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EXECUTIVE SUMMARY
A profound shift in Cook County’s property tax burden will be an unanticipated legacy of the
COVID-19 pandemic. A massive $1.2 billion in residential property tax breaks will be transferred
to businesses and homeowners on 2nd installment tax bills due October 1, 2021.
The 2nd installment property tax bills posted online in August displayed a state multiplier or
equalizer of 3.2234 - higher than it would have been if the Assessor had accurately predicted
residential real estate market trends that improved dramatically before the end of 2020. The
2020 multiplier increase of 10.54% is the second highest multiplier increase in 48 years.
The Cook County Assessor, unlike other governmental agencies in Illinois and across the
country that gave pandemic relief with extended tax payments and delinquent tax sale extension
deadlines, took the unique step of retroactively reassessing properties after Jan 1, 2020 based
on anticipated market devaluations he applied in April 2020 for 76% of Cook County residences.
The Cook County Assessor’s prediction of across the board residential devaluation never
happened.
While driven by good intentions, the Assessor’s COVID-19 property tax reductions were:
●

Determined prematurely;

●

Based primarily on unemployment and not based on sales, rental income, and actual
real estate market trends’ evidence;

●

Implemented after the legally mandated assessment date of January 1, 2020;

●

Executed non-uniformly between and within two property classes, and

●

Rolled over COVID automatic unemployment reductions on January 1, 2021 for
assessment Districts 2 and 3, leaving out Chicago District 1 reassessed in 2021.

The unwarranted and inconsistent COVID-19 market value reductions were unjustifiable by the
actual real estate market trends that were available in real time. The Assessor relied on the
Case-Shiller Home Price Index from the 2008 recession and the immediate negative COVID-19
impact on some real estate investment trusts (REITs) in Spring 2020.
However, pandemic housing prices did not follow the pattern of decline experienced during the
2007-2009 housing crisis. Much of the early 2020 housing price modest decline was reversed
later in 2020. In fact, housing prices were strong and even soared as indicated by numerous
sources quoted and identified throughout this study.
Despite the intended desire to provide pandemic relief to property owners, the law of unintended
consequences will soon play out. Most businesses, apartment owners, and some residential
property owners will see unwarranted increased taxes.
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KEY CONCERNS
Training, Research, Advocacy and Education Network (TRAEN) and Center for Economic Policy
Analysis (CEPA) have nine (9)key concerns with the Assessor’s COVID adjustments:
1. Home Values Didn’t Drop: COVID automatic residential reductions of $34.1 billion in
market values were applied to 76.4% of all Cook County residences between April and
October 2020, equal to $1.2 billion in tax break shifts while property values were
rebounding and increasing.1
2. Commercial Values Dropped: COVID commercial reductions of $1.4 billion in market
values were applied to 10% of commercial Class 5 parcels equal to $119.6 million in tax
break shifts when businesses were shut down and services partially or permanently
closed.

3. Minimal or Zero Savings for Most Homeowners: The loss of $34.1 billion in
residential market values increased the county’s multiplier by 10.54%, the second
highest increase in 48 years. Tax rates would have to fall at least 5% to 9.5% to reflect
an average 2020 tax savings of about $673 for a $300,000 Chicago residence which
received a 9% Covid automatic unemployment. This is unlikely to occur.
4. Tax Breaks for Wealthy: COVID automatic reductions were applied to high-end
multi-million dollar residences that will receive the highest COVID tax breaks based on
the first ever and highly unconventional automatic assessment reduction formula based
on COVID driven unemployment rates. Northshore & Gold Coast neighborhoods did not
see 9% unemployment rates.
5. Tax Breaks for Investors: COVID automatic reductions were applied to non-owner
occupied investment residences, which are either second/vacation homes or leased
investments.
6. Minimal Commercial Break: About 10% of commercial and industrial properties got tax
breaks without appeals, presumably due to COVID. These tax breaks often went to
multinational corporations.

Source: IDOR, Cook County Assessor and Center for Economic Policy Analysis (CEPA)
2020 COVID total assessment reductions on 76.4% of all residential Class 2 parcels $3,414,916,558 x
3.2234 Cook County multiplier = $11,007,642,033 EAV x average county tax rate .10719 = $1.18 billion in
real estate tax shift.
1

2020 COVID total assessment reductions on 10% of all commercial Class 5 parcels $346,019,471 x
County multiplier 3.2234 = $1,115,359,163 EAV X average county tax rate .10719 = $119.6 million in real
estate tax shift.
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7. Tax Burden Shifts: Because the COVID automatic reductions are unsupported by true
market value trends in sales and financial data, the tax shifts they cause are
unwarranted. Most of the shifted tax burden will fall on multi-rental housing and
commercial and industrial properties.
8. Non-Uniform Tax Cuts: The COVID automatic cuts were non-uniform both within the
76% of Cook County’s residential properties and the 10% of commercial properties that
received cuts. Automatic COVID rollovers will be given to 30 townships, excluding
Chicago, in 2021, and to 17 townships, excluding the northern suburbs and Chicago, in
2022. 2021 automatic COVID driven values based on unemployment have distorted
true real estate market values on over almost a million residences in the north and south
western suburbs.
9. Abdicated Primary Responsibility: The principal responsibility of all assessors is
estimating real estate market values on a lien date2 to fulfill assessment valuation
standards set by the International Association of Assessing Officers (IAAO) and state
statutory property tax codes. Assessors are not asked to predict social factors like the
impact of unemployment on real estate values. Assessors, by statute and professional
assessment standards, should not back-date values as of Jan 1, 2020, as was done by
the Assessor in reassessing homes that passed their tax appealing filing deadlines in
January, February before March 20, 2020, and applying automatic Covid unemployment
valuation factors through October of 2020 without supporting evidence. The March 20th
Covid restrictions came well after the Jan 1, 2020 valuation lien date.
Furthermore, the Assessor’s application of Jan 1, 2021 COVID automatic real estate
devaluations as an assumed value driver continues to suppress true residential market
values soaring in the Chicagoland suburbs.

