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Background

 The “ad valorem” property tax is the foundation of local government funding in Illinois. 
Cook County Illinois, the second largest property tax assessment district in the United States 
with 1.8 million parcels collects $18.3 billion dollars annually.

It is critical that the administration of this tax be equitable.

An underassessment of one property, or an entire class of property, will result in a higher tax 
burden to be shared by the remaining taxpayers.

 



Cook County, Illinois

 The Cook County Assessor is tasked with producing an assessed value for the 1.8 million      
     parcels in the county on a triennial cycle.

  The Assessors office must revalue one third of the 
      County every year and add new construction                  
      property to the tax rolls.                                                                                                

  In 1998, the Cook County Assessors Office had over
      500 employees, by 2021 that number had dwindled to 237.

In 2019, the IAAO performed an audit of the Cook County Assessors office and made some 
recommendations.



2019 IAAO Audit

IAAO recommended Cook 
County quadruple the number 
of staff overall and made note  
of the critical need to increase 
the number of field inspectors.



Staffing Shortage Leads to Missed Assessments

Despite the recommendation that the number of field inspectors increase from 11 to 56, the 
county lost field inspectors subsequent to the IAAO audit.

Cook County reached a nadir of 8 active residential field inspectors for over 1.5 million 
residential properties.



Lyons Township, Cook County, Illinois

In 2022, the Lyons Township Assessor’s Office conducted a field audit of the 45,000 parcels assessed 
by the Cook County Assessor’s Office.

The audit revealed hundreds of misclassified properties and missing additions, as well as several new 
construction properties never added to the tax rolls despite notice to the County Assessor that new 
construction was taking place. Assessment inquiries were filed with the County Assessor requesting 
corrections to erroneous property record cards in the district.



New Property Not Assessed : Lyons Twp 2022

Unfortunately, the County Assessor was unable to correct the property record card for all 
the Lyons township properties identified. 
Many newly-constructed properties were still assessed as vacant land. 



Illinois Property Tax Code

(35 ILCS 200/9-180)

New property is assessable from the date 
an occupancy permit is issued or from the 
date the property is inhabitable through 
the end of the tax year.



Fair & Equitable?

429 Filson St 427 Filson St

$10,880.76 $214.07

Two identical townhouses in 
LaGrange Illinois.

New construction completed 
and each townhouse sold 
within one week of the other 
at similar prices.

One townhouse was added to 
the tax rolls while one was 
not and taxed as vacant land.

This repeated several times 
throughout the development.

Annual Tax Bill:



Next-door Neighbors: Fair & Equitable?

5204 S Woodland Ave
Western Springs IL
65-year-old home sold $699,000

Annual Property Tax Bill: $10,277.36

5200 S Woodland Ave
Western Springs IL
New construction home
Sold $1,900,000 taxed as vacant land

Annual Property Tax Bill $2425.63



Next-door Neighbors: Fair & Equitable?

4027 Lawn Ave
Western Springs, IL
113-year-old Sold $750,000

Annual Property Tax Bill: $14,268.59

4031 Lawn Ave
Western Springs, IL
New home : Sold $1,200,000

Annual Property Tax Bill: $1650.36



Next-door Neighbors: Fair & Equitable?

5543 Barton Ln
Hinsdale, IL
New construction : Sold $1,398,000

Annual Tax Bill : $1,688.22

5549 Barton Ln
Hinsdale, IL
New Construction : Sold $1,256,000

Annual Tax Bill : $27,355.16



Cook County, Illinois 

What happens when the County Assessor does not 
produce an equitable assessment?
What rights should an individual taxpayer have to ensure 

their property is not disproportionately taxed? 

Full Article 
here:



Cook County Board of Review

 The Illinois property tax code provides for an independent board to review assessments and 
hear taxpayer objections to the County Assessor’s assessment.

Although it is exceedingly rare, the Cook County Board of Review is authorized to consider 
underassessment complaints as well as the more common overassessment complaint.



Following the Rules

Who has standing?



