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Cook County property owners can cut property tax bills by filing a
protest in 2013

Each year, the Cook County Assessor reassesses one-third of the nearly 1.8 million

parcels in Cook County. For 2013, the 13 townships located in the north and

northwest sections of Cook County will be reassessed starting in January/February

2013. These townships are Barrington, Elk Grove, Evanston, Hanover, Leyden,

Maine, New Trier, Niles, Northfield, Norwood Park, Palatine, Schaumburg, and

Wheeling.

The reassessment comes at a time of great uncertainty. Congress and the President

managed to avoid the “fiscal cliff,” but are still sorting through the effects of the tax

changes. The European Union is struggling through a continued sovereign debt crisis

as its member countries try to rein in their spending.

Property values began to sink long before this most recent economic uncertainty.

According to Moody’s/RCA repeat sales indices, U.S. property values peaked in

2007. While the real estate marketing is slowly recovering, these indices indicate

property values are still way down since that 2007 peak:

• Apartment property values have recovered to within 12.2% of their peak

• Industrial property values are down 24.1% from their peak

• Suburban office properties are down 36.2% from their peak

• Retail property values are down 33.6% from their peak.

Despite these historically low property values, commercial and industrial property

owners may see a significant spike in their 2013 property taxes, largely due to the

continued cost of government services. These potential tax increases could cause

considerable sticker shock for owners of apartment buildings, hotels, and all types of

commercial and industrial properties.
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However, vigilant property owners can avoid being overtaxed — and potentially save

thousands on their tax bills — by protesting their assessments to the Cook County

Assessor (“Assessor”) and the Cook County Board of Review (“BOR”). More and

more business owners are taking advantage of this opportunity to significantly cut

their tax bills. According to its web site, the Cook County Board of Review handled

386,000 appeals in 2010 — and 72 percent of filers received some type of relief on

their tax bills.

Background

The foundation on which the property tax levies are based is the determination of

the assessed value (tax base) of all non-exempt property in Cook County. The

Assessor places a market value and assessed value (percent of market value) on all

the property within Cook County on a rotating basis. Upon the filing of a complaint

by a property owner or taxpayer (“taxpayer”), the Assessor will review the proposed

assessment of the individual property. For 2013, all property in the north and

northwest sections of Cook County will be reassessed. The Assessor’s Office is

scheduled to begin its reassessment in January/February 2013 (taxes payable in

2014). The BOR will open for complaints for the 2013 assessment year in

September 2013 and finish in the spring/summer of 2014.

Reassessment Process

After the Assessor has reassessed a particular township, taxpayers in that township

will receive a notice in the mail informing them of their new assessment. Once those

notices have been mailed, taxpayers will have a limited amount of time (30 days) to

file a complaint with the Assessor’s Office.

Basis for a Valuation Complaint

A valuation complaint may be based on a number of contentions. The stated

characteristics of a property might be incorrect. A recent purchase of the subject

property in question may support a lower market value. A taxpayer could secure an

appraisal that supports a lower market value. If the property is income-producing

(such as an apartment building, strip mall or office building) the income and

expenses may support a lower market value. Additionally, vacancy can significantly

affect a property’s market value and assessment.

Once the appropriate evidence is filed, the Assessor’s Office will review the

submitted evidence and determine if it supports a market value reduction. If a

taxpayer is not satisfied with the results received from the Assessor, a complaint

can be filed with the BOR.

Board of Review Process

Similar to the Assessor’s procedures, a taxpayer has a limited window of time to file

a complaint and evidence with the BOR. Unlike at the Assessor level, taxpayers or

their counsel have the opportunity to present their case to the commissioners and

deputy commissioners at a short hearing before the BOR. Please note that only

taxpayers or their legal counsel may file a complaint with the Board or appear
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before it. Once the evidence has been filed and/or a hearing takes place, the BOR

will make its determination.

After the BOR has certified its assessments and the tax base has been determined,

the County Clerk determines the tax rates needed to supply various taxing districts

with their levies. Then the Collector’s office calculates the tax bills and mails them

out to the individual taxpayers.

Conclusion

To sum up, it is important for all property owners to carefully review their Notice of

Reassessment when it arrives in the mail and notify their property tax counsel of the

reassessment. It is too late to appeal once a taxpayer receives his tax bill.

Thompson Coburn’s Real Estate Tax Assessment practice covers all types of

apartment, commercial, industrial, and retail properties. Our real estate tax

assessment appeal practice is based on a contingent fee, and our services include

representation, evidence compilation, and negotiations with assessment officials at

the county level, the Illinois Property Tax Appeal Board, and the Circuit Court of

Cook County.
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