2

Forty states have January 1 as their lien date for property tax valuation purposes.
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BACKGROUND
The single most important task of Illinois assessors is to estimate each property’s market value
as of January 1, known as the “lien date” for assessment purposes. Yet, of Illinois’ 102 county
assessors, only the Cook County Assessor provided retroactive downward adjustments in 2020
based not on evidence but on an anticipated decrease in property values due to COVID-19.
These reductions were given to 76.4% of all residential properties - both owner-occupied and
non-owner occupied investment properties (Assessment Class 2) and 10% of commercial and
industrial properties, several of which did not request any type of tax relief or COVID relief on
appeals to the Cook County Assessor.
Had they actually uniformly occurred, these so-called “across the board” residential market
value decreases should have been reflected in assessments for January 1 of the following year,
2021. But, massive countywide market value decreases of about $34.1 billion for Cook County’s
1.2 million single-family homes, condos, and 2 to 6 units did not occur. The Assessor failed to
wait and observe actual market data trends that played out during the last six months of 2020.3
Instead, he granted assessment reductions based on theory unsupported by contemporary
evidence. By rushing to implement reductions not supported by market conditions, the Assessor
caused large and uncalled-for shifts in property taxes throughout Cook County.
This retroactive adjustment is a highly unusual assessment practice. It is not a nationally or
internationally recognized standard of assessment practice by the International Association of
Assessing Officers (IAAO). For example, if a home burned down in June of the assessment
lien year January 1, 2020, the Assessor would be justified in granting partial vacancy for six (6)
months of the lien year. The Assessor would not be allowed to give twelve (12) months vacancy
as of the January 1 lien year start date for a home that was destroyed for only six (6) months of
2020 tax year.
Departing from professional assessment standards, the Cook County Assessor predicted that
76.4% of all homes, condos and 2-6 unit dwellings would be devalued just as they had been
during the mortgage crisis in the 2007-2008 housing crash. Removing about $34.1 billion in
residential market values from Cook County’s assessment rolls will distort property taxes and
market values for years into the future because the Assessor announced that these 2020
COVID reductions would remain in place in Jan 1, 2021 for 2 of the 3 Cook County assessment
districts not scheduled to undergo their triennial reassessments this year, unlike for Chicago.
Indeed, New Trier, Evanston, and Oak Park Townships’ 2020 COVID reductions remained in
place in the 2021 Assessment Cycle when these townships opened for appeals in May 2021.
Strong housing evidence cited throughout this study shows that these and a majority of Cook

IAAO April 2020 Free Webinar “Market Impact & COVID-19, slide 27, “COVID-19 Residential Market
National Association of Realtors Economic pulse Survey, April 6, 2020. 37% of Realtors don’t expect
residential prices to fall. Of those that do, most expect a small drop (less than 10%). 72% of Realtors
don’t think sellers will lower prices. Of those that do, most think it won’t be much (less than 5%).
3
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County townships saw increased market values in both 2020 and 2021.4 In New Trier Township,
the real estate tax break impact of COVID cuts lasting for 2 years could exceed $40 million.
It is unlikely that most properties valued under $2 million will see any COVID tax relief despite
their automatic reductions because the massive market value reductions totaling $34.1 billion
have increased the state multiplier by 10.54%. Examples of non-uniform COVID cuts in
Barrington, Oak Park, New Trier and North Chicago Townships are included in Appendix B3.
TRAEN examined the 946 homes in New Trier Township assessed at $1 million or more that
sold between 2016 and 2020. In New Trier’s 2019 reassessment year, these million dollar plus
homes, with sale prices ranging from $950,000 to $10 million, were assessed at 8.8% of their
actual sales, below the statutory rate of 10% for residential property. These 946 sales totaled
$1.69 billion in market value. With the automatic COVID unemployment reduction, the Assessor
dropped the total market value to $1.37 billion - a $320 million reduction in market value.

NEW TRIER COVID SUMMARY – 2-06, 2-08, and 2-09
Market Value Range

Number of PIN's COVID Relief Granted by AO

Average per PIN

$5,000,000 – $26,101,070

70

$1,363,660

$19,481

$4,000,000 – $4,999,999

40

457,100

$11,428

$3,000,000 – $3,999,999

79

527,088

$6,672

$2,000,000 – $2,999,999

425

2,324,298

$5,469

$1,000,000 – $1,999,999

2,999

8,887,818

$2,964

SUBTOTAL:

3,613

$13,559,964

$3,753

$794,401 – $999,999

1,368

2,682,909

$1,961

$500,000 – $794,400

2,076

3,260,491

$1,571

323

575,791

$1,783

SUBTOTAL:

3,767

$6,519,191

$1,731

TOTAL:

7,380

20,079,155

$2,721

$0 – $499,999

Source: Cook County Assessor, Training, Research, Advocacy & Education Network (TRAEN, Inc.)

