assessor’s   Sale   Database   for   Sheridan   Mega-Mansion 

  Cook County Assessor’s Home Value Report: 

“This map shows your home along with five sales 
that an algorithm identified as being significant 
for the model’s estimate of your home’s value.”

Sales Identified by Assessor 
for Sheridan Mega-Mansion

$3,000,000    (2020)
$5,500,000    (2021)
$5,300,000    (2022)
$4,175,000    (2022)
$6,280,000    (2022)

Assessor’s Sale Database
Sales in Code 171     429 Sheridan Rd, Winnetka

Source: Cook County Assessor

Highest Sales Prior to Jan. 1
Along North Shore 

2022-2024:

$12,750,000    (2022)
$12,250,000    (2022)
$12,500,000    (2022)
$12,000,000    (2023)



Case  1        Assessor’s    2024    Sales    in    Code    171

“No Single-Family sales took place in 2024 in New Trier [Code] 171” per 
Assessor - the only Code with no sales for 2024.

# Sales
Min Sale Price
Top Sale Price

Source: Cook County Assessor’s website

No Single-Family sales took place in 
2024 in New Trier 171
Note that the model leverages sales from prior years 
and other neighborhoods to estimate property values.



Case 1        Actual   2022,   2023,   2024   Sales   in   Code   171

Assessor’s 2025 Median Assessed
Market Value:

$7.8 M    

(24% Higher than Sales)

Median of 15 Sales from 2022-2024:

$6.3 M

2023 Sales:

5

2024 Sales:

3

2022 Sales:

7

Source: Cook County Assessor Public Database;

Midwest Real Estate Database, LLC



Mega-Mansions   Demanded   Justice  through  Tax  Appeals

Source: Cook County Assessor, Cook County Board of Review

● 17,367 single family homes are in New Trier Township 

● 460 homeowners with mega-mansions valued by the Cook County Assessor 

at $4 M - $34 M represent the top tier 3% of all homes in New Trier 

Township

● Their triennial reassessment increased on average 71%

● 349 of the 460 mansion owners— 76% appealed to the Assessor

○ 136 of the 349 appeals—  39%  were successful

○ The Assessor removed—  $113 M in market value & $3.1 M in taxes
○ Average reduction: $830K in market value (<1% of total)
○ Mansion on Ardsley Rd had $10.5 M (9% of total) in market value 

removed, the highest reduction of any property.
● 374 of the 460 mansion owners— 81% appealed to the Board of Review 

results pending



Case 1     Was  Justice  Done  Through  the  2025  Assessor 
                   Property  Tax  Appeal  Process?
76% of homeowners with the highest-value homes filed appeals at the Cook County Assessor 
There was an increase to 81% filed at the Board of Review to seek lower assessments

Source: Cook County Assessor, Cook County Board of Review

Ardsley Rd, Winnetka, New Trier Twp

Purchased in 2015: $28     M
Assessment 2021: $26     M
Reassessment 2022: $25.8  M
Assessor Appeal 2022: $15     M
Reassessment 2025: $17     M
Assessor Appeal 2025:   $6.5  M

Appeal evidence: 2022 & 2025 appraisals

The Assessor accepted the homeowner’s 
request to increase the livable SF by 3,657, a 
+37% increase, which was an error not based 
on new construction or additions.

Est. Refund Due: $40,405

Ardsley Rd, Winnetka
2015 Recorded Purchase: $28,000,000



Solutions Mega-Mansions Mega-Reassessments Mega-Appeals

The “Robin Hood” Effect  2025

An injustice, whether billionaire or 
millionaire. Every man’s home is his 
castle. 

Sales data led to questionable 
Mega-Reassessments & others with 
Mega-Reductions on appeal.

Golden Rule Solution:   Apply the 
IAAO’s assessment principles and 
constitutional mandates to achieve 
fair & equitable assessments across all 
homes.



Case  2         Unrestrained        Riparian        Rights ?              2025

11 mansion owners in New Trier 
Township, Cook County, have slowly 
encroached on public lands for decades.

Restricted access to the public prairie 
grassland bluffs and parts of the public 
beach makes it difficult to discover 
added untaxed improvements. 

Yet, amenities have appeared on public 
lands far beyond the legal descriptions 
of private parcel plat boundaries of 
mega-mansions for decades.

Exclusive, breathtaking views: North Shore mansion owners with riparian restricted 
access along the pristine Lake Michigan beaches appear to have no Assessors on duty. 



