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The parties of record before the Property Tax Appeal Board are R. 
Bruce & Michelle Hassis, the appellants, and the Jo Daviess 
County Board of Review. 
 
 
Based on the facts and exhibits presented, the Property Tax 
Appeal Board hereby finds no change in the assessment of the 
property as established by the Jo Daviess County Board of Review 
is warranted.  The correct assessed valuation of the property is: 
 

LAND: $36,533 
IMPR.: $0 
TOTAL: $36,533 

 
  
Subject only to the State multiplier as applicable. 
 

 
ANALYSIS 

 
The subject property consists of vacant land of approximately 
1.1-acres located in Galena, Guilford Township, Jo Daviess 
County. 
 
The appellants' appeal is based on overvaluation of the subject 
property.1

 

  In support of this market value argument, the 
appellants submitted information on four comparable parcels, 
three of which sold and one of which was an active listing.  
Attached to the appeal petition are multiple listing sheets for 
each of the comparables.  The four parcels range in size from .76 
to 1.3-acres of land area and are said to be in Galena.  
Comparables #1 and #3 are "around lake," #2 is down the street 
from the subject and #4 is "next to" the subject.  Comparables #1 
through #3 sold between December 2005 and October 2009 for prices 
ranging from $82,000 to $91,900 or from $69,231 to $107,895 per 
acre of land area or from $1.59 to $2.48 per square foot of land 
area.   

                     
1 While 'assessment equity' is also marked as a basis of the appeal, there was 
no assessment data provided for the comparable properties. 
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Comparable #4, which is next to the subject is described on an 
attached listing sheet as having seasonal lakeviews and adjoins 
greenspace next to Lake Galena and the marina.  With a 'southern 
exposure and a filtered view of Lake Galena,' the property has an 
asking price of $49,995 or $52,078 per acre of land area or $1.20 
per square foot of land area.  The listing sheet states the 
property has been on the market for 694 days with an original 
asking price of $79,900.  Other than having been filed as 
evidence in this matter in June 2010, there is no indication when 
this property was first listed for sale.   
 
Based on this evidence, the appellants requested a reduction in 
the subject's land assessment to $19,100 which would reflect a 
market value of approximately $57,300 or $52,091 per acre of land 
area or $1.20 per square foot of land area. 
 
The board of review submitted its "Board of Review Notes on 
Appeal" wherein the subject's final assessment of $36,533 was 
disclosed.  The subject's assessment reflects an estimated market 
value of $109,709 or $99,735 per acre of land area or $2.29 per 
square foot of land area using the 2009 three-year median level 
of assessments for Jo Daviess County of 33.30%.  (86 
Ill.Admin.Code §1910.50(c)(1)). 
 
In support of the subject's assessment, the board of review 
presented a letter discussing the evidence identified as Exhibits 
A, B and C.  The board of review reports that the subject is 
located in Galena Territory "a private 6,800 acre recreational, 
residential and resort community located in East Galena."  The 
subject parcel is reportedly located "near the marina and has a 
wooded view of the lake."  Exhibit A includes an aerial 
photograph of the subject parcel and its proximity to the lake 
and marina. 
 
As part of Exhibit B, the board of review presented a spreadsheet 
of three sales and nine equity comparables of vacant land 
parcels.  The Property Tax Appeal Board finds the equity evidence 
submitted by the board of review is non-responsive to the appeal 
and will not be further addressed in this decision.  In an aerial 
photograph, the board of review has identified the subject and 
the equity comparables, but the sales comparables appear by their 
parcel index numbers to be some distance from the subject.  The 
three sales were of parcels ranging in size from .78 to .96 of an 
acre of land area and located in Galena Territory.  Attached 
aerial photographs depict comparables #1 and #2 as being along 
the water with a small amount of greenspace between the parcel 
and the shore.  Board of review comparable #3 backs to woods 
which are along a road; it is unknown if the property is elevated 
to allow for a water view in the distance.  The properties sold 
between February 2006 and November 2008 for prices ranging from 
$96,500 to $150,000 or from $104,167 to $192,308 per acre of land 
area or from $2.39 to $4.41 per square foot of land area. 
 
As to the sales presented by the appellants, the board of review 
contends that comparables #1 and #2 sold in December 2009 and 
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August 2009, respectively, as shown in Illinois Real Estate 
Transfer Declaration documents provided in Exhibit C.2

 
   

Based on this evidence, the board of review requested 
confirmation of the subject's assessment. 
 
In written rebuttal, the appellants contended that the board of 
review's suggested comparables were "wonderful waterfront lots."  
For the subject, the appellants contend that "if you squint 
really hard" in the dead of winter in the absence of leaves on 
the trees you can see water through a lot of greenspace as shown 
in the aerial photographs in the record. 
 
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 not warranted. 
 
The appellants contend 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).  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.  Official 
Rules of the Property Tax Appeal Board, 86 Ill.Admin.Code 
§1910.65(c).  The Board finds the evidence in the record does not 
support a reduction in the subject's assessment. 
 
Except in counties with more than 200,000 inhabitants which 
classify property, property is to be valued at 33 1/3% of fair 
cash value.  (35 ILCS 200/9-145(a)).  Fair cash value is defined 
in the Property Tax Code as "[t]he amount for which a property 
can be sold in the due course of business and trade, not under 
duress, between a willing buyer and a willing seller."  (35 ILCS 
200/1-50).  The Illinois Supreme Court has defined fair cash 
value as what the property would bring at a voluntary sale where 
the owner is ready, willing, and able to sell but not compelled 
to do so, and the buyer is ready, willing and able to buy but not 
forced to do so.  Springfield Marine Bank v. Property Tax Appeal 
Board, 44 Ill. 2d 428 (1970). 
 
The parties submitted a total of six comparable sales and one 
listing for the Board's consideration.  The Board has given less 
weight to appellants' comparable #3 and the board of review's 
comparables #2 and #3 due to their dates of sale in 2005 and 2006 
which is not proximate in time to the assessment date of January 
1, 2009 and therefore not reliable indicators of the subject's 
estimated market value as of the assessment date.  The Board 

                     
2 The listing sheets provided by the appellant indicate "contract dates" of 
October 2009 and January 2009, respectively, for these properties and "closing 
dates" of December 2009 and January 2009, respectively. 
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finds appellants' comparables #1, #2 and #4 along with board of 
review comparable #1 were most proximate in time to the 
assessment date at issue and were similar to the subject in size 
and location.  Due to their similarities to the subject and date 
of sale/listing, these comparables received the most weight in 
the Board's analysis.  Three of these comparables sold in 2008 
and 2009 for prices ranging from $1.59 to $4.41 per square foot 
of land area and appellants' comparable #4 had an asking price of 
$1.20 per square foot of land area.  The subject's assessment 
reflects a market value of approximately $109,709 or $2.29 per 
square foot of land area, which is within the range established 
by the most similar comparables on a per-square-foot basis.  
While appellants' listing #4 would appear to be most similar to 
the subject in location, as a general principle one sale or 
listing is insufficient to establish a market value.  After 
considering the most comparable sales on this record, the Board 
finds the appellants did not demonstrate the subject property's 
assessment to be excessive in relation to its market value and a 
reduction in the subject's assessment is not warranted on this 
record. 
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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: August 28, 2012   

 

 

   

 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. 
 