Inspect and Assess Properties

All missing property was 
inspected, photographed, 
and valued.



Notice to the Taxpayer

After filing at the Board, 
all taxpayers were given 
notice of our intent to file.

The Board asked us to do 
our best to reach out to 
our taxpayers and attempt 
to reach a settlement with 
the affected taxpayers 
before the hearing dates.



Educate the Taxpayer and Offer a Settlement

The majority of our 31 taxpayers subject 
to an undervalue complaint met with us 
and agreed to negotiate an assessment 
acceptable to both sides.



2022 Undervalue Results

The Board of Review added all eighteen missing properties back to the tax rolls. Neighboring 
taxpayers avoided a $343,000 shift in property tax burden.



2023 Undervalue Results

Thirteen additional new construction properties were omitted the following year. 
Thirteen additional Board of Review undervalue complaints added all thirteen missing properties back to 

the tax rolls.

Neighboring taxpayers avoided an additional $265,000 shift in property tax burden. $607,000 over two 
years.

Restored to the tax rolls: The largest home and highest residential tax bill in Western Springs IL.



Undervalue Complaints: An Important Tool

If an individual taxpayer is assessed correctly but must pay more than 
their fair share of the property tax burden due to the underassessment 
or omitted assessment of neighboring property, they are a victim of an 
unjust assessment and should have a forum to plead for relief.

It is unlikely individual taxpayers will undertake the daunting task of 
researching and filing undervalue appeals. It may be up to property tax 
professionals who comb through assessment data regularly to object 
to major errors or omissions in the assessment.

Third-party taxpayer challenges should be protected. Taxpayers should 
have the right to examine assessments of other property on the same 
tax roll and object to errors that produce an inequitable distribution of 
the property tax burden.



Background – Plaintiff Taxpayer

Assessors in recent decades have faced unprecedented market challenges from natural 
disasters, made more severe by climate change, to real estate market crashes and valuation 
explosions. 

Assessors across the globe rely on Computer-Assisted Mass Appraisal (CAMA) systems to 
analyze data points. Software enhancements for CAMA systems consistently improve 
valuations with better statistical models, algorithms, and advanced technologies for modular 
assessment tools. Cook County uses iasWorld – an integrated appraisal and tax 
administration software.

Assessment tools help identify property in real time. Geographic Information Systems (GIS) 
like CookViewer, with digital measuring tools and oblique aerial views showing different 
angles and years; assessment appeals; permits; sales transfers; occupancy certificates; and 
field inspections build a more accurate assessment database.



Undervaluation Complaint History

Alan S. Ganz and Dixie L. Laswell, “Review of Real Estate Assessments - Cook County (Chicago) vs. Remainder of Illinois, 11 J. Marshall J. Prac. & Proc. 
17,” UIC Law Review 11, no. 1 (1977).

Almost 50 years ago, in 1977, a review of real estate assessments in Cook County found undervalue 
complaints were almost non-existent:



Undervaluation Complaint History

Former Cook County Board Commissioner files underassessment complaint against the Sears Tower:

1989

Ben Joravsky, “A Taxing Question: How Much Is the Sears Tower Worth?,” Chicago Reader, August 20, 2021.



Undervaluation Complaint History

Daley was 1st mayor to review Loop office building tax appeals in order to file against claims that a
building was overvalued. The Mayor’s legal department used evidence to file underassessment
appeals:

2003

Andrea Raila and Paul L. Pusateri, “Chicago Asserts New Role in Tax Appeals Process,” Illinois Real Estate Journal, January 27, 2003, Volume 6, Number 2.
 https://rejournals com/articles/

https://rejournals.com/articles/


Undervaluation Complaint History

Errors in municipality permit reporting lead to information gaps and lost tax dollars:

2010

Jeff Long and Jonathan Bullington, “Evanston Fails to Report 1,500 Building Permits to Cook County,” Chicago Tribune, August 23, 2021, 
https://www.chicagotribune.com/2010/05/19/evanston-fails-to-report-1500-building-permits-to-cook-county/.

https://www.chicagotribune.com/2010/05/19/evanston-fails-to-report-1500-building-permits-to-cook-county/


Undervaluation Complaint History

10 Taxpayers file a lawsuit against Springfield, MA for using “illegal” means to raise revenue 
by devaluing billboards and cell towers, thereby shifting greater taxes onto residents:

2019

John Valente and Paul Wright, “Let’s Sue the Assessor for Being Too Low...,” 85th Annual IAAO Conference & Exposition (lecture, Ontario, Canada, 
September 9, 2019).



