PROPERTY TAX APPEAL BOARD S DECI SI ON

APPELLANT: Donna Zabor

DOCKET NO.: 03-29704.001-R-1, 04-25535.001-R-1
and 05-24549.001-R-1

PARCEL NO.: 14-33-301-105-0000

TOWNSHI P: Nort h Chi cago

The parties of record before the Property Tax Appeal Board are
Donna Zabor, the appellant, by attorney Anthony M Farace of
Amari & Locall o, Chicago, and the Cook County Board of Review.

Section 1910.78 of the Oficial Rules of the Property Tax Appeal
Board st at es:

Two or nore appeals involving the sane property may be
consolidated on notion of any party or at the direction
of the Property Tax Appeal Board when the cases invol ve
common issues of law or fact, consolidation would not
prejudice the rights of the parties, and consolidation
woul d result in the efficient and expeditious
resol ution of the appeal. (86 Ill.Adm Code §1910. 78).

The Property Tax Appeal Board finds that the instant cases
i nvolve common issues of |aw or fact, consolidation wll not
prejudice the rights of the parties, and consolidation wll
result in the efficient and expeditious resolution of the
appeals. Therefore, at the direction of the Property Tax Appea
Board, Property Tax Appeal Board Docket Nos. 03-29704.001-R-1,
04- 25535. 001- R-1 and 05-24549.001-R-1 are consol i dat ed.

The subject property consists of an owner occupied seven-year-
old, three-story style dwelling of masonry construction and
| ocated in North Chicago Townshi p, Cook County.

The appellant, through counsel, submtted evidence before the
Property Tax Appeal Board claimng three bases of the appeals;

(Conti nued on Next Page)

Based on the facts and exhibits presented, the Property Tax
Appeal Board hereby finds reductions in the assessnents of the
property as established by the Cook County Board of Review are
warranted. The correct assessed val uations of the property are:

DOCKET NO. PARCEL NO. LAND | MPR. TOTAL

03-29704.001-R-1 14-33-301-105-0000 $15,665 $121,110 $136,775
04-25535.001-R-1 14-33-301-105-0000 $15,665 $119,200 $134, 865
05-24549. 001-R-1 14-33-301-105-0000 $15,665 $116,230 $131, 895

Subject only to the State nultiplier as applicable.

PTAB/ | bs/ 070493/ 494/ 495
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the subject is incorrectly assessed; the subject is overval ued;
and the subject is unequally treated in the assessnment process.

The appellant contends the description of the subject reflected
in the public record is inaccurate. The appel | ant asserted the
subject is described as a two-story single-famly dwelling
whereas the subject is actually a three story nulti-famly

dwelling containing three living units. In addition, the
appel | ant contends other inaccuracies such as size and anenities
are reflected incorrectly on the public record. In support of
the assertions the appellant presented photographs and draw ngs
of the subject. The drawi ngs, wth outside dinensions, were
prepared as part of an appraisal perforned for financial purposes
by a State of Illinois certified appraiser. The draw ng
indicates that the subject contains three living units; siXx
baths; three fireplaces, a partial basenent and an integrated
two-car garage. The appraiser estinmated the subject's total
square feet of living area to be 3,441 square feet of living

area. The appellant also offered a notice from the Cook County
Assessor indicating that due to corrections of the subject's
characteristics the 2006 total assessnment was reduced to
$135, 000. The notice indicated one of the changes nade was to
correct the subject's <classification from a single famly
dwelling to a nulti-famly dwelling.

Regardi ng the appellant's argunent the subject is overval ued, the
af orenmenti oned appraisal was submtted. The appraiser estimted
the subject's market value as of April 2005 to be $1, 350,000

utilizing the three approaches to val ue. The witer indicated
the Marshall Swift Residential Cost Service was enployed to
determne a cost new for the subject of $509, 440. Esti mat ed

depreci ation based on the age/life nethod of $25,472 was deducted
and site inprovenments of $20,000 were then added resulting in a
depreci ated cost new for the inprovenents of $503,968. An
estimated |and value of $850,000 was then added resulting in an
estimated value for the subject of $1,353,968 via the cost
appr oach.