In 2020, the Assessor applied an average COVID cut of 8.3% to these homes. The COVID
reductions removed about $2.8 million in taxes and reduced the average assessment ratio of
these homes, already assessed below their sales prices, from 8.8% to 8.2% far below the 10%
sale ratio mandate for all Cook County residences, thus further under assessing multi-million
dollar homes predominantly in Kenilworth, Winnetka, Glencoe, and Wilmette in New Trier Twp.
4

Ibid
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The Cook County Assessor supported his automatic across-the-board COVID reductions
because he anticipated dramatic residential market value depreciation due primarily to
unemployment. The County Assessor was interviewed about his value driven strategy by real
estate attorney Jerry Brown from Siegel & Callahan and explained that:
“We found a robust correlation between unemployment and housing prices on the way
up and on the way down.” 5
Crain’s Chicago Business, however, reported that housing prices increased in the Cook County
suburbs in 2020.6 Despite a downturn during the spring, home sales continued to bounce back
up through October, with increases in both home sales and median prices. According to Illinois
REALTORS:
“Both median prices and sales experienced a positive annual change in both Illinois and
the Chicago Primary Metropolitan Statistical Area…. Sales of single-family homes ...
surged by 43.3% … with continued record low-interest rates.” 7
Most recently, Crain’s Chicago Business reported that
“Fueled by low interest rates and pandemic-driven trades for bigger housing that
accommodates working and schooling from home, the current housing boom has lifted
many segments of the Chicago housing market to new levels.” 8
Citing low interest rates and pandemic driven trades for larger homes, the author focuses on the
Chicago neighborhood of Chatham, a “longtime center of middle-class Black homeownership on the
South Side”, where the median price of a single family home has jumped by 52% in the first 5
months of 2021.
In 2019, the realtor thought the house could sell for $215,000, while the Assessor’s Market Value
was $175,150. By 2020, the Realtor expected the home to sell for $225,000 but the Assessor’s
COVID cut had reduced the house’s market value to $157,630. On June 1, 2021, the house sold for
$320,0009, 103% higher than the Assessor’s COVID Market Value.
Brown, Jerry, “Kaegi, Meyer, and Brown Discuss COVID-19 Assessment Adjustments”, Siegel &
Callahan Interviews, June 17, 2020.
(https://www.siegelcallahan.com/articles/kaegi-meyer-and-brown-discuss-covid-19-assessment-adjustme
nts/)
6
Rodkin, Dennis, “Here's how your suburb’s housing market fared in 2020”, Crain’s Chicago Business.
January 22, 2021.
(https://www.chicagobusiness.com/residential-real-estate/heres-how-your-suburbs-housing-market-fared2020)
7
Santarelli, Marco, “Chicago Real Estate Market: Trends & Investment Outlook”, Norada Real Estate
Funding, November 9, 2020. noradafunding.com
8
Rodkin, Dennis, “The House Price Boom in Chatham”, Crain’s Chicago Business, July 16, 2021.
9
Ibid.
5
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While many home buyers were eying the suburbs, Chicago’s downtown condo market was also
seeing a surge in sales.
“The recent run of high net worth people buying upper-end units “evidences a strong
resurgence of the downtown condo market,” said Susan Miner, a Premier Relocation
agent.”10
At the national level, the Federal Reserve Bank of St Louis noted that:
“Typically, a large decline in demand for new home sales would be accompanied by a
drop in prices. However, the coronavirus turmoil in the spring did not lead to large price
declines. The combination of low supply and historically low mortgage rates allowed
prices to remain steady throughout April and May.” 11
Crain’s reported that “June (2021) was the 11th consecutive month when the median price of
homes sold in the Chicago area was up by a double-digit percentage...a remarkable stretch of
price acceleration.”12
The Assessor’s retroactive assessment reductions contradicted this and other market-based
evidence that Cook County housing stock values were not decreasing across the board.
However well-intentioned the Assessor’s mistake was, it has actual dollar consequences for all
Cook County property owners. This is because of the way taxing bodies compute their tax rate.
Each taxing body divides the amount of money it wants from the property tax, called the
“extension,” by the total taxable equalized assessed value (EAV). The mathematical formula is:
Tax Rate =

𝐸𝑥𝑡𝑒𝑛𝑠𝑖𝑜𝑛
𝐸𝐴𝑉

A change in anyone’s assessment changes the relative share of the total property tax pie that
everyone pays. But it does not change the total amount of property taxes collected because the
equalizer and tax rate adjust. Revenue collection equals the extensions desired by taxing
bodies. Unwarranted assessment reductions for some property owners - as in the case of the
COVID reductions - will increase the equalizer, tax rate, or both for all owners. In the end,
owners with reduced assessments save less in taxes than the percentage cut in their
assessments. And everyone else pays higher taxes than they otherwise should. This process is
explained more fully in Appendix J, CEPA: Fitting Together the Moving Parts of the Property Tax
System.
Rodkin, Dennis, “Big-dollar buyers are back in downtown Condo Market”, Crain’s Chicago Business,
July 20, 2021.
11
Gascon, Charles and Haas, Jacob, “The Impact of COVID-19 on the Residential Real Estate Market”,
October 6, 2020, Federal Reserve Bank of St. Louis Regional Economist Fourth Quarter 2020,
stlouisfed.org (https://www.stlouisfed.org/publications/regional-economist/fourth-quarter-2020)
12
Rodkin, Dennis, “Latest housing figures show remarkable stretch of price hikes”, Crain’s Chicago
Business, July 22, 2021.
10
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The Assessor stated that 96% of all residential homes received COVID cuts.13 However, the
Assessor disclosed in the graphics below that homes in two southern townships - Proviso with
23,828 properties and Thornton with 23,332 properties - were in error and did not receive Covid
unemployment assessment reductions. A total of 47,060 homes failed to get COVID market
value cuts. The Assessor’s website stated that these homeowners would get COVID cuts
before the townships were certified. We were not able to determine if the homes got COVID
cuts. The Center for Economic Policy Analysis (CEPA) determined from the Assessor’s 2020
assessment database that 76.4% of all Cook County homeowners got the cuts, not 96%.