Undervaluation Complaint History

Retired appraiser in Cowichan, BC filed undervalue complaints at the Property Assessment Review Panel:

2024

Robert Barron, “Retired Appraiser Waging Fight against ‘underassessed’ Commercial, Industrial Properties,” Lake Cowichan Gazette, August 8, 2024.



1st Example of a Board of Review Undervalue Form



Current Board of Review Complaint Form

“Status of Appellant [as a] 
Taxing Body or Taxpayer

Alleging Underassessment”



Case #1 – 2023 Plaintiff Taxpayer Appeal

Taxpayer Underassessment Complaint Ambiance Condominium Association 
      30 Condos & 61 Parking Units
      Luxury Condos less than 25 years old

      Less than ½ mile from Lake Michigan
      
      9% COVID Cut in 2020
     66% Triennial Reassessment Cut in 2021
     Refunded $105,000
     23% Average Residential Triennial Reassessment
     Increase in Township



Case #1 – 2023 Plaintiff Taxpayer Appeal

The Ambiance Condominium Association   30 Condos & 61 Parking Units

Notice with copy of complaint form sent to President of Condo Association, the agent, with a list of names of unit owners of record.

Association represented by attorney/agent

2017 Total Assessment Pre-Triennial: 1,877,000           Market Value:   $18,770,000 $605,484 per Unit

2018 Tri Total Assessment:  1,965,000           Market Value:   $19,650,000 $655,000 per Unit     +5%
2019 Total Assessment:   1,956,000           Market Value:   $19,560,000 $630,968 per Unit     -1%
2020 Total Assessment:  1,785,255           Market Value:   $17,852,550 $575,889 per Unit     -9% COVID

2021 Tri Total Assessment: 599,001 Market Value:   $  5,990,010 $199,667 per Unit   -66%
2022-2023 Total Assessment: 598,997 Market Value:   $  5,989,970 $199,666 per Unit

Petitioner Requested Total Assessment: 2,207,173            Market Value:   $22,071,725 $735,724 per Unit

Attorney Appearance – Agreed with Petitioner’s Requested Market Value:   $22,071,725 $735,724 per Unit

Cook County Board of Review Decision: 2,207,173            Market Value:   $22,071,725 $735,724 per Unit

2024 Tri Total Assessment  2,371,886           Market Value:   $23,718,860 $790,629 per Unit

2021 Property Tax Loss:    $332,000 2022 Property Tax Loss:    $340,000 2023 Property Tax Loss:   $0
2021 Refund Amount:       $105,000    Total Property Tax Loss:   $672,000



Case #2 – 2023 Plaintiff Taxpayer Appeal

Taxpayer Underassessment Complaint Stratford Condominium Association
      7 Condos & 7 Parking Units
      Rehabbed less than 25 years ago

      Less than ½ mile from Lake Michigan
      
      9% COVID Cut in 2020
     58% Triennial Reassessment Cut in 2021
     23% Average Residential Triennial Reassessment 

    Increase in Township



Case #2 – 2023 Plaintiff Taxpayer Appeal

Stratford Condominium Association 7 Condos & 7 Parking Units

Notice with copy of complaint form sent to President of Condo Association, the agent, with a list of names of unit owners of record.

