FINAL ADMINISTRATIVE DECISION
ILLINOIS PROPERTY TAX APPEAL BOARD

APPELLANT: Rock Builders, Inc.
DOCKET NO.: 06-29584_.001-R-1
PARCEL NO.: 17-06-213-015-0000

The parties of record before the Property Tax Appeal Board are
Rock Builders, 1Inc., the appellant, by attorney Allen A.
Lefkovitz, of Allen A. Lefkovitz & Assoc. P.C. in Chicago; and
the Cook County Board of Review.

Based on the fTacts and exhibits presented, the Property Tax
Appeal Board hereby finds a reduction in the assessment of the
property as established by the Cook County Board of Review is
warranted. The correct assessed valuation of the property is:

LAND: $ 13,248
IMPR.:  $ 24,978
TOTAL: $ 38,226

Subject only to the State multiplier as applicable.

ANALYSIS

The subject property consists of 2,400 square feet of land
improved a 128-year old, two-story, frame, single-family dwelling
with 1,624 square feet of living area as well as two TfTull
bathrooms.

The appellant®s attorney raised two arguments: Tfirst, that the
subject®s property 1is overvalued and second, that there was
unequal treatment in the assessment process as the bases of this
appeal .

The appellant®s pleadings assert that the subject was purchased
on May 5, 2006 for $460,000. 1In support of this assertion, the
appellant submitted copies of: a settlement statement, multiple
color photographs, a warranty deed, and the subject®s plat of
survey. The printouts reflect that the subject is improved with
two-story, frame building, which is also depicted in one of the
photographs. The settlement statement and the warranty deed
indicated that the subject was purchased in May, 2006, for a
value of $460,000.
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In addition, the pleadings included a second photograph depicting
a new building under construction as well as a copy of a final
waiver of lien and a copy of a building permit. The waiver of
lien 1s dated September 20, 2006 wherein Apex Excavating Inc. had
been contracted to excavate and demolish the building located on
the subject®s property. Moreover, the demolition permit dated
August 14, 2006 was issued for the wreck and removal of a single-
family residence.

Furthermore, the appellant®™s pleadings included copies of a
brochure relating to the board of review"s official rules, legal
arguments, board of review decisions and/or a Board decision
relating to properties other than the subject. The appellant®s
attorney asserted that since the aforementioned properties
received an assessment reduction, so too should the subject

property. Lastly, the appellant argues that proration relief
should be granted the subject pursuant to 35 ILCS Section 200/9-
180. Based upon this analysis, the appellant requested a

reduction in the subject"s assessment.

At hearing, the appellant®s attorney asserted that the subject"s
improvement assessment should be prorated to reflect the
demolition of the subject®s initial improvement from September 1,
2006 through the end of tax year 2006 because the building was
not present on the property for the entire year. In support of
this assertion, the appellant submitted Appellant®™s Hearing
Exhibit #1 which 1s a copy of the above citation.

The board of review submitted ""Board of Review-Notes on Appeal™
wherein the subject®"s total assessment was $46,000 reflecting an
improvement assessment of $32,752 or $20.17 per square foot of
living area.

In addition, the board of review submitted a grid analysis with
descriptive and assessment data relating to three suggested
comparables located within a two-block radius of the subject.
The properties are improved with a two-story, masonry or frame
and masonry, single-family dwelling. They ranged: 1n age from
72 to 118 years; iIn size from 1,750 to 1,932 square fTeet of
living area; and in improvement assessments from $23.89 to $26.73
per square foot. The board®"s analysis reflected that the subject
and the suggested comparables were accorded an average condition.

Moreover, the board submitted sales data for properties #1 and
#3. They sold from December, 2003, to September, 2004, for
prices that ranged from $605,000 to $608,500, or from $321.81 to
$347.71 per square foot of living area, while the subject"s sale
price of $460,000 reflected a price of $283.25 per square foot.