Discovery   Process   &   Audit   of   Long Overlooked  Parcels

357 untaxed areas with permanent index numbers (PINs) fixed within assessment block 999 were 

audited across Cook County, Illinois. Some of the PINs, i.e., 05-26-999-001 revealed untaxed or 

undertaxed parcels.   Aerial audits using Cook Viewer GIS, Google Earth and historical pilot photos, 

along with several on-site field inspections by assessment professionals with both private and 

governmental sector expertise, discovered what appear to be untaxed improvements on public land. 



Case 2      Historical   Maps   of    Illinois’   Lake  Michigan  Shoreline

In 1949, Cartographer Charles C. Henderson compiled numerous maps of the Wilmette area to 

depict railroads, “Indian Trails,” and other historical destinations throughout 1829-1842.



Case 2       Historical    Maps   of   Lake  Michigan’s  Shoreline

Wilmette had grown considerably by 1885 (left), and in 1897 the plat for properties along the 

shoreline (right) was recorded. 3 Mega-Mansions in this area will be the focus of the slides.

10
      11
           12
                 13
                       14



2024  Shoreline Tax  Map:  Who  Owns the  Beach?

Above: Google Earth view of Wilmette lakefront

At Left: Cook County, Illinois E ½ SE ¼ 
Section 27 - 42 - 13 NEW TRIER 2024 Tax Map
Page 0527H 42-13-27H © Cook County Illinois

10
      11
           
                 
                  14

 Who owns 
the public 
dunes  & 
beach?



Unassigned Shoreline Land: 2022 GIS Parcel Viewer Block  999

                                                           
“05-27-999-001”

“05-26-999-001”

The tax map gives no parcel tax PINs for the land from the bluffs to the shore. It is also not a right of 
way, with exception of the Elmwood Dunes Preserve. Until 2022, the bluffs and beaches were issued 2 
placeholder PINs (Block 999 parcels) by the GIS Department with the current parcel map.

-010   -011                        -014



Case 2     Map   Area   Audited   by   Assessment  Professionals

Parcel Block 404 Parcel Block 414

Audit of 7 miles of Lake Michigan shoreline reveals encroachment on public lands by 11 
mansion owners along ⅓-mile stretch. Several signs are posted that say “Private Beach.”

-010   -011               -014

Direct Access: Elmwood Dunes Preserve



Review   of   6    Sample   Properties   Encroaching

Actual Size:  40,400 SF 
AO Lot Size: 26,800 SF

Actual Size:  41,600 SF 
AO Lot Size: 26,500 SF

Actual Size:  44,250 SF 
AO Lot Size: 26,400 SF

Actual Size:  34,620 SF 
AO Lot Size: 26,400 SF

Actual Size:  33,000 SF 
AO Lot Size: 26,800 SF

Actual Size:  48,350 SF 
AO Lot Size: 27,900 SF

Lake
Michigan

H

I

J

K

L

M

6 Legal Descriptions show private lots of 26,400 to 27,900 SF for a total of 160,800 SF   (~3.7 acres)
The area of the public lands encroached upon totals  81,420 SF    (~1.9 acres)
Parcel owners increased the area under private use by ~50%  to a total of 242,220 SF   (~5.6 acres)



Encroachment  on  Public  Lands  by  11  Parcel  Owners

11 Private Homeowners
on 6.5 acres.

11 Parcels are contiguous & 
average 26,000 SF.

Taxable parcels were first 
platted in 1897. Taxable PINs 

were established
between 1958-59.

Public land encroached
on added 4.4 acres & added 

17,400 SF of land per 
homeowner.

Average lot size increased from ½ 
acre to almost 1 acre (43,300 SF). 

The Elmwood Dunes Preserve 
and Wilmette Public Beach were 
issued non-taxable block -999- 

PINs by GIS Department.

Private Taxable Land Public Untaxed Land



Encroachments Over 13 Years onto Public Beach, 1998 & 2011

1998 201113 years

2003 Shoreline

1998 Shoreline
1998 Shoreline

2003 Shoreline



Encroachments Over 6  Years onto Public Beach,  2018 & 2024

2018 20246 years

2003 Shoreline
1998 Shoreline

2003 Shoreline

1998 Shoreline



Case  2                  Google  Maps  Aerial  View  of  Beach      2025

Red Line: 
Approx. Parcel 
Boundary Line 
from County



Case  2             Encroachments   on   GIS   State  Basemap      2025  



County and Township Professionals Weigh-In:   Block   999

“The parcels are managed and maintained by the Cook County Clerk’s map department. 
When the paper maps were converted to a digital system in 2001, it was discovered 
that there were polygons that were neither Parcels or RightOfWays, block 999 was used 
to denote these polygons… eventually the county will review these polygons and 
convert them into their respective types (water, road, etc.)”