Association represented by attorney/agent

2017 Total Assessment Pre-Triennial:    294,530             Market Value:   $2,945,300 $420,757 per Unit

2018 Tri / 2019 Tri Total Assessment:    304,581             Market Value:   $3,045,810 $435,115 per Unit     +3%  
2020 Total Assessment:     278,001             Market Value:   $2,780,010 $397,144 per Unit     -9% COVID

2021 Tri Proposed Total Assessment: 116,000 Market Value:   $1,160,000 $165,714 per Unit   -58%
2021 Attorney’s Request: 104,400              Market Value:   $1,044,000 $149,143 per Unit   -10%
2021 County Board of Review Analysis: 364,755              Market Value:   $3,647,545 $521,078 per Unit
2022-2023 Total Assessment: 116,000 Market Value:   $1,160,000 $165,714 per Unit

2023 Petitioner Requested Assessment:    338,166              Market Value:   $3,381,660 $483,094  per Unit

Attorney Appearance – Motion to Dismiss was Denied by County Board of Review

2023 County Board of Review Decision:    338,166              Market Value:   $3,381,660 $483,094  per Unit

2024 Tri Total Assessment:     344,638             Market Value:   $3,446,380 $492,340  per Unit

2021 Property Tax Loss:    $45,015 2022 Property Tax Loss:    $45,699 2023 Property Tax Loss:   $0
2021 Refund Amount:       $13,388    Total Property Tax Loss:   $90,714



Case #2 – 2023 Plaintiff Taxpayer Appeal

Evidence for Undervaluation: Appraiser’s Preliminary Market Value Analysis of 1 Stratford 
    Condominium Association Unit



Case #3 – 2023 Plaintiff Taxpayer Appeal

Taxpayer Underassessment Complaint Commonwealth-Historic Homeowner’s Association
      17 Town Homes
      2,500+ SF and less than 25 years old

      Less than ½ mile from Lake Michigan
      
      8% COVID Cut in 2020
     24% Triennial Reassessment Cut in 2021
     22% Average Residential Triennial Reassessment 

    Increase in Township



Case #3 – 2023 Plaintiff Taxpayer Appeal

18 Comparable 
Town Homes

17 Underassessed 
Town Homes 

17 Underassessed Town Homes:
             Average SF:       3,010 SF

      2020 Total MV:  $27,818,400
      2021 Total MV:  $21,097,190

         Average Sale:   $1,921,714
Avg. 2021 Mkt Val:   $1,244,690
Avg. 2024 Mkt Val:   $1,489,861

18 Comparable Town Homes:
             Average SF: 2,927 SF

      2020 Total MV:  $18,491,820
      2021 Total MV:  $21,718,000

         Average Sale:   $1,228,400
Avg. 2021 Mkt Val:   $1,206,555
Avg. 2024 Mkt Val:   $1,220,000



Case #3 – 2023 Plaintiff Taxpayer Appeal

Underassessed

Property Bldg SF 2020
Market Value

2021
Market Value % Dec 2024

Market Value % Inc Sale 
Year

Sale 
Amount

Sales 
Ratio

Subject 1 3,205 $1,690,010 $1,230,000 -27% $1,570,000 +28%
Subject 2 2,574 $1,491,440 $1,170,000 -22% $1,200,000 +3%
Subject 3 2,967 $1,601,580 $1,300,000 -19% $1,550,000 +19%
Subject 4 3,079 $1,637,270 $1,310,000 -20% $1,640,000 +25% 2021 $1,837,500 7%
Subject 5 2,604 $1,522,680 $1,060,380 -30% $1,259,380 +19%
Subject 6 3,264 $1,732,760 $1,330,000 -23% $1,690,000 +27%
Subject 7 3,310 $1,750,220 $1,320,000 -25% $1,680,000 +27% 2023 $2,000,000 7%
Subject 8 2,827 $1,560,500 $1,269,340 -19% $1,318,250 +4% 2017 $1,670,000 8%
Subject 9 3,218 $1,701,450 $1,200,000 -29% $1,460,000 +22% 2016 $1,862,500 6%

