
 
FINAL ADMINISTRATIVE DECISION 

ILLINOIS PROPERTY TAX APPEAL BOARD 
 

 
PTAB/cck/9-11   

 
 

APPELLANT: Anthony Sitar 
DOCKET NO.: 08-01219.001-R-1 
PARCEL NO.: 30-07-13-201-019-0000   
 
 
The parties of record before the Property Tax Appeal Board are 
Anthony Sitar, the appellant,1

 

 and the Will County Board of 
Review. 

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

LAND: $7,019 
IMPR.: $34,881 
TOTAL: $41,900 

 
  
Subject only to the State multiplier as applicable. 
 

 
ANALYSIS 

 
The subject property is improved with a 58-year old, one and one-
half-story dwelling of frame construction containing 1,680 square 
feet of living area.  Features of the home include a concrete 
slab foundation, a fireplace, and an attached garage of 528 
square feet of building area.  The property is located in Joliet, 
Joliet Township, Will County. 
 
The appellant's appeal is based on overvaluation of the subject 
property.  In support of this market value argument, the 
appellant submitted information on three sales comparables along 
with a letter.  In the letter, Ms. Vanderhdyen reported the 
subject dwelling has all the original windows, bathrooms, and 
flooring, except living room carpet which is 20 years old.  She 
further reported the roofing was older, the dwelling has few 
gutters and soffit and fascia are deteriorating.  According to 

                     
1 The Will County Board of Review issued a Final Decision to Anthony J. Sitar 
Sr.  This Residential Appeal was submitted by Evelyn Vanderhdyen as 
"Administrator for the Estate of Anthony J. Sitar Sr."  In a letter, she 
reported that she was a co-administrator for her father's estate.  No 
jurisdictional challenge was made by the board of review to the filing of this 
appeal by Ms. Vanderhdyen. 
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Ms. Vanderhdyen, market analyses performed by three Realtors have 
provided a value range of $100,000 to $118,483 and an expected 
selling price of $75,000 to $100,000.  Included was a letter from 
Jayne M. Sinchak of Coldwell Banker Honig-Bell in New Lenox 
opining a value range between $100,000 and $118,000 due to 
extensive renovation and updating work needed on the dwelling.  
Included was a letter from Bonnie Simmons of 1st Real Estate 
Professionals suggesting a starting marketing price of $109,000 
due to the lack of updates in the subject home.  Included was a 
one-page document apparently prepared by Lynn Herrington of 
Realty Representatives Inc. suggesting a listing price of 
$100,000 for the subject given needed repairs with an expected 
selling price between $75,000 and $85,000.  Ms. Vanderhdyen 
further reported the dwelling is in 'disrepair' and will be sold 
'as-is' with an anticipated asking price of $105,000. 
 
As shown in the Sec. V - Comparable Sales/Assessment Grid 
Analysis, one of the properties was located in the same 
neighborhood code assigned by the assessor as the subject; the 
properties were said to be within ¾-mile of the subject.  In the 
letter, it was reported that comparable #1 next door to the 
subject has amenities and upgrades not enjoyed by the subject and 
was sold in "very good condition" for $154,000 in 2008 with a 
warranty.  Each comparable is improved with one-story or a one 
and one-half-story frame, frame and masonry, or frame and stucco 
dwelling that ranges in age from 39 to 114 years old.  The 
comparables range in size from 1,254 to 2,257 square feet of 
living area.  Each comparable has a full or partial basement, one 
of which is partially finished.  Two comparable have central air 
conditioning and each has a garage ranging in size from 437 to 
440 square feet of building area.  The sales occurred from March 
2002 to November 2008 for prices ranging from $61,000 to $154,000 
or from $42.36 to $78.07 per square foot of living area including 
land.  Based on this evidence, the appellant requested a 
reduction in the subject's total assessment to $30,000 to $40,000 
or a market value ranging from approximately $90,000 to $120,000. 
 