13

https://www.cookcountyassessor.com/valuation-reports
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TRAEN RESEARCH DISCOVERIES
●

Automatic COVID unemplopment reductions given to 76% of single-family residential
properties - both owner-occupied and non-owner occupied investment homes - are to
appear on 2nd installment tax bills in August 2021. The reductions were between 3%
and 12% of the original assessment and averaged 9.9%.14

●

10% of all commercial and industrial properties (assessment Class 5 retail, hotel, office
buildings excluding multi-family rental) outlined on the chart below titled Class 5 COVID
Reductions (2020) for 3 Chicago townships, received COVID reductions. Overall, 10%
of all commercial parcels received COVID cuts according to CEPA.
Of the 92,890 class 5 parcels, only 928 parcels were granted automatic commercial
Covid market value reductions which averages 37,267 in assessment reduction or
$149,068 in market value reduction.
The total of all Class 5 reductions in the 3 townships (North Chicago, South Chicago
and West Chicago) with the greatest number of commercial properties is small by
comparison to the single-family property reductions. Total Class 5 assessments were
reduced by only 0.76% and the total number of commercial parcels (PINs) reduced out
of 20,000 examined in these 3 Chicago townships was 543 parcels, only 2.6%.
Although this analysis looked at only 3 out of 38 Cook County townships, these 3
Chicago townships contain a majority of the highest market values in Cook County.

https://www.cookcountyassessor.com/covid19
https://public.tableau.com/app/profile/ccao/viz/COVID19Dashboard_15906776254570/COVID19Adjustme
ntMap
14

---------------TRAINING, RESEARCH, ADVOCACY & EDUCATION NETWORK-------------12

Class 5 COVID Reductions (2020)
NORTH
CHICAGO

WEST
CHICAGO

SOUTH
CHICAGO

TOTALS

Number of Class 5 PIN's

3,343

12,461

4,939

20,743

Sum of ALL Class 5
TAV's

3,304,517,059

2,707,426,977

5,489,496,487

11,501,440,523

Number of Class 5 PIN's
that Rcvd COVID Rdxns

40

489

14

543

Percent of Class 5 PIN's
that Rcvd COVID Rdxns

1.20%

3.92%

0.28%

2.62%

Sum of COVID Rdxns

-56,151,807

-6,096,589

-24,691,663

-86,940,059

COVID Tax Reduction

-$11,281,594

-$1,266,446

-$4,960,861

-$17,508,901

2020 1ST PASS DATA

●

The dollar amount of these shifts is large. The automatic Covid residential assessment
reductions alone cause a $1.2 billion shift in taxes. Estimated commercial-industrial
COVID reductions for three Chicago townships that include the Loop add another $17.4
million. Total automatic commercial COVID reductions equaled a $119.5 million shift in
taxes for a combined total of COVID cuts at $1.2 billion in estimated property tax dollar
shifts.
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COOK COUNTY ASSESSOR’S FLAWED COVID METHODOLOGY
The Assessor’s Office confirmed that they “used data from the Case-Shiller Home Price Index
during the 2007 to 2009 recession as well as changes in the price of real estate investment trusts
over the last three months to get an idea of how the unemployment rate will impact home values.”
15

For residential properties, the Assessor’s Office stated, “areas with the largest increases in
unemployment will experience the largest declines in home values.”16
According to Realtor.com Chief Economist Danielle Hale, “The 2021 housing market will be much
more ‘normal’ than the wild swings we saw in 2020.” Hale forecasts that 2021 will continue to be a
robust seller’s market. Home prices are expected to hit new highs while inventory makes a “slow
but steady comeback.”17 Mortgage rates are forecast to increase in 2021 from 3%, then slowly
rising to 3.4%, but nowhere near the 1981 mortgage rates that averaged 18.6%.18
From the Housing Wire report of November 18, 2020, “Single-family housing starts gained for the
sixth consecutive month in October 2020 on an annualized pace not seen since April 2007, the US
Census Bureau reported. Housing starts overall rose 4.9% in October”. Doug Duncan, Chief
Economist for Fannie Mae, commented that “Low interest rates, a tight supply of existing homes
for sale, and a trend towards purchasing homes in suburban areas contributed to the strong
demand for new single-family homes…”19 Prices of homes sold were still up during the pandemic
compared with 2019, in contrast to the price declines seen during the 2007-2009 crisis.
A major factor the Assessor overlooked when using the Case-Shiller index is the impact of
corruption in the mortgage industry in the late 2000s. This led to soaring home values followed by
four years of dramatic home price drops. Substantial mortgage and lending reforms were
undertaken after that crisis that have prevented similar incidents. In 2020 homeowners were
offered very low interest rates which had a huge impact on the demand for new homes, and kept
more money in homeowners’ pockets when they refinanced with such low rates.