— GIS Program Coordinator, Cook County Government, February 17, 2022

“… In my opinion the use of the PIN 05-27-999-001 is just a placeholder and refers to 
unsurveyed, unplatted “land” at the shore of Lake Michigan. Land covered by that PIN 
receives no tax bill. … Whether such land at low water belongs to the owners of the lots 
to the west or to the State of Illinois is a legal question that has probably been resolved 
by prior decisions of Illinois appeal and supreme courts.”

— Deputy Assessor, New Trier Township,  February 22, 2022



Dune Rebuilding Restricts Public Access to Public Land

Dune preservation signs and fences serve to keep the public away from the areas 
encroached on by private mansion owners.  The Elmwood Dunes Preserve was opened 
to the public in 2015 after being restricted to the public for dune rebuilding.

2022 Sign 2025 Sign

Elmwood Dunes Preserve

Source: Chicago Tribune, Nov. 4, 2015



Dune  Rebuilding  Restricts  Public Access to Public Land

Some properties are bordered by rocks and a metal fence. A garage and a boat ramp give the 
owners amenities while denying public access to untaxed public land. Signs say the shoreline 
property is private and there are outdoor surveillance cameras.



Case 2                         Dune  Rebuilding on Private Property

Signage stretching across 
one-third of a mile along the 
backyards of 11 private-public 
lots states:

Dune Rebuilding 
Keep Off Dunes 

PRIVATE PROPERTY 
No Public Access

Surveillance cameras and beach 
fencing restricts public access.

Other private signs warn that 
the the property is private and 
under surveillance.



Case 2                         Dune  Rebuilding on Private Property



Boat  House  &  Recreation  Room  Near  the  Water’s  Edge

2022 2025



Case 2    New  Owners  Build  New  Home  &   Beach  House 

Beach House and Spa at the Same Location  2022  vs.  2025
2nd Owner’s 

Encroachment
Remodeled 

Beach House

“No Trespassing
Private Property
Violators will be 
Prosecuted”

“Private 
Property”



Estimating  Land  Tax  Losses  Across  11  Parcels,  1999-2025

The Estimated Tax Loss was 
based on aerial verification 
of encroachment back to 
1999 to determine the 
earliest known year of 
encroachment.

PARCEL -014 (shown)
Private / Taxed Land:  
27,900 SF
Public / Missed Land: 
20,450 SF
Encroachment began 2009

Parcel -014 Total Est. Land 
Tax Loss, 2009-2025:

$341,202

11 Parcels Total Est. Land 
Tax Losses, 1999-2025:

$3,346,579



Case  2          Missed   Land   &   Improvement   Taxes         2025

Land & an unknown amount of improvement taxes are 
missing off the tax rolls. The private improvements on 
public lands include but not exclusively discovered: 

● Beach & Boat houses
● Outdoor Fireplaces & Fusion Fire Outdoor 

Kitchens
● Spas, Swimming Pools
● Manicured landscapes, gardens, statuaries, 

fountains, stone pathways, boardwalks
● Greenhouse, pergolas
● State-of-the-art lighting and security systems



Case  2    Solutions  to  the  Encroachment  on  Public  Land             
2025

    What government agencies have the primary responsibility for a resolution?
        A      The New Trier Township Assessor
        B      The Cook County Assessor
        C      The Village of Wilmette
        D      U.S. Army Corps of Engineers 
        E       Cook County Circuit Court
        F       Wilmette Park District

After the audit of the 357 parcels with Block 999, the parcels cannot be seen in the current year. 
However, they can be viewed on parcel archive layers dating back to 2000. 