Three rental conparables were relied on by the appraiser to
estimate a value through the incone approach. The three are
simlar in size and location to the subject. The witer
determined a rental range of $1.05 to $1.54 per square foot of
living area for the conparables after adjustnents. The appraiser
determ ned the subject's current rentals to be consistent wth
the conparables and the Ilocal narket. Thus the appraiser
estimated a value for the subject of $1,350,000 through the
i ncone approach.

The |ast approach enployed by the appraiser was the sales

conpari son approach. Four sales Jlocated in the subject's

imediate vicinity were used. The properties are simlar in size

and anenities when conpared to the subject. The properties sold
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from June 2003 to January 2005 for prices ranging from $1, 248, 000
to $1,425,000. After adjustnents, the appraiser estimted a sale
range from $1, 322,500 to $1,381,820. Fromthis information, the
apprai ser estinmated a value for the subject of $1, 350,000 through
t he sal es conpari son approach

The appraisal indicated the market approach was chiefly relied
upon, with support fromthe other two approaches, to determ ne an
esti mated market val ue of $1, 350,000 as of the date of val ue.

In support of the inequity argunment, the appellant offered
spreadsheets detailing four suggested conparable properties
| ocated in the same coded assessnent nei ghborhood as the subject,

two of which are on the sane street as the subject. These
properties consist of two-story style single-famly dwellings of
masonry construction from 13 to 17 years old. Al of the
conparable dwellings contain two or three full baths, air

conditioning, fireplaces and have garages. The conparabl es range
in size from 2,596 to 3,420 square feet of living area and have
i nprovenent assessnments ranging from $33.28 to $38.87 per square
foot of living area. A copy of the subject's 2003, 2004 and 2005
board of review final decisions were also included. Based on the
foregoi ng evidence, the appellant requested a reduction in the
subj ect's i nprovenent assessnent.

The board of review submtted its "Board of Review Notes on
Appeal " wherein the subject's final inprovenent assessnents were

di scl osed. The inprovenent assessnents were $155,720 as of
January 1, 2003; $142,022 as of January 1, 2004; and $142, 022 as
of January 1, 2005. In support of the subject’s assessnent, the

board of review offered property characteristic sheets and
spreadsheets detailing four suggested conparable properties
| ocated in the sanme coded assessnment nei ghborhood as the subject.
The conparables consist of two-story style single-famly
dwel I ings of masonry construction from four to ten years old.
Al of the conparables contain tw full baths, half baths,
basenents, fireplaces and have two-car garages. These properties
range in size from2,760 to 3,690 square feet of living area and
have i nprovenent assessnents ranging from $53.80 to $62.31 per
square foot of living area. Based on this evidence, the board of
review requested confirmation of the subject property’s
assessment .

After reviewng the record and considering the evidence, the
Property Tax Appeal Board finds that it has jurisdiction over the
parties and the subject matter of this appeal.

The first issues before the Property Tax Appeal Board are the

correct description and the square footage attributable to the

subj ect inprovenent. The Board finds that it is obvious fromthe

docunentation in the record there were nmjor errors in the

subject's property description on which the board of review based
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its assessnents for the years under appeal. Therefore, based on
the appellant's docunentation, the Board finds that the subject
is a three-story, multi-famly dwelling containing 3,441 square
feet of living area.

The appel | ant argued the subject is overval ued. When
overvaluation is clained the appellant has the burden of proving
the value of the property by a preponderance of the evidence.