Subject 10 2,999 $1,614,150 $1,300,000 -19% $1,540,000 +18% 2016 $2,272,000 6%
Subject 11 2,604 $1,522,830 $1,050,000 -31% $1,220,000 +16%
Subject 12 3,320 $1,757,990 $1,310,000 -25% $1,680,000 +28%
Subject 13 3,235 $1,722,430 $1,340,000 -22% $1,650,000 +23%
Subject 14 2,604 $1,523,460 $1,050,000 -31% $1,220,000 +16% 2023 $1,860,000 6%
Subject 15 2,967 $1,600,850 $1,290,000 -19% $1,470,000 +14% 2017 $1,950,000 7%
Subject 16 3,067 $1,630,950 $1,257,470 -19% $1,500,000 +19%
Subject 17 3,320 $1,757,830 $1,310,000 -25% $1,680,000 +28%

Total -- $27,818,400 $21,097,190 -24% $25,327,630 +20% -- -- 7%



Case #3 – 2023 Plaintiff Taxpayer Appeal

Comparables

Property Bldg SF 2020
Market Value

2021
Market Value % Inc 2024

Market Value % Inc Sale Year Sale Amount Sales 
Ratio

Comp 1 2,927 $1,043,300 $1,210,000 +16% $1,220,000 +1%
Comp 2 2,927 $1,012,240 $1,210,000 +20% $1,220,000 +1%
Comp 3 2,927 $1,042,770 $1,210,000 +16% $1,220,000 +1%
Comp 4 2,927 $1,042,460 $1,210,000 +16% $1,220,000 +1% 2018 $1,155,000 10%
Comp 5 2,927 $1,042,820 $1,210,000 +16% $1,220,000 +1% 2021 $1,225,000 10%
Comp 6 2,927 $1,043,030 $1,210,000 +16% $1,220,000 +1%
Comp 7 2,927 $1,043,130 $1,120,000 +7% $1,220,000 +1% 2018 $1,135,000 10%
Comp 8 2,927 $1,042,430 $1,210,000 +16% $1,220,000 +1% 2019 $1,350,000 9%
Comp 9 2,927 $1,043,280 $1,210,000 +16% $1,220,000 +1% 2018 $1,300,590 9%

Comp 10 2,927 $1,042,500 $1,210,000 +16% $1,220,000 +1%
Comp 11 2,927 $990,690 $1,210,000 +22% $1,220,000 +1% 2021 $1,220,000 10%
Comp 12 2,927 $1,009,810 $1,210,000 +20% $1,220,000 +1%
Comp 13 2,927 $1,043,200 $1,210,000 +16% $1,220,000 +1% 2021 $1,220,000 10%
Comp 14 2,927 $990,430 $1,210,000 +22% $1,220,000 +1%
Comp 15 2,927 $1,017,080 $1,210,000 +19% $1,220,000 +1%
Comp 16 2,927 $1,042,570 $1,238,000 +19% $1,220,000 -1% 2021 $1,200,000 10%
Comp 17 2,927 $1,003,950 $1,210,000 +21% $1,220,000 +1% 2023 $1,250,000 10%
Comp 18 2,927 $996,130 $1,210,000 +21% $1,220,000 +1%

Total -- $18,491,820 $21,718,000 +17% $21,950,000 +1% -- -- 10%



Case #3 – 2023 Plaintiff Taxpayer Appeal

The Commonwealth-Historic Homeowner’s Association  17 Town Homes

Notice with copy of complaint form sent to President of Homeowner’s Association, the agent, with a list of names of unit owners of record.

No attorney/agent or individual homeowner appearances

2017 Total Assessment Pre-Triennial: 2,612,965             Market Value:   $26,129,650 $1,537,038  per Town Home

2018 Tri / 2019 Total Assessment: 3,023,748             Market Value:   $30,237,480 $1,778,675  per Town Home   +16%
2020 Total Assessment:  2,781,840              Market Value:   $27,818,400 $1,636,376  per Town Home     -8% COVID

2021 Tri / 2022-2023 Total Assessment: 2,112,219 Market Value:   $21,122,190 $1,241,011  per Town Home   -24%

Petitioner Requested Total Assessment: 3,224,600             Market Value:   $32,246,000 $1,778,675  per Town Home

