PROPERTY TAX APPEAL BOARD S DECI SI ON

APPELLANT: Curt Jackson
DOCKET NO : 06-01175.001-R-1
PARCEL NO : 04-12-23-128-019

The parties of record before the Property Tax Appeal Board are
Curt Jackson, the appellant, and the Macon County Board of
Revi ew.

The subject property consists of a one-story frame dwelling
contai ning 936 square feet of living area that was built in 1923.
Features include full unfinished basenent.

The appellant appeared before the Property Tax Appeal Board

claimng overvaluation as the basis of the appeal. Mor e
specifically, the appellant argued the subject's |and assessnent
is not reflective of its fair market value. The subject's
i mprovenent assessnent was not contested. In support of the

overval uation argunment, the appellant submtted eight surplus
properties of vacant residential lots that were to be sold at
auction on COctober 10, 2007, by the Macon County Trustee. The
m ni mum bid for these |ots was $600. The appel | ant argued vacant
lots in Decatur are a liability rather than an asset. The
appel l ant argued vacant l|ots are used as dunping grounds for
garbage, wherein the city charges property owners cleanup fees.
Based on this evidence, the appellant clains the subject lot is
only worth $600.

In further support of the overvaluation contention, the appell ant
presented Miltiple Listing Sheets (MS) for twelve suggested
conpar abl e sal es. However, the appellant primarily relied on
three conparables in support of the overvaluation claim These
three conparabl e sales consist of one-story or one and one-half
story frame dwellings that were built from 1915 to 1925. The
conparabl es have full wunfinished basenents and two conparables
have a garage. The dwellings range in size from 1,071 to 2,016
square feet of living area and sold from Septenber 2006 to

Novenber 2006 for prices ranging from $10,000 to $13, 650.
(Conti nued on Next Page)

Based on the facts and exhibits presented, the Property Tax
Appeal Board hereby finds no change in the assessnent of the
property as established by the Macon County Board of Review is
warranted. The correct assessed valuation of the property is:

LAND: $ 1,199
IMPR.:  $ 3, 864
TOTAL: $ 5,063

Subject only to the State nultiplier as applicable.
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The appellant testified he is a graduate of Eastern Illinois
University with a degree in business managenent. He testified he
was a Real Estate agent in Decatur for ten years while

simul taneously being a landlord of rental property. In total
Jackson testified he has 35 years of experience and is an expert
in the Real Estate market in Decatur, Illinois. The appel | ant

argued various governnent agencies have constructed nunerous | ow
i ncone housing projects, which have decreased the demand and
val ue of vacant and inproved property within the subject's market

ar ea. The appellant further argued Decatur Township has a
decl i ning popul ation, also decreasing demand for the subject's
type of rental property. Jackson argued at least six of his

rental properties have been vacant for at |east tw years, noting
the array of crimnal activities that occur in the subject's
nei ghborhood. Based on this evidence, the appellant requested a
reduction in the subject's assessment to $4,070, which reflects
an estimated market value of $12,210.

The board of review submtted its "Board of Review Notes on
Appeal " wherein the subject's assessnent of $5,063 was discl osed.
The subject's assessnent reflects an estimated market val ue of
$15, 250 or $16.29 per square foot of living area including |and
usi ng Macon County's 2006 three-year nedian | evel of assessnents
of 33.20%

In response to the appeal, the board of review indicated the
township assessor allocates 15% of a property's value to
determne |and assessnents based on a study of arnmis-length
mar ket transactions of inproved properties. The board of review
argued arm s-length vacant |and sales within Decatur Township are
limted. The board of review also submtted five sal es of vacant
lots located in Decatur Township. Two of sales included two
vacant |ots. They sold from June 2004 to May 2006 for prices
rangi ng from $2,500 to $8,000. Real Estate Transfer Declarations
submtted by the board of review revealed the vacant |and sales
were not advertised for sale nor exposed to the open market.