Brown, Jerry, “Kaegi, Meyer, and Brown Discuss COVID-19 Assessment Adjustments”, Siegel &
Callahan Interviews, June 17, 2020.
(https://www.siegelcallahan.com/articles/kaegi-meyer-and-brown-discuss-covid-19-assessment-adjustme
nts/)
16
Ibid.
17
Housing Wire, November 18, 2020.
https://www.housingwire.com/articles/increase-in-housing-starts-has-construction-playing-catch-up/
18
Hale, Danielle, et al., “2021 National Housing Market Forecast and Predictions: Back to Normal”,
realtor.com, (https://www.realtor.com/research/2021-national-housing-forecast/)
19
Housing Wire, November 18, 2020.
15

---------------TRAINING, RESEARCH, ADVOCACY & EDUCATION NETWORK-------------14

ONLY COOK COUNTY GAVE PERMANENT COVID TAX BREAKS
With only one known exception, Cook County is the only taxing body in the US to offer a
permanent, largely across the board, COVID automatic assessment residential reduction in
2020. Cook County is the 2nd largest assessment system in the nation. Reductions of almost
77% off the entire Cook County residential assessment and market value base has tsunami-like
consequences. Furthermore, the Cook County Assessor rolled over this same tax relief in
2021 for 2 out of 3 Cook County Assessment Districts, and will do so again in 2022 for the
Assessment District 3 in the south and southwestern suburbs.20
The most commonly practiced COVID adjustments in Cook County, as in other assessment
counties and municipalities, were extensions of property tax payment deadlines, tax
delinquency sale dates, extension dates for reassessment of market values, and extensions of
property tax exemption and tax appeal deadlines, along with some jurisdictions allowing for
one-year-only assessment reductions for residential and commercial properties whose owners
were are required to file a special COVID related tax appeal with specific guidelines and
evidence.
However, Cook County took an unusual step and advocated for the successful passage of
COVID related Illinois state legislation that granted an automatic roll over of their Senior Citizen
Assessment Freeze for two years, in 2020 and 2021, removing the required submission of
annual income evidence when applying for Cook County’s one of only two income qualification
tax exemptions.21

The exception is Orleans Parish, LA, which provided large reductions to commercial properties by the
Orleans Assessor, while not providing any relief to residential and causing a tax shift. A lawsuit: LA Tax
Commission & Orleans Parish Bureau of Treasury Vs. Peychaud & Morris was filed on March 26, 2021 by
the Southern Poverty Law Center(SPLC). Source: “Louisiana Parish Residents Unfairly Taxed,” SPLC
Report, Summer 2021, p. 4.
21
Cook County Treasurer & Assessor websites and Cook County Board of Commissioners Resolutions.
Reuters, March 23, 2020 “Tax Relief Offered by States and Localities in Response to COVID-19
Thomsonreuters.com
20
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ASSESSOR’S OFFICE SOUGHT NATIONAL INPUT
A senior official from the Cook County Assessor’s office posted a question on the International
Association of Assessing Officers (IAAO) online forum on March 30, 2020:
“Are any offices considering changing assessments for the current year to account for
the impact of COVID on the market?”
They received responses from around the United States. No other assessor was changing their
assessments due to COVID. An Indiana assessor commented:
No, not at this time. Not even a topic at this point. Our sales have continued to remain
strong through the past couple of weeks and I don’t see them being overly affected at
this point...We are pretty much staying the course in the way we do business as usual
with a couple of very small changes….
A Vermont Assessor responded:
We have not been instructed by anyone to curtail, postpone, extend, etc new
assessments for 2020. The way I look at it is with the Federal COVID 19 bill, which
hopefully will reduce the pain of some businesses...I do not think we should go ahead
and start implementing economic depreciation for properties due to the current situation.
The market as you all know has not had a chance to reflect how this is affecting values.
Sales here are strong….”
Meanwhile, none of the 30 elected suburban Cook County assessors were consulted in the
issuing of COVID cuts.
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COVID APPEAL METHODOLOGIES IN OTHER JURISDICTIONS
TRAEN examined the use of tax appeals for COVID tax relief and found examples both in
Illinois and outside the state:
●

Montgomery County, Ohio: A special one-time COVID property value complaint
program was devised by Montgomery County’s auditor in Ohio so property owners can
challenge COVID’s adverse impact on their market values as of Oct 1, 2021, which is
Ohio’s date to value properties (most states value as of Jan 1). Properties most
successful in getting assessment reductions must follow the assessor guidelines and
submit financial data. The program was passed by the Ohio Legislature in April 2021.
Ohio officials noted that some business sectors more than others were hurt by the
pandemic and continue to struggle. Ohio’s “Special COVID-19-Related Complaint
Against the Valuation of Real Property” involving tax years 2020, 2021 or 2022 allows for
property owners to provide financial data and appraisals. “Pandemic brings another
chance for Ohioans to dispute property tax values”.22 According to the Greene County
Auditor Graham, “The entertainment and travel industry were devastated….but the
mom-and-pop shops were just as severely impacted…”. The 2021 legislation gives all
property owners the chance to file COVID-19 complaints for the tax year 2020. The
special COVID complaints would set the evaluations for the 2020 tax year to October 1,
2020 instead of the normal lien date of Jan 1, 2020. The bill took effect on July 27,
2021.23

●

Shields Township, Lake County, Illinois: Shields Township Assessor added to his tax
assessment complaint form: “Owner-occupied Covid-19 Relief Guidelines for Shields
Township” requiring financial documents that “must be supplied for an adjustment to be
considered” for the lien year Jan 1. “An assessment reduction for 2020 on the property
will not be automatically granted. If granted, it will be for one year only and based upon
the information submitted showing the impact of the COVID-19 pandemic.”

The Shields Township Assessor oversees 11,385 parcels The Cook County Assessor oversees
1.8 million parcels and is the 2nd largest tax assessment district in the nation, yet the office
provided no 2020 or 2021 assessment appeal COVID-19 guidelines for either residential or
commercial property owners.
In Cook County there was no transparency or appeal guidelines given for COVID tax relief to
either commercial properties or homeowners. As in other assessment jurisdictions caution was
taken to wait for the market trends after March 20, 2020 was set as the official COVID lockdown
22
23

Stewart, Chris, Dayton Daily News, August 2021.

