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Overassessments & Underassessments LEGAL
SEMINAR

Property Taxation and the Law: Challenges and Solutions

Andrea Raila, BA Economics, (Loyola University/Mundelein College) an IAAO 30+ year member, Founder & CEO for
Training Research Advocacy & Education Network (www.TRAENInc.com) a public policy and tax consulting think tank.
Ms. Raila’s 40 years in the property tax assessment fields includes governmental experience, as a former tax case
reviewer at the Cook County Board of Review, and as an advocate for property taxpayers at the Chicago Comptroller’s
Office. Ms. Raila co-authored with the former Chicago Comptroller, Ron Picur, “The Illinois Property Tax System:
Taxation without Representation” commissioned by the Taxpayers’ Federation of lllinois. Ms. Raila has served on
property tax taskforces and commissions, and mentors students to explore careers in the property tax assessment field.
Ms. Raila is a frequent source for local and national media outlets, including as a guest commentator and resource for
the national syndicated financial advisor Terry Savage.

Emily Frank, BS Physics and Certificate of Paralegal Studies (DePaul University), an International Association of Assessing
Officers (IAAO) member, and is a Real Estate Property Tax Senior Analyst in Chicagoland. Ms. Frank specializes in
evaluating residential property tax assessments by utilizing Cook County’s GIS System, assessment and sales data,
appraisals, inspection reports, statistics and ratios, easements, and permits to ensure fairness and equity guided by
assessment law and national assessment standards. Ms. Frank is an unwavering advocate for clients in property tax
appeals in multiple lllinois counties and at the state level. Ms. Frank’s skill sets are built on 15 years of prior professional

development in scientific measurement, quality control, auditing of conformance reporting, and technical consulting (::ﬁ
which involved conformance to international standards.
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Property Taxation and the Law: Challenges and Solutions 2025

e The “ad valorem” property tax is the foundation of local government funding in lllinois.

e lllinois collects $34 billion in property taxes statewide.

® Cook County is the second largest assessment system in the nation with 1.8 million
parcels and collects $19 billion dollars annually.

e Itis essential that the administration of this property tax distribution be fair & equitable.

® An underassessment or overassessment of one property, or an entire class of properties,
will result in unfair shifts of the tax burden between taxpayers.

FAIR+EQUITABLE
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Case 3 A 19th Century Country Club’s 20th Century LEGAL

Land Trade Now Haunts a 21st Century Assessor 2025 SEMINAR

A country club located in Chicago, Lake View Township, Cook County, was granted
public lands in 1947 from the Chicago Park District. The additional 4.5 acres of this

exclusive, near-lakefront urban country club still goes untaxed and is still very private
78 years later.
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PROPERTY TAXATION AND THE LAW:
CHALLENGES AND SOLUTIONS

The Saddle & Cycle Club - An Exclusive Country Club in the City

“Founded as a bicycle club along the
shores of Lake Michigan in 1895, the
Saddle & Cycle Club has evolved into
one of Chicago’s most distinguished
private clubs. With over 130 years of
tradition, the Club has proudly upheld
a legacy of excellence, camaraderie,
and a vibrant member community. For
generations, it has been an oasis for
members and their families—a place to
connect, celebrate, and create life's
greatest moments.”

" ol J-"l-l:‘ll\lq
-The Saddle & Cycle Club o T roSTERAVE
Member initiation fees: $75,000 N ,
Annual member fees: 57,980 i o
Source: Saddle & Cycle Club Posting 2022
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Case 3 A Country Club Then An Urban Country Club Now %ES&IAR

PROPERTY TAXATION AND THE LAW:
CHALLENGES AND SOLUTIONS

The Saddle & Cycle Club boasted direct access to Lake Michigan upon its formation in
1895 until the 1940s, a period of more than 45 years.

Now, 130 years later, the Saddle & Cycle Club’s clubhouse is almost a quarter of a mile
away from the beach.