Numerous FOIA requests were sent to the Village of Wilmette. No 
records of public special use agreements or riparian right of way 
arrangements were provided in response. Approximately 25 of 200 
permits appear to be related to construction of improvements.

https://www.google.com/search?rlz=1C1GGRV_enUS1101US1101&cs=0&sca_esv=b417296af091910f&sxsrf=AE3TifN05YF0ar-QhnLiZm7b_Mr1KIKQNw%3A1760123729254&q=U.S.+Army+Corps+of+Engineers&sa=X&ved=2ahUKEwigp_vsq5qQAxVIkokEHcM9FQ0QxccNegQIAxAB&mstk=AUtExfBjhJUGV37qPqDGxkgEBVykjJoOXalhq8p25NY2At0Rb_4ON4jQ0tMLIwnDk0VKhocY83Gx6psPpLEzaPVNntcgMKZMXmdS1xCxjM8VYbEB-HOwcMiSu3WvOfVQZmeCkgEPAHLx2wlBfKuqU7gm_P8gRSmAkUSadz8rW0czuvg0euY&csui=3


Case 3     A 19th Century Country Club’s  20th Century 
                   Land Trade Now Haunts a 21st Century Assessor

A country club located in Chicago, Lake View Township, Cook County, was granted 
public lands in 1947 from the Chicago Park District. The additional 4.5 acres of this 
exclusive, near-lakefront urban country club still goes untaxed and is still very private 
78 years later.

2025



The Saddle & Cycle Club - An Exclusive Country Club in the City

“Founded as a bicycle club along the 
shores of Lake Michigan in 1895, the 
Saddle & Cycle Club has evolved into 
one of Chicago’s most distinguished 
private clubs. With over 130 years of 
tradition, the Club has proudly upheld 
a legacy of excellence, camaraderie, 
and a vibrant member community. For 
generations, it has been an oasis for 
members and their families—a place to 
connect, celebrate, and create life's 
greatest moments.”

-The Saddle & Cycle Club

Member initiation fees: $75,000
Annual member fees:   $7,980
Source: Saddle & Cycle Club Posting 2022



Case  3   A  Country  Club  Then  An  Urban   Country  Club   Now

The Saddle & Cycle Club boasted direct access to Lake Michigan upon its formation in 
1895 until the 1940s, a period of more than 45 years.

Now, 130 years later, the Saddle & Cycle Club’s clubhouse is almost a quarter of a mile 
away from the beach. 

Source: Saddle & Cycle Club

Lake Michigan Shoreline



A  Clue  from  a  1939  Map  Showing  the  Saddle & Cycle Club

Saddle & Cycle Club, Chicago, Lake View Township, as of 1939

Outer Proposed Drive



City  Plans   for  Landfill   Expansion  Along  Lake  Michigan

The City of Chicago undertook landfill expansion along the northern lakefront to expand 
the existing park system. The Saddle & Cycle Club would be one of the first private 
properties to be affected by the city’s plan. Map shows partial landfill in dark green.



Case 3    1937 - 1947  Statewide USDA, AAA Collection Aerial Views

Chicago, Illinois, 
Cook County, in 
Lake View Township 
the Private Saddle 
& Cycle Club 
established in 1895

Photo taken prior to 
landfill.

Saddle 
& Cycle 

Club
1916 & 1928 
Edgewater 
Beach Hotels
Demolished 
1969

1895 - 2025 
Saddle & 
Cycle Club 
130 Years



The Deal of the Century:  Riparian  Rights  For…  A Lagoon?

As lakefront property, the Saddle & Cycle Club had riparian rights that would be affected by 
the city’s landfill plans. The private club deeded its riparian rights to the Chicago Park 
District in 1928, and, in 1931, the Park District agreed to construct a lagoon for the club to 
replace the lost lakefront.

Source: Chicago Old & New. (2016, April 8). April 8, 1947 -- Saddle and Cycle Club Settles with Park District. Connecting the Windy City.



Case 3      No  Lagoon  Meant  New  Litigation  and  a  New  Deal

Despite its promise to build a lagoon, the Chicago Park District actually never went about 
constructing it for the Saddle & Cycle Club. As a result, a new lawsuit was initiated by the Club 
to seek compensation for the lost riparian rights. At the conclusion in 1947, the Park District 
agreed to deed part of the new landfill land to the Saddle & Cycle Club:

Legal Description of
 Lands Quitclaimed

to the Saddle & 
Cycle Club



Case 3    Private Saddle   &   Cycle   Club   Boundaries   Mapped

Mariano’s 
Grocery Store



Block  999:    New  Landfill   was  Never  Given a  Tax  PIN

Area of Taxed Land: 335,728 SF    7.7 ac.
Area of Untaxed Land (Approx):    195,000 SF    4.5 ac.
Total S&C Area (Approx): 530,728 SF  12.2 ac.