HTTPS://KJK.COM
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by states. The Cook County Assessor did not push for legislation to reset the lien date for
COVID relief. The Assessor did not heed the technical advice from the IAAO whose
assessment professionals and assessors appear to have unanimously agreed that COVID
property tax relief measures were not being implemented in 2020, as 40% of the nations lien
dates are Jan 1, 2020, and 13 states have liens dates of June 1, July 1, May 1,October 1,and
Dec 31. Covid restrictions started at the end of March 2020.
Even with assessment jurisdictions valuation dates in June, July, May, October and December
2020 these are the months when housing sales and values were taking off and making
double-digit gains. Clearly Covid had not suppressed residential market values nationwide.
Without authorization from the Illinois State General Assembly or Cook County Board of
Commissioners, and without following national standards set by the International Association of
Assessing Officer (IAAO) or heeding feedback from national or Illinois county or township
assessors, the Cook County Assessor ignored the statutory lien date of Jan 1, 2020 to new
market values in April 2020.
The Assessor subsequently rolled over COVID cuts on the Jan 1, 2021 lien date for 30 Cook
County townships - except for Chicago’s 8 townships. In doing so, he granted COVID cuts to
major national and global corporations, many of which did not even file a tax appeal at the
Assessor. These 15% reductions to these commercial corporations were unsupported by any
financial evidence.
Most assessment officials across the country agreed that housing market COVID factors were
either unknown or too premature to predict in March 2020.
The IAAO’s recent webinar series “Market Impact and COVID-19” stated that the commercial
industry suffered the greatest disproportionate impact. Many residential realtors did not believe
housing prices would be dramatically affected. Assessing officials felt they could not predict
residential values impacted by COVID, which started in the 1st quarter of the 2020 assessment
year.24

For a detailed explanation of the unemployment formula used by the Cook County Assessor, including
employment overlay maps on the Assessor’s website, see:
https://www.google.com/url?q=https://public.tableau.com/app/profile/ccao/viz/COVID19Dashboard_15906
776254570/COVID19AdjustmentMap&sa=D&source=editors&ust=1628538066387000&usg=AOvVaw1L
OWxkYNFo6cmCqxbmSHCY
24
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COVID CUTS DISPROPORTIONATELY BENEFIT HIGH-VALUE HOMES
Property Tax reductions, even after the 10.5% increase in the 2020 multiplier, will primarily
benefit residential properties valued over $2 million - such as homes owned by Northshore and
Chicago billionaire families regardless of the percentage increase or decrease in the tax rate.
The charts below show that the average Chicago homeowner will see little to no benefit.
Family Home in Winnetka ($29 million market value in 2019)

Astor Street Home in Chicago ($15 million market value in 2019)

Million Dollar Chicago Home ($1 million market value in 2019)

Average Chicago Home ($300,000 market value in 2019)
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COVID CUTS FOR ONLY 10% of COMMERCIAL PROPERTIES
Only 10% of Cook County’s commercial and industrial properties (Assessor’s Class 5) received the
COVID tax break of 15% on average.
As a sample, TRAEN collected data on COVID reductions granted to Class 5 parcels in 3 central
Chicago townships - North, South, and West - comprising roughly the area between North Avenue and
Pershing Road, from Lake Michigan west to the city’s border.
The available data showed:
●

Fewer than 3% of the 20,743 Class 5 parcels received COVID breaks.

●

The average COVID assessment reduction per parcel was 4,191.

●

COVID assessment reductions for these parcels totaled 86.9 million.

●

More than 97% of all remaining businesses received zero COVID breaks.

TRAEN’s sample of Chicago townships that include the Loop and surrounding areas is indicative of
the fact that few commercial parcels in Cook County received a COVID tax break. After the release of
2020’s 2nd installment tax bills, the Cook County Treasurer issued its Tax Year 2020 - Property Tax Bill
Analysis study documenting that commercial properties (www.CookCountyTreasurer.com) are seeing
a 6.2% increase in 2020’s taxes. The Treasurer’s study fully supports this report’s conclusion that the
negative effects of the Assessor’s COVID cuts disproportionately affect commercial properties.
Reliable property tax professionals corroborate these findings and have reported that fewer than 5% of
commercial properties in their samples received COVID assessment reductions. It was suggested that
due to the massive COVID reductions granted to a majority of Cook County homes “No one may be
getting any COVID tax relief.”25
Jack Lavin, President & CEO of the Chicagoland Chamber of Commerce, found that:
“The [Cook County] Assessor’s unilateral, unsupported decision resulted in a shift of hundreds
of millions in property taxes into commercial properties, an all-time massive tax hike on
employers during the pandemic. In hindsight, the decision is even less defensible because we

Moran, Timothy, How catastrophes, disasters, pandemics can impact both commercial and residential property
tax appeals, ISBA State & Local Tax Basics Series Part 2, June 2, 2021,.
25
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know that housing property values reached new heights over the past year, while commercial
property values plummeted.” 26

ARBITRARY NATURE OF COVID REDUCTION NOT ONLY ON
HOMES BUT ON COMMERCIAL REAL ESTATE
The arbitrary nature of automatic Covid reductions on 10% of commercial properties is seen in this
example. Both Arthur Murray Dance Centers closed their doors in the suburbs and Chicago for more
than 16 months during the Covid restrictions.
The Dance Center on 1328 Waukegan Rd, in Glenview in Northfield Township of Cook County is
classed 5 commercial. It received an automatic reduction in 2020 which reduced the market value
from $702,500 to $560,000. A 20% reduction above the average 10% commercial Covid reductions.
The Dance Center on 3321 N Lincoln, in Chicago in Lakeview Township of Cook County is classed 5
commercial. It did not receive an automatic Covid reduction in 2020; even though the taxpayer
appealed to the Assessor, no tax relief was granted by their office.
A residential example that highlights the arbitrary nature of automatic Covid reductions is that of 381
Poplar St., Winnetka. See Appendix B3 for supporting details..