Mchigan Shorelin = - ﬂ:‘.
S i i - N\ (774
Source: Saddle & Cycle Club -
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A Clue from a 1939 Map Showing the Saddle & Cycle Club %Eﬁﬁqﬁn

CHALLENGES AND SOLUTIONS
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PROPERTY TAXATION AND THE LAW:
CHALLENGES AND SOLUTIONS

City Plans for Landfill Expansion Along Lake Michigan

The City of Chicago undertook landfill expansion along the northern lakefront to expand
the existing park system. The Saddle & Cycle Club would be one of the first private
properties to be affected by the C|ty S pIan Map shows partial landfill in dark green.
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Chicago, lllinois,
Cook County, in
Lake View Township
the Private Saddle
& Cycle Club
established in 1895

| Photo taken prior to
| 1andfill.

LEGAL

Case 3 1937 -1947 Statewide USDA, AAA Collection Aerial Views EIBVIRNEYY

1916 & 1928
Edgewater
Beach Hotels

Demolished
1969

1895 - 2025
Saddle &
Cycle Club
130 Years
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The Deal of the Century: Riparian Rights For... A Lagoon?

As lakefront property, the Saddle & Cycle Club had riparian rights that would be affected by
the city’s landfill plans. The private club deeded its riparian rights to the Chicago Park
District in 1928, and, in 1931, the Park District agreed to construct a lagoon for the club to

replace the lost lakefront.
DOCUMENT ;#10225348
GRANTOR: Saddle & Cycle Club

Crentee: Lincoln Park Commissioners

THIS INDENTURE WITNESSETH: That the Grantor, Saddle & Cycle
Club, a corporation duly organized and existing under and by virtue of
the laws of the State of Illinois, and duly authorized to transact bus-
iness in the State of Illinbdis, for &nd in consideration of one ($1.00)
dollar and other good and valueble consideration, and pursuant to the
authority given by the Board of Directors of said corporation, conveys,
and quit-claims unto the Commissioners of Lincoln Park, a corporation
duly orgenized and existing under and by virtue of the laws of the State
of Tllinois, having its principal office in the City of Chicago, County
of Cook, and State of Illinois, all interest in the following described
real estate, to wit:

All the riparian rights, of every character, in and appurtenant
to the_south five hundred and twenty eight (528) feet of the east ome-
half (%) of the northeast fractional quarter () of fractional Section
eight (8), Township forty (40) North, Range fourteen (14), east of the
Third Principal Meridian,

This deed, conveyance or grant is made upon the express con-
dition that both the Grantor and the Grentee shall for sall time, be
bound by each, every and all of the restrictions limitations and provi-
sions of that certein contract entered intobetween the Grantor and the
Grantee on or about the second (2nd) day of lNovember, one thousand nine
hundred and twenty eight (1928), which said contract is referred to and
approved by the decree of the Circuit Court of Cook Coumty in that cer-
tain case wherein the Grantor is the complainant and the Commissioners
of Tincoln Park, et al are the defendert, which sald case is knowm on
the records of said Court as Case General Number B171966, situated in
the County of Cook, in the State of Illinois,

In accordance whereof, said Grantor has caused its corporate
seal to be hereto affixed and hascaused its name to be signed to these

presents by its President and attested by its Secretery this thirteenth
(13th) day of Yovember, A, D, 1928,

(Signed) Saddle & Cyecle Club
by Charles Y. Freeman, Pres.

Hunt Wentworth, Secty.

Source: Chicago Old & New. (2016, April 8). April 8, 1947 -- Saddle and Cycle Club Settles with Park District. Connecting the Windy City.
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Case3 No Lagoon Meant New Litigation and a New Deal SEMINAR

Despite its promise to build a lagoon, the Chicago Park District actually never went about
constructing it for the Saddle & Cycle Club. As a result, a new lawsuit was initiated by the Club
to seek compensation for the lost riparian rights. At the conclusion in 1947, the Park District
agreed to deed part of the new landfill land to the Saddle & Cycle Club:

All the right, title and inte“est of the Chicago Park
District in and to .all lands formed by accretion or
otherwlse, lylng west of the permanent boundary or -
dividing line between the lands of the grantor and

the lands of the grantee, which seld boundary line 1is
otherwise known as the. WJest Boundary Line of ILincoln
Park, and which 1is fixed by .the decree of the Circuilt -
Court of Cook County in cause No, 38C-~16498, entitled
‘Saddle and Cycle Club, a corporation, Plaintiff, vse °
Chicago Perk District, a corporation, et al,, Defend-
ants, as follows:

Beginning at a.point in the northerly line of
Faoster Avenue eoxtendsed saat 932 feet onst of

Legal Description Of the eaat line of Sheridan Foad, thence extend-

ing in a straight 1line in a8 northwesterly
K &

Lands Quitclaimed d'.!‘f!vf‘.tiut:l to a point in the north line of the

gouth 758.25 feet of  the Eazt Halfl cof the

Northeast Fractional Quarter of Section 8,
to the Saddle & Township 40 North, Range 14, ﬁ:sst, of the Third
Cycle Club Principal Meridlan, 1in Chicago, Cook County;

Illinols, which polnt is Hu’ 6l Iart east of

the eaat line of Sherldan Foad,
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Case 3 Private Saddle & Cycle Club Boundaries Mapped AT

Approx. > -
195,000 SF \
4.5 Acres
Untaxed
-8 =<
v ¥ ! 335,728 SF
“T T AR 7.71 Acres

Taxed
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Block 999: New Landfill was Never Given a Tax PIN gﬁ&ﬁleR

A Legend

Saddle & Cycle Property Boundary

|
|

' Saddle & Cycle Taxed Parcels

1408213001

”} Untaxed Portion of Saddle & Cycle

“999” “Ghost” Parcel 14-08-999-001
All 357 PINs Disappeared in 2022

1408213012!

1408213008

Area of Taxed Land: 335,728 SF 7.7 ac.
) Area of Untaxed Land (Approx): 195,000 SF__ 4.5 ac.
N Total S&C Area (Approx): 530,728 SF 12.2 ac.
GIS PIN: 14-08-999-001 (2.\
ATERR
L\
0 200 300 400 500 ft “f’)‘



The Untaxed 4.5 Acres is Not on County Tax Maps...

Official Cook County tax
maps since at least 2019 do
not provide outlined parcel
boundaries for the private
untaxed 4.5 acres of
improved land.

The untaxed privately
owned 4.5 acres on the
2024 Cook County Tax Map
is identified as “Pt. of
Lincoln Park” even though
the Chicago Park District
Quitclaimed “All the right,
title and interest” in the
land covered by the 1947
settlement.
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Cook County, lllinois
E'2 NE"4 Section 8 - 40 - 14

2024 Tax Map
Page 1408B
40-14-8B

LAKE VIEW -
© 2024 Cook County, lllinois
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. LEGAL
...But the Untaxed 4.5 Acres Appears on the City Map! SEMINAR
Unlike the County Tax Map, \ - -| 4,
the City Map that identifies Eyz NE g F RAC/4 SEC- 8 40
the addresses and historic .
subdivisions of the area of Private S&C land
the Private Country Club has

an outline drawn out from
the “West Boundary.”

without parcel
boundaries and
tax PIN 4.

The outline, the only one of
its kind in the area, marks the
additional land granted to the
Private Country Club in 1947.

43

2|

3 )e 2 [ |2 482 [¢ |5 4

No taxes have been paid on
the 4.5 acres since it was
deeded to the Private Club by
the Chicago Park District.
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No Parcel, No Taxes, No Problem? Tax is Shifted to Others QES&IAR

FOIA requests for property tax documents uncovered that the Saddle & Cycle Club does not
disclose the existence of the 4.5 acres of private untaxed land and improvements, which are
the sites of the club’s tennis courts, garages and a golf course.

Included is a disclaimer concerning the legal description of the club’s property:

LEGAL DESCRIPTION

That part of the south 758.25 feet of the East Fractional Half of the Northeast quarter in Section 8,
Township 40 North, Range 14 East of the Third Principal Meridian, lying east of a line 47 feet of
and parallel to the west line of the east fractional half of the northeast quarter and lying west of
the west county, Illinois (except therefrom the south 378.25 feet of the west 175 feet thereof; also
therefrom the north 33 feet of Foster Avenue adjoining said lot No. 2); in Cook County, Illinois.