In support of the subject's assessed valuation, the board of
review submtted property record cards, Real Estate Transfer
Decl arations, and a market analysis detailing three conparable
sal es. The conparabl es consi st of one-story frame dwellings that
were built from 1915 to 1925. The conparables have full
unfinished basenents; one conparable contains central air
condi tioning; and two conparables have a garage. The dwellings
range in size from816 to 936 square feet of living area and sold
from Decenber 2005 to June 2006 for prices ranging from $14, 747
to $17,500 or from $15.76 to $19.27 per square foot of living
area including land. Based on this evidence, the board of review
requested confirmation of the subject's assessnent.
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After hearing the testinony 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 Board further
finds no reduction in the subject's assessnent i s warranted.

The appellant argued the subject property is overval ued. When
mar ket value is the basis of the appeal, the value nust be proved
by a preponderance of the evidence. Wnnebago County Board of
Revi ew v. Property Tax Appeal Board, 313 Ill. App. 3d 179, 183,
728 N.E.2d 1256 (2" Dist. 2000). After an analysis of the
evi dence, the Board finds the appellant has not overconme this
bur den.

The Property Tax Appeal Board gave little weight to the
appellant's claim that the subject's land assessnent is not
reflective of its fair market val ue. The appellant submtted
ei ght surplus properties of vacant residential lots that were to
be sold at auction on Cctober 10, 2007, by the Macon County

Tr ust ee. The mnimum bid for these lots was $600. The Board
finds the subject parcel consists of real property including both
| and and inprovenents thereon. I n Showpl ace Theatre Conpany V.
Property Tax Appeal Board, 145 Ill.App 3d. 774 (2" Dist. 1986),

the court held an appeal to the Property Tax Appeal Board
includes both land and inprovenents and together constitute a
single assessnent in this market value case. In Showpl ace,
al though the appellant only disputed the subject's l|and value
based on a recent allocated sale price, the Appellate Court held
the Property Tax Appeal Board's jurisdiction was not limted to a
determ nation of the land value alone. In accordance wth
Showpl ace, the Property Tax Appeal Board anal yzed the subject's
total assessnent in making the determnation on whether its
assessnent is reflective of its fair cash val ue.

The parties submitted six suggested conparable sales to support
their respective positions regarding the subject's fair market
val ue. The Property Tax Appeal Board gave l|less weight to the
appel lant's conparable 3 due to its considerably |arger size and
di ssim | ar design when conpared to the subject. The Property Tax
Appeal Board finds the remaining five conparable sales that were
submtted by the parties to be nost representative of the subject
in location, age, size, design and features. They sold in
Decenber 2005 and Novenber 2006 for prices ranging from $10, 000
to $17,500 or from $9.34 to $19. 27 per square foot of living area
i ncl udi ng | and. The subject's assessnent reflects an estimated
mar ket val ue of $15,250 or $16.29 per square foot of living area
i ncluding |and. After considering adjustnments to the nost
simlar conparables for any differences when conpared to the
subject, the Property Tax Appeal Board finds the subject's
assessed val uation is supported.
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Based on this analysis, the Property Tax Appeal Board finds the
appel | ant has not denonstrated the subject property is overval ued
by a preponderance of the evidence. Therefore, the Board finds
the subject's assessnent as established by the board of reviewis
correct and no reduction is warranted.
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This is a final admnistrative decision of the Property Tax Appeal
Board which is subject to reviewin the CGrcuit Court or Appellate
Court under the provisions of the Adm nistrative Review Law (735

I LCS 5/3-101 et seq.) and section 16-195 of the Property Tax Code.
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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: June 27, 2008

D ot

Clerk of the Property Tax Appeal Board

| MPORTANT NOTI CE

Section 16-185 of the Property Tax Code provides in part:
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"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 adjournnent of the
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 assessnent 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 W TH THE PROPERTY TAX APPEAL BOARD W THI N
30 DAYS OF THE DATE OF THE ENCLOSED DECI SION I 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 vyour County Treasurer. Please contact that
office with any questions you may have regarding the refund of
pai d property taxes.
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