Crain's Chicago Business, August 6, 2021 article: Kaegi’s assessment process lacks transparency---and will
cost jobs: In the wake of a disastrous 2020, Chicago-area businesses are facing yet another challenge:
skyrocketing property tax bills
26
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ASSESSOR’S COVID TAX CUTS, NOT THE BOARD OF REVIEW’S
REDUCTIONS INCREASE 2020 TAX MULTIPLIER
The Illinois Department of Revenue (IDOR) announced on June 29 that Cook County’s 2020 tax
multiplier, known as the State Equalization factor, increased by a staggering 10.54%. This
equalization rate aims to achieve uniform property assessment across Illinois. Because Cook County
is the only county that practices classification and assesses homes at 10% and commercial
properties at 25%, the state reviews the Cook County Assessor’s work. When the Assessor is not
doing a good job assessing all Cook County properties closer to their actual sales or estimated
values each year, IDOR places an arbitrary state multiplier on every property --even those properties
that are assessed perfectly on their sale values--this increases assessments into “equalized
assessments” and has a dramatic impact on the tax shift between homes and businesses.
Cook County’s tax multiplier has increased by double digits only one other time in the past 38 years in 2009 after the housing market collapsed in 2007-2008. (Appendix E). Since 1982, the average
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tax multiplier would average annual increases of +3.5% or decreases of -2.5%. The hefty 2020
multiplier increase at 10.5% is primarily due to the Cook County Assessor’s poorly executed and
massive COVID assessment reductions for 76% of all county homeowners..
More than $34.1 billion in Assessor COVID market value reductions and $3.4 billion in assessment
reductions were unilaterally granted to 76.4% of Cook County residential properties (Class 2) including luxurious million-dollar plus homes in tony Gold Coast and exclusive North Shore
neighborhoods.
Only 10% of Cook County commercial Class 5 properties received COVID reductions - leaving 90%
of all commercial parcels with no COVID tax relief. The Assessor’s COVID cuts shift approximately
$119 million from commercial properties compared to the $1.18 billion of automatic residential tax
cuts. (Appendix H).
Cook County Board of Review’s (BOR) 2020 assessment reductions played only a minor supporting
role in the tax shift to commercial properties and away from residential properties. An analysis of the
assessment reductions from BOR appeals between 2017 and 2019 created an average annual tax
shift of $158 million (Appendix F).
The Assessor’s COVID property tax cuts totaling $1.2 billion were significantly greater than the $158
million 3 year average tax reductions by the BOR, which equal only 13% of the COVID tax
reductions granted by the Assessor in his COVID tax cut scheme.

---------------TRAINING, RESEARCH, ADVOCACY & EDUCATION NETWORK-------------23

HOW DID THE TAX APPEAL BOARD VIEW COVID EVIDENCE
SUBMITTED ON APPEALS?
The widely recognized Chicago Commercial Appraisal Group (CCAG) issued a 10-page COVID
Analysis Report for commercial property tax appeals. CCAG used some of the Assessor’s COVID
methodology, e.g., reviewing the COVID impact on 2020 values based on historical declines in the
2007- 2008 recession (2009 saw a 13% increase in the county multiplier, which was the largest in 27
years since 1982), the potential decline in occupancy, and increases in capitalization rate for higher
risk, but ignored the Assessor’s use of unemployment rates that were never before a part of
standardized assessment formulas.
Their COVID value impact report projected a valuation reduction in commercial properties in the 8%
to 20% range. These reports were included in the commercial tax appeals filed before the BOR
finalized 2020 tax appeals. The CCAG found that appeals with the separate COVID Report received
an average reduction of 28.5% and those without the COVID Report received an average reduction of
27.8%. “A roughly 1% advantage using the separate COVID analysis isn’t a statistically significant
difference…” reported Gary Peterson, MAI and CCAG President.
Even when provided with COVID statistical reports for commercial properties and an appraisal, BOR
decision makers in April, May and June 2020 may have decided that the COVID factors as evidenced
were not strong predictors of value as of January 1, 2020 or indicative of current real estate
commercial trends during these months.27
Given Cook County’s drastic 2020 tax multiplier increase, and the potentially greater volatility of tax
rates due to levy extensions, the Assessor’s attempt to provide COVID tax savings through historic
massive residential market value devaluations will be largely negated for many Cook County
homeowners, with primarily the wealthiest homeowners (homes valued from $2 to $26 million)
enjoying unemployment based COVID tax breaks. The largest tax shift onto commercial owners
possibly ever witnessed will come with 2nd installment 2020 tax bills.