It is recommended that a full and complete legal description be secured and verified
by legal counsel prior to use in any conveyance or other legal document. (;.\
A

Source: Cook County Assessor & Cook County Board of Review
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2021 & 2024 Reassessments on the Private Club’s New Taxes SEMINAR
2021 Valuation 2024 Valuation
Land % of | Mkt Value Land % of | Mkt Value
PIN Address Acres Total Per Land S PIN Address Acres Total Per Land SF
14-08-213-008 |900 W FOSTER AVE 5.7 47% $25.00 14-08-213-008 |900 W FOSTER AVE 5.7 47% $99.50
14-08-213-001 |5265 N SHERIDANRD | 1.2 10% $50.00 14-08-213-001 |5265 N SHERIDANRD | 1.2 10% $50.00
14-08-213-012 |900 W FOSTER AVE 0.8 7% $50.00 14-08-213-012 |900 W FOSTER AVE 0.8 7% $50.00
14-08-999-001 | UNTAXED LAND 4.5 37% $0.00 14-08-999-001 | UNTAXED LAND 4.5 37% $0.00
Total Total 12.2 | 100% $19.98 Total Total 12.2 | 100% $54.68
14-08-999-001 UNTAXED LAND 4.5 37% $50.00 14-08-999-001 UNTAXED LAND 37% $66.50
Land Assessments of Adjacent Club Parcels
2021: Parcel 2 acres @ $50 and Parcel 5.7 acres @ $25  per SF

If the 4.5 acres of private country club land were valued at $99.50 SF today, it would have a

2024: Parcel 2 acres @ $50 and Parcel 5.7 acres @ $99.50 per SF

market value of $19.4 M with added private and improved land taxes of $412,274

A
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Estimated Land Taxes Missed from 1999 to the Present

An estimated $3.3 million in land taxes has
been off the tax rolls since 1999 due to the
absence of a PIN for taxation of the
quitclaimed 4.5 acres.

Further improvement values from the tennis
courts, garages, and golf course would add
improvement taxes missed.

Looking back at the last 78 years, the Saddle
& Cycle Club has more than been
compensated for the lost riparian rights.

At the time of the Quitclaim Deed in 1947,
the Saddle & Cycle Club increased from 9.9
acres to 14.4 acres, a 45% increase.

IAAO ANNUAL
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Tax Year S&C Parcel 1 | S&C Parcel 2 | S&C Parcel 3 | Avg.S&C |Est. Missed Land| Est. Missed
Land MV/SF | Land MV/SF | Land MV/SF | Land MV/SF Taxes Imprvmt Taxes

1999 $11.25 $19.43 $15.34 $51,804 ?
2000 $15.00 $25.91 $20.46 $69,073 ?
2001 $13.87 $23.97 $18.92 $65,554 ?
2002 $13.87 $23.97 $18.92 $66,289 ?
2003 $6.18 $10.68 $8.43 $26,005 ?
2004 $6.18 $10.68 $8.43 $26,582 ?
2005 $6.18 $10.68 $8.43 $26,853 ?
2006 $18.00 $18.00 $18.00 $50,388 ?
2007 $18.00 $18.00 $18.00 $49,851 ?
2008 $18.00 $18.00 $18.00 $50,351 ?
2009 $54.37 $18.75 $36.56 $111,176 ?
2010 $54.37 $18.75 $36.56 $116,016 ?
2011 $54.37 $18.75 $43.50 $38.87 $122,841 ?
2012 $54.37 $18.75 $43.50 $38.87 $136,031 ?
2013 $54.37 $18.75 $43.50 $38.87 $137,872 ?
2014 $54.37 $18.75 $43.50 $38.87 $140,649 ?
2015 $54.37 $25.00 $43.50 $40.96 $146,356 ?
2016 $54.37 $25.00 $43.50 $40.96 $159,968 ?
2017 $54.37 $25.00 $43.50 $40.96 $171,933 ?
2018 $50.00 $25.00 $50.00 $41.67 $160,496 ?
2019 $50.00 $25.00 $50.00 $41.67 $163,241 ?
2020 $50.00 $25.00 $50.00 $41.67 $181,000 ?
2021 $50.00 $25.00 $50.00 $41.67 $163,386 ?
2022 $50.00 $25.00 $50.00 $41.67 $167,117 ?
2023 $50.00 $25.00 $50.00 $41.67 $171,430 ?
2024 $50.00 $99.50 $50.00 $66.50 $275,343 ?
2025 $50.00 $99.50 $50.00 $66.50 $275,343 ?

Total $3,282,949 ?

