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The parties of record before the Property Tax Appeal Board are 
Sunset Grove, LLC, the appellant, by attorney Timothy E. Moran of 
Schmidt Salzman & Moran, Ltd., in Chicago; the Lake County Board 
of Review; and the Adali E. Stevenson H.S.D. #125 and Kildeer 
Countryside C.C.S.D. #96, intervenors, by attorney Scott L. 
Ginsburg of Robbins, Schwartz, Nicholas, Lifton & Taylor, in 
Chicago. 
 
Based on the facts and exhibits presented, the Property Tax 
Appeal Board hereby finds an increase in the assessment of the 
property as established by the Lake County Board of Review is 
warranted.  The correct assessed valuation of the property is: 
 

LAND: $240,669 
IMPR.: $0 
TOTAL: $240,669 

 
Subject only to the State multiplier as applicable. 
 
 

ANALYSIS 
 
The subject property consists of a 108,900 square foot or 2.5-
acre vacant parcel of land (detention pond) located in Long 
Grove, Vernon Township, Lake County. 
 
The appellant's appeal is based on assessment equity.  The 
appellant submitted information on four comparable parcels 
located in Kildeer, Round Lake, Grayslake and Mundelein.  The 
parcels range in size from 217,800 to 666,468 square feet or from 
5 to 15.30-acres of land area.  The parcels have land assessments 
ranging from $71,461 to $395,708 or from $0.33 to $1.22 per 
square foot of land area.  The subject's land assessment is 
$238,385 or $2.19 per square foot of land area.  Based on this 
evidence, the appellant requested a reduction in the subject's 
land assessment to $76,948 or $0.71 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 $238,385 was 
disclosed.  The board of review presented a letter and evidence 
in support of the subject's assessment. 
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The board of review reported that the subject parcel was 
purchased most recently in June 2008 for $850,000.  Furthermore, 
the board of review reported "more recently [the subject parcel 
has] been combined with several other parcels and has become part 
of a shopping center development called Sunset Grove." 
 
As to the appellant's equity comparables, the board of review 
contends these properties are from 4.17 to 12.47-miles from the 
subject property in neighboring Ela, Libertyville and Avon 
Townships.  In addition, the comparable parcels are from 2 to 6 
times larger than the subject property. 
 
In support of the subject's assessment, the board of review 
presented a grid analysis of three comparable properties located 
from .10 to .17 of a mile from the subject property.  The 
comparables range in size from 150,282 to 232,610 square feet or 
from 3.45 to 5.34-acres of land area.  These properties have land 
assessments ranging from $332,215 to $514,211 or $2.21 per square 
foot of land area.   
 
Based on this evidence for purposes of uniformity, the board of 
review requested an increase in the subject's land assessment to 
$240,669 or $2.21 per square foot of land area. 
 
The intervening taxing districts presented a letter and analysis 
of equity comparables in support of the subject's assessment.  
The intervenors presented a spreadsheet of four comparable 
properties located in Grayslake, Highland Park, Long Grove and 
Lake Zurich.  The comparables range in size from 79,725 to 
128,208 square feet or from 1.83 to 2.94-acres of land area.  
These properties have "equalized" land assessments ranging from 
$247,244 to $593,931 or from $2.56 to $7.45 per square foot of 
land area as compared to the subject's purported "equalized" land 
assessment of $240,836 or purportedly $2.21 per square foot of 
land area.1

 
 

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 an increase in the subject's assessment is warranted. 
 
The appellant contends unequal treatment in the subject's 
improvement assessment as the basis of the appeal.  Taxpayers who 
object to an assessment on the basis of lack of uniformity bear 
the burden of proving the disparity of assessments by clear and 
convincing evidence.  Kankakee County Board of Review v. Property 
Tax Appeal Board, 131 Ill.2d 1 (1989); 86 Ill.Admin.Code 
1910.63(e).  The evidence must demonstrate a consistent pattern 
of assessment inequities within the assessment jurisdiction.  
After an analysis of the assessment data, the Board finds the 
appellant has not met this burden, but the board of review has 

                     
1 The intervenors reported an assessment reduction for the subject is not 
supported in this record. 
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established that the subject property's assessment should be 
increased. 
 
The parties submitted a total of eleven equity comparables to 
support their respective positions before the Property Tax Appeal 
Board.  The Board has given less weight to the appellant's and 
intervenors' comparables because each was located in communities 
other than Long Grove and, in the case of intervenors' comparable 
#3 in Long Grove, the land assessment before equalization was not 
reported and thus, the comparison is inappropriate as presented 
by the intervenors. 
 
The Board finds the board of review comparables are the most 
similar to the subject in location and size.  Due to their 
similarities to the subject, these comparables received the most 
weight in the Board's analysis.  These comparables had 
improvement assessments that ranged from $332,215 to $514,211 or 
$2.21 per square foot of land area.  The subject's land 
assessment of $238,385 or $2.19 per square foot of land area 
falls below the range established by the best comparables in this 
record on a per-square-foot basis.  The subject parcel is smaller 
than each of these suggested comparables that are located in 
close proximity.  Based on this evidence that the subject 
property appears to be slightly underassessed for tax year 2010, 
the board of review requested an increase in the subject's land 
assessment to $240,669 or $2.21 per square foot of land area. 
 
Based on this record, the Property Tax Appeal Board finds an 
increase in the subject's assessment is justified. 
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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: June 21, 2013   

 

 

   

 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. 
 