The board of review submitted its "Board of Review Notes on 
Appeal" wherein the subject's final assessment of $50,000 was 
disclosed.  The subject's assessment reflects an estimated market 
value of $150,421 or $89.54 per square foot of living area 
including land using the 2008 three-year median level of 
assessments for Will County of 33.24%. 
 
In support of the subject's assessment, the board of review 
presented a letter from James A. Brenczewski, the Joliet Township 
Assessor, responding to the appellant's comparable data and 
presenting four comparables in support of the subject's estimated 
market value.  As to the appellant's comparables, the assessor 
noted differences in design/story height, date of sale as 
compared to the valuation date of January 1, 2008, and age of the 
dwellings as compared to the subject. 
 
In a two-page grid analysis, the board of review through the 
assessor presented descriptions and sales data on four comparable 
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properties located in the subject's neighborhood.  The 
comparables consist of one and one-half-story frame dwellings 
that range in age from 67 to 86 years old.  The dwellings range 
in size from 1,020 to 1,587 square feet of living area.  Each 
comparable has a full unfinished basement, central air 
conditioning and a garage ranging in size from 280 to 576 square 
feet of building area.  One comparable also has a fireplace.  
These comparables sold between May 2007 and May 2009 for prices 
ranging from $101,200 to $165,000 or from $77.13 to $161.76 per 
square foot of living area including land.  Based on this 
evidence, the board of review requested confirmation of the 
subject's estimated market value as reflected by its assessment. 
 
After reviewing 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 Board further 
finds a reduction in the subject's assessment is warranted. 
 
The appellant contends the assessment of the subject property is 
excessive and not reflective of its market value.  When market 
value is the basis of the appeal the value of the property must 
be proved by a preponderance of the evidence.  National City Bank 
of Michigan/Illinois v. Illinois Property Tax Appeal Board, 331 
Ill.App.3d 1038 (3rd Dist. 2002).  The Board finds the evidence in 
the record does support a reduction in the subject's assessment. 
 
The parties submitted a total of seven comparable sales for the 
Board's consideration.  The Board has given less weight to each 
of the appellant's comparables.  Comparable #1 differs in design, 
age and size from the subject.  Comparable #2 differs from the 
subject in age by being nearly twice as old as the subject.  
Comparable #3, while more similar to the dwelling, a sale 
occurring in March 2002 is too distant in time from the 
assessment date of January 1, 2008 to be a valid indicator of the 
subject's market value. 
 
The Board finds the comparables submitted by the board of review 
were more similar to the subject in size, design, exterior 
construction, location and/or age, even though each was superior 
to the subject by having a full unfinished basement and central 
air conditioning, neither of which is enjoyed by the subject 
dwelling.  However, due to their greater similarities to the 
subject and sale dates occurring in 2007 and 2009, these 
comparables received the most weight in the Board's analysis.  
These comparables sold between May 2007 and May 2009 for prices 
ranging from $101,200 to $165,000 or from $77.13 to $161.76 per 
square foot of living area including land.  The subject's 
assessment reflects a market value of approximately $150,421 or 
$89.54 per square foot of living area including land, which falls 
within the range established by the most similar comparables on a 
per square foot basis, but is excessive when considering the 
subject's concrete slab foundation and lack of central air 
conditioning as compared to these properties presented by the 
board of review.   
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After considering the most comparable sales on this record, the 
Board finds the record does demonstrate that the subject 
property's assessment is excessive in relation to its market 
value and a reduction in the subject's assessment is warranted. 
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IMPORTANT NOTICE 

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

 
"If the Property Tax Appeal Board renders a decision lowering the 
assessment of a particular parcel after the deadline for filing 

This is a final administrative decision of the Property Tax Appeal 
Board which is 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. 

 

 

 

  

 Chairman   

  

 

  

Member  Member   

 

 

 

  

Member  Member   

DISSENTING: 
 

  
  

 
C E R T I F I C A T I O N 

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

 

Date: September 23, 2011   

 

 

   

 Clerk of the Property Tax Appeal Board  
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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. 
 