1\



Case 3 Missed Land & Improvement Taxes LI P LA CEMINAR

PROPERTY TAXATION AND THE LAW:
CHALLENGES AND SOLUTIONS

>
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| @chklcball Courts

‘ Added Improvements Include:
. e 6 Tennis Courts
A,)ndeamApmmi . Ceguigaciit . < @ Golf Course
| S - AR 5 ' e Landscaping
e Private Fencing
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Case3 Solutions for a Haunting Land Trade? 2025 QES&IAR

“ . \ by e grantor
BBUK4209”PM}E414 " ; heretofore asserted by the g A

| IN WITNESS WHEREOF, said grentor has caused 1ts corporate ‘

” QUITCLAIM DEED ’: seal to be hereunto ‘affixed, and has caused its neme to be ‘

“ signed by 1ts President and attested by its Secretary, this

| :X%dm‘ of April, A. D. 1947, - -

| ' ' Research for solutions to Case 3 involved
CHICAGO PARK PI“"" C'l,

SERSEGENSL, 1 outreach to the Cook County Assessor,
o e W o the County Recordings Division, the

: i County Geographic Information Services
(GIS) Department, and the City of
. Chicago Law Department.

4 THIS INDENTURE WITHESSETH, Thet the CGrantor, Chicago Park
” District, a municipal corporation exlisting under and by virtue
of the laws of the State of Illinols, for end in consideration

" of the sum of One Dollar (%$1,00) and other good and valusble

[' suant to an order of the Board of Commissloners of the Chlcago
)i Park District of April 8, 1847, conveys and quitclaims unto the

t‘ Saddle and Cycle Club, & corporation duly organlzed and existing

under and by virtue of the laws of the State of Illinois, all

3 CC":CE’CCOK}
interest in the following déscribed real estate, to-wilt:
! .

d ! ! I, Qaﬂ-{,g, Dm »_& Notary Public in and for
| All the -right, title and interest of the Chicago Park i y 16 State aroresaid, DO HEREBY CE

f District in and to.all lands formed by accretion or E me to Let?;

w otherwise, lylng west of the permanent boundary or 'piiiogsﬁgzn

dividing line between the lends of the grantor and

q the lands of the grantes, which seid boundery line 1is

I
I
l
.‘f conslderations, recelpt whereof 1s hereby acknowledged, and pur-{
!
!
I
r
!
l
J mes ure sd‘“s

otherwise known as the. West Boundary Line of Lincoln
” Park, and which is fixed by .the decree of the Clrecult
| Court of Cook County in cause No, 35B8C-16498, entitled
JI Saddle and Cycle Club, a corporation, Plaintiff, vse«
l Chicago Perk District, a corporation, et al,, Defend~-
| ants, as follows:

s such rreslduwt an d oﬂC"‘C'a"y

The Legal Description from the 1947 Quit
,;2“??:;3%?(“’” Claim Deed provides clear boundaries of

District on ir ““ae and voluntary act, and
i @s the free and 3 deed of the C’:Lcmo Park

District, for the uses &nd purposes therein sot forth the Club’s property, and serves as a solid
GIVEN under my hand and notarial deal this &2__ dey of . . . .
foundation for its claim of ownership
B and its ability to resolve boundary
Notary Public, . . .
disputes consistently defined and legally
recognized for nearly 80 years.

” Beginning at a-point in the northerly line of
Poster Avenue extended east 932 feet east of
” the east line’ of SHeridan Road, thence extend-
ing in a straight 1line in a northwesterly
| direction to a point in the north line of the . '
I
{
|
l

! south 758,25 feet of -the East Half ef the
1 Northeast Fractional Quarter of Sectlon B,

i Township 40 Worth, Range 14, East of the Third
f Principal NMeridian, in Chicago, Cook County;

L Illinols, which point ls 802,61 feet east of

r the east line of Sheridan Road,.

| :

!! It 1s the intent of this quitelaim deed that the title to
f‘ 2ll lands formed by accretion or otherwise lying west of the [
%I aforesaid West Boundary Line of Lincoln Park shall be vested in

{
_ !
’[ the grantee free from all claims eof any kind or;character ¢ ’
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Arthur Siegle, Commercial Property Tax Analyst & Policy Researcher