At hearing, the board®"s representative rested on the evidence
submissions. The board®"s representative testified that the
board®s policy regarding a vacancy/occupancy factor is that 1if
the purchased improvements were vacant at the time of sale, then
that vacancy was a part of the purchase price. He stated that
this was the basis for the board of review"s denial of the
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application of an occupancy factor for this subject. As a result
of 1its analysis, the board requested confirmation of the
subject®s assessment.

In written rebuttal, the appellant®™s attorney reiterated his
prior arguments.

After hearing the testimony and/or arguments as well as reviewing
the evidence, the Property Tax Appeal Board finds that it has
jurisdiction over the parties and the subject matter of this
appeal.

When overvaluation i1s claimed the appellant has the burden of
proving the value of the property by a preponderance of the
evidence. 86 [III_Admin.Code 1910.63(e). Proof of market value
may consist of an appraisal, a recent arm"s length sale of the
subject property, recent sales of comparable properties, or
recent construction costs of the subject property. 86
I11_Admin.Code 1910.65(c)- Having considered the evidence
presented, the Board finds that the appellant has met the burden
of demonstrating that the subject 1is overvalued and that a
reduction i1s warranted.

The Board finds that best evidence of the subject"s market value
is the subject"s sale in May, 2006, for a value of $460,000. The
appellant®s support documentation reflects that the sale had been
advertised on the open market and that the buyer purchased the
property the vacant building in order to demolish 1t and
construct another building on the subject®s parcel. Further, the
undisputed testimony of the board®s representative indicated that
the board®s policy regarding vacancy/occupancy relief was that i1f
the purchased improvements were vacant at the time of sale, then
that vacancy was a part of the purchase price.

On the basis of this analysis, the Board finds that the subject®s
fair market value for tax year 2006 is $460,000 and that a
reduction is warranted to the subject property"s assessment.
Moreover, the Board finds that the subject"s i1mprovement
assessment should be prorated pursuant to 35 ILCS 200/9-180. The
appellant®s evidence reflected that a demolition permit was
issued on August 14, 2006, but that excavation and demolition
were not completed until the 1issuance of the contractor®s
affidavit which was dated on September 20, 2006. Therefore, the
Board shall apply an appropriate proration to reflect the
demolition of the improvement by the end of September, 2006.
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This i1s a final administrative decision of the Property Tax Appeal
Board which i1s subject to review In the Circuit Court or Appellate
Court under the provisions of the Administrative Review Law (735
ILCS 5/3-101 et seq.) and section 16-195 of the Property Tax Code.
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DISSENTING:

CERTIFICATI1ON

As Clerk of the I1llinois Property Tax Appeal Board and the keeper
of the Records thereof, 1 do hereby certify that the foregoing is a
true, Tull and complete Final Administrative Decision of the
I1linois Property Tax Appeal Board issued this date in the above
entitled appeal, now of record in this said office.

Date- August 19, 2011

ﬂm (atpillans

Clerk of the Property Tax Appeal Board

IMPORTANT NOTICE
Section 16-185 of the Property Tax Code provides in part:

"IT the Property Tax Appeal Board renders a decision lowering the
assessment of a particular parcel after the deadline for filing
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complaints with the Board of Review or after adjournment of the
session of the Board of Review at which assessments for the
subsequent year are being considered, the taxpayer may, within 30
days after the date of written notice of the Property Tax Appeal
Board’s decision, appeal the assessment for the subsequent year
directly to the Property Tax Appeal Board.™

In order to comply with the above provision, YOU MUST FILE A
PETITION AND EVIDENCE WITH THE PROPERTY TAX APPEAL BOARD WITHIN
30 DAYS OF THE DATE OF THE ENCLOSED DECISION IN ORDER TO APPEAL
THE ASSESSMENT OF THE PROPERTY FOR THE SUBSEQUENT YEAR.

Based upon the issuance of a lowered assessment 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
paid property taxes.
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