No Attorney or Taxpayer Appearance – BOR en banc decision: No evidence of proper notice given to taxpayer, No Change

Cook County Board of Review Analysis: 3,393,765             Market Value:   $33,937,650 $1,896,824  per Townhome

2024 Tri Total Assessment  2,532,763             Market Value:   $25,327,630 $1,489,861  per Townhome

2021 Property Tax Loss:    $237,000 2022 Property Tax Loss:    $242,000 2023 Property Tax Loss:   $242,000
2021 Refund Amount:      $0     Total Property Tax Loss:   $721,000



Case #3 – 2023 Plaintiff Taxpayer Appeal

Notice to the Taxpayers: IL Statutory Requirement for Assessor’s Revaluation Increases



Case #3 – 2023 Plaintiff Taxpayer Appeal

Notice to the Taxpayers: IL Statutory Requirement for Underassessment Appeals



Case #3 – 2023 Plaintiff Taxpayer Appeal

Notice to the Taxpayers: IL Statutory Requirement for Underassessment Appeals



Case #3 – 2023 Plaintiff Taxpayer Appeal

The Cook County Board of Review’s Intervenor Valuation Rules were the only documented 
guidance to be found for plaintiff taxpayers to file an underassessment complaint.

The Board’s staff were helpful, responsive, and accommodating to the plaintiff taxpayer at 
every step of the underassessment appeal process

https://www.cookcountyboardofreview.com/sites/g/files/ywwepo261/files/document/file/2023-01/BOR-File-397.pdf

https://www.cookcountyboardofreview.com/sites/g/files/ywwepo261/files/document/file/2023-01/BOR-File-397.pdf


Results for All Underassessment Appeal Cases

Total Property Tax Losses & Gains from Cook County Underassessments, 2021-2023:

  Property Tax Losses    Years  Property Taxes Recouped         Years
New Construction         $265,000 2  New Construction $607,000          2
30-Unit Condos             $672,000  2  30-Unit Condos  $347,000          1
7-Unit Condos               $90,714  2  7-Unit Condos     $46,800         1
17 Town Homes             $721,000          3 17 Town Homes              $0         0      

Total  $1,748,714             Total     $1,000,800
Taxes which should have been paid by owners 
whose homes, condos, and town houses were 
undervalued. Undervaluing shifts the tax 
burden onto other owners in the same 
assessment districts.

Taxes Recovered over 2 Years From
Successful Underassessment Appeals



Case Summaries

Lyons Township Homes – Permit Processing Error = Undervaluation
31 newly-constructed & occupied homes’ improvement values were 
not placed on the land.

Condo Cases – Proration/Ownership Share Error = Undervaluation
30-unit & 7-unit condominium buildings were devalued during 
reassessment due to database errors in the proration and ownership 
shares used to calculate the new values.

Underassessed Townhomes – Sales Ratio Error = Undervaluation
17 Town Homes devalued with the application of wrong sales ratio.



Conclusion

Chicago and Cook County’s overreliance on property taxes to fund public schools, 
infrastructure, and pensions has become a tremendous burden to low- and middle-
class homeowners in Illinois; similar issues affect homeowners in other jurisdictions.

We must ensure a fair and equitable distribution of every property tax dollar. It is 
especially important for municipalities like Chicago, which faces a $1 billion shortfall in 
its 2025 budget.

Strengthening existing ties among County Assessor’s Offices, County Boards of Review, 
Township Assessors, and other governmental supervisors of assessment and collection 
systems, helps ensure that key information is not overlooked and that blips in the 
assessment fabric are smoothed out in a timely fashion.



Conclusion

Property taxpayers, taxing districts, township and county assessors, supervisors of 
assessments, and county boards of review should all be recognized as advocates in the 
discovery of undervaluations. Assessment professionals’ expertise, reliability, high 
standards, and accountability improves the quality of ad valorem property tax systems.

Empowering such stakeholders to cooperate in underassessment issues allows for 
better checks and balances, greater transparency, and public engagement.
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