Saddle & Cycle Property Boundary

Saddle & Cycle Taxed Parcels

Untaxed Portion of Saddle & Cycle

“999” “Ghost” Parcel 14-08-999-001 
 All 357 PINs Disappeared in 2022

GIS PIN:    14-08-999-001



The  Untaxed  4.5  Acres  is  Not  on  County  Tax  Maps…

Official Cook  County tax 
maps since at least 2019 do 
not provide outlined parcel 
boundaries for the private 
untaxed 4.5 acres of 
improved land.

The untaxed privately 
owned 4.5 acres on the 
2024 Cook County Tax Map 
is identified as “Pt. of 
Lincoln Park” even though 
the Chicago Park District 
Quitclaimed “All the right, 
title and interest” in the 
land covered by the 1947 
settlement.

2024

Privately-owned S&C 
Club Land, is labeled 
“Part of Lincoln Park” 



…But  the  Untaxed  4.5 Acres  Appears  on  the  City  Map!

Unlike the County Tax Map, 
the City Map that identifies 
the addresses and historic 
subdivisions of the area of 
the Private Country Club has 
an outline drawn out from 
the “West Boundary.”

The outline, the only one of 
its kind in the area, marks the 
additional land granted to the 
Private Country Club in 1947.

No taxes have been paid on 
the 4.5 acres since it was 
deeded to the Private Club by 
the Chicago Park District.

2022 Private S&C land 
without parcel 
boundaries and 
tax PIN #.



No Parcel,  No Taxes,  No Problem?  Tax is  Shifted to Others

FOIA requests for property tax documents uncovered that the Saddle & Cycle Club does not 
disclose the existence of the 4.5 acres of private untaxed land and improvements, which are 
the sites of the club’s tennis courts, garages and a golf course. 

Included is a disclaimer concerning the legal description of the club’s property:

Source:  Cook County Assessor & Cook County Board of Review



2021  &  2024  Reassessments on the Private Club’s New Taxes

Land Assessments of Adjacent Club Parcels
        2021:    Parcel 2 acres  @ $50 and Parcel 5.7 acres @ $25       per SF
        2024:    Parcel 2 acres  @ $50 and Parcel 5.7 acres @ $99.50 per SF

If the 4.5 acres of private country club land were valued at $99.50 SF today, it would have a 
market value of $19.4 M  with added private and improved land taxes of $412,274



 Estimated  Land  Taxes  Missed  from  1999  to the Present

An estimated $3.3 million in land taxes has 
been off the tax rolls since 1999 due to the 
absence of a PIN for taxation of  the 
quitclaimed 4.5 acres. 

Further improvement values from the tennis 
courts, garages, and golf course would add 
improvement taxes missed.

Looking back at the last 78 years, the Saddle 
& Cycle Club has more than been 
compensated for the lost riparian rights.

At the time of the Quitclaim Deed in 1947, 
the Saddle & Cycle Club increased from 9.9 
acres to 14.4 acres, a 45% increase.



Case  3          Missed   Land   &   Improvement   Taxes         2025

Added Improvements Include:
● 6 Tennis Courts
● Golf Course
● Landscaping
● Private Fencing



 Case 3       Solutions  for a Haunting  Land  Trade?            2025

Research for solutions to Case 3 involved 
outreach to the Cook County Assessor, 
the County Recordings Division, the 
County Geographic Information Services 
(GIS) Department, and the City of 
Chicago Law Department.

The Legal Description from the 1947 Quit 
Claim Deed provides clear boundaries of 
the Club’s property, and  serves as a solid 
foundation for its claim of ownership 
and its ability to resolve boundary 
disputes consistently defined and legally 
recognized for nearly 80 years. 



2025

This presentation would not have been made possible if it were not for the skilled GIS piloting, deep data mining and research, 
writing and editing skills of the following assessment and housing professionals:

Ceasar Attar, Database Management Analyst
Abbey Durst, Administrative Assistant Editor
Elise Rebien, Fellow,  Leuphana University of Lüneburg, Germany, Institute for Urban & Cultural Research
Coco Sharp,  Special Projects Coordinator
Arthur Siegle, Commercial Property Tax Analyst & Policy Researcher

Overassessments Underassessments: 
Mega-Mansion Valuations,
Unrestrained Riparian Rights, & Country 
Club Challenges

Questions  Discussions