National City Bank of Mchigan/lllinois v. Illinois Property Tax
Appeal Board, 331 IIl.App.3d 1038 (3% Dist. 2002); W nnebago
County Board of Review v. Property Tax Appeal Board, 313
I11.App.3d 179, 728 N.E. 2d 1256 (2" Dist. 2000). Proof of

mar ket val ue may consist of an appraisal, a recent arms |ength
sale of the subject ©property, recent sales of conparable
properties, or recent construction costs of the subject property.
Section 1910.65 The Oficial Rules of the Property Tax Appeal
Board (86 Il1.Adm Code 81910. 65(c)).

The Property Tax Appeal Board finds that the best evidence of the
subject's market value for the years at issue is the appraisal
submtted by the appellant. The apprai ser enployed the three
approaches to value utilizing typical nethodol ogies. The Board
further finds that the board of review did not refute the market
value estimated by the appellant's appraiser. Further, the
record indicates that as of January 1, 2006, the subject's
assessnent was reduced reflective of the nmarket value estimted
by the appraiser. Consequently, the Property Tax Appeal Board
finds that as of January 1, 2003, January 1, 2004 and January 1,
2005 the subject had a market value of $1, 350,000 and reductions
of the subject's assessnent are warranted. The Board further
finds that the Illinois Departnent of Revenue's 2003, 2004 and
2005 nedian level of assessnents for Cook County Real Property
Assessnent Classification Odinance Class 2 properties of 10.13%
9.99% and 9.77% respectively, shall apply.

Next, the appellant's argunent was unequal treatnent in the
assessnent process. The Illinois Suprenme Court has held that
taxpayers who object to an assessnent on the basis of lack of
uniformty bear the burden of proving the disparity of assessnent

val uations by clear and convincing evidence. Kankakee County
Board of Review v. Property Tax Appeal Board, 131 I1ll.2d 1
(1989). The evidence nust denonstrate a consistent pattern of

assessnent inequities within the assessnent jurisdiction. After
an analysis of the assessnent data, the Board finds that no
further reductions of the subject's assessnents due to inequity
are warrant ed.

4 of 6



Docket No. 03-29704.001-R-1, 04-25535.001-R-1
and 05-24549.001-R-1

This is a final adm nistrative decision of the Property Tax Appeal
Board are subject to reviewin the Crcuit Court or Appellate Court
under the provisions of the Adm nistrative Review Law (735 ILCS

5/ 3-101 et seq.) and section 16-195 of the Property Tax Code.
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Chai r man

Menber Menber

Menber Menber
DI SSENTI NG

CERTI FI CATI ON

As Clerk of the Illinois Property Tax Appeal Board and the keeper of
the Records thereof, | do hereby certify that the foregoing is a
true, full and conplete Final Admnistrative Decision of the

[Ilinois Property Tax Appeal Board issued this date in the above
entitled appeal, now of record in this said office.

Date: Septenber 28, 2007

@ﬁmﬂ&@

Clerk of the Property Tax Appeal Board

| MPORTANT NOTI CE
Section 16-185 of the Property Tax Code provides in part:

"If the Property Tax Appeal Board renders a decision |owering the
assessnent of a particular parcel after the deadline for filing
complaints with the Board of Review or after adjournnment of the

5 of 6



Docket No. 03-29704.001-R-1, 04-25535.001-R-1
and 05-24549.001-R-1

session of the Board of Review at which assessnents for the
subsequent year are being considered, the taxpayer may, within 30
days after the date of witten notice of the Property Tax Appeal
Board’' s deci sion, appeal the assessment for the subsequent year
directly to the Property Tax Appeal Board."

In order to conply with the above provision, YOU MJST FILE A
PETI TION AND EVI DENCE WTH THE PROPERTY TAX APPEAL BOARD W THI N
30 DAYS OF THE DATE OF THE ENCLOSED DECI SION | N ORDER TO APPEAL
THE ASSESSMENT OF THE PROPERTY FOR THE SUBSEQUENT YEAR

Based upon the issuance of a |owered assessnent by the Property
Tax Appeal Board, the refund of paid property taxes is the
responsibility of your County Treasurer. Please contact that
office with any questions you may have regarding the refund of
pai d property taxes.

6 of 6