Chicago Commercial Appraisal Group News, “Covid Analysis & Its Impact on Assessment Results”,
July 5, 2021
27

---------------TRAINING, RESEARCH, ADVOCACY & EDUCATION NETWORK-------------24

DISPARATE COMMUNICATION ABOUT COVID TAX
BREAKS ACROSS COUNTY
The Cook County Assessor mailed letters to property owners receiving the COVID tax break at
the end of 2020 (Appendix H). The undated letter states:
“The outbreak of COVID-19 has had widespread, devastating effects...on Cook
County…the Cook County Assessor’s Office (CCAO) has determined it is appropriate to
apply a COVID Adjustment to your property’s 2020 Assessed Value. The CCAO
calculated the COVID Adjustment specific to your property’s type and location.”
The CCAO Certified Final 2020 Assessed Value included at the end of the letter was the final
assessed value figure after the unspecified COVID reduction. On average this assessment was
8-9% lower than the property’s original assessment level.
The letters did not give recipients an indication of the financial impact of the tax break. They
were mailed to over 1.5 million homeowners in all 38 Cook County townships between April and
October 2020, but none of the COVID tax relief letters were dated, nor did they indicate the
amount of property tax relief the homeowner would get. The Covid reduction letters only
disclosed the home's adjusted new assessment level, without an explanation of why the
associated market value reduction was based on property type, location and neighborhood
unemployment rates.
Chicago’s first 2021 reassessment townships received their 1st reassessment notices from the
Assessor indicating the prior assessment in 2019, the 2020 COVID reduction in market value
assessment and then the 2021 triennial reassessment market value. None of the letters
indicated the amount of property tax relief the homeowner would get (Appendix I).
These Cook County Assessor homeowner notices lack transparency as to what if anything the
COVID reductions granted to a homeowner equal in property tax dollar relief. They caused
widespread confusion and a volume of public inquiries. TRAEN calculated the estimated
COVID tax break savings by region and by house value (Appendix A). Research by CEPA and
TRAEN indicates that most homeowners with homes valued at $1 million or less will likely not
see the average 7.5% COVID assessment reductions result in significant tax relief because of
the 10.5% increase in 2020’s equalization factor. This already has reduced average tax
savings by more than ½ to 3.4% . However, homes valued at $2 million to $26 million will enjoy
the lion’s share of COVID tax relief based on the Assessor’s COVID assessment unemployment
formulas.
The Assessor’s COVID review process for townships is outlined in Appendix B.
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INCONSISTENT COVID CUTS FOR RESIDENTIAL PROPERTIES
There is an unclear and inconsistent application of the Assessor’s COVID reductions across the
priciest residential properties. COVID tax breaks for 7,249 million-dollar-plus homes in wealthy
communities totaled approximately $25,000,000.
TRAEN analyzed a sample of 27, million-dollar-plus homes across Cook County: on the North
Shore in New Trier Township, in Barrington Township, in Chicago’s Lincoln Park neighborhood
(North Chicago Township) and in Oak Park Township.
The data showed the following inconsistencies highlighted in Appendix C:
●

Oak Park Township got $247,962 in COVID tax breaks for 67 homes with market values
ranging from $1 million to $2.1 million, with an average tax break of $3,700.

●

Two Oak Park million-dollar homes next door to each other (407 and 417 N. Kenilworth): one
received no COVID break and the other received a $4,671 COVID tax break.

●

Two Oak Park million-dollar homes 2 blocks apart: one has no COVID break while the other
got $4,313 in COVID tax breaks.

●

4,687 New Trier Township homes valued from $1 million to $26 million received $16.6
million in COVID tax breaks.

●

Five Winnetka properties on the same block received different tax breaks:
○

445 Sheridan (market value $9.1 mil. reduced to $8.3 mil.): $18,631 COVID tax break

○

435 Sheridan (market value $3.7 mil. reduced to $3.4 mil.): $7,560 COVID tax break

○

419 Sheridan (market value $9.3 mil.): No COVID tax break

○

411 Sheridan (a 2020 attorney appeal to the CCAO reduced the market value from
$16.1 mil. to $15 mil. (2020 Taxes = $383,822) on this occupied 7-year-old home.
Note: After the attorney received his reduction result letter from the CCAO, the BOR
granted an additional COVID break because the home was reduced again to $11
million. 2020 taxes dropped to $280,929.

○

391 Sheridan (market value $6.8 mil. reduced to $6.1 mil.): $17,893 COVID tax break

○

381 Sheridan (market value $12.4 mil. reduced to $11.1 mil.: $31,733 COVID tax break
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○

685 Ardsley (market value $29 mil. reduced to $26.1 mil.): $74,066 COVID tax break
Winnetka’s largest residential tax break

●

Chicago’s North Chicago Township residences in the Gold Coast and Lincoln Park with
market values ranging from $1 mil. to $25.3 mil. received $6.8 million in COVID tax breaks.

●

There are 2,024 homes valued between $1 mil. and $25 million in North Chicago Township.
38 million-dollar-plus homes, fewer than 2%, did not get COVID tax breaks.

●

1955 N Orchard (Chicago market value $27.6 million reduced to $25.3 million): $49,192
COVID tax break – Lincoln Park’s largest residential tax break.

LEGAL RAMIFICATIONS
The Assessor’s COVID cuts appear to have violated the Illinois Property Tax Code and may
open Cook County to litigation from entities that are financially harmed. Corporations who bear
the brunt of the $1.2 billion tax shift would be most impacted.
Siegel & Callahan Attorney Jerry Brown raised concerns about the impropriety of modifying
property values well after the January 1 lien date. He discussed the issues:
The Illinois Supreme Court has held that “values which are future in character may not
be taken into consideration, however, where they are so elusive and difficult of
ascertainment that they have not affected the present market value of the property.
(People ex rel. Carr v. Stewart, 315 Ill. 25, 31, 145 N.E. 600.) The Court further stated
that “what subsequent events assessing officials may consider in any individual case will
depend on the nature of the event and the weight to be given the event will depend upon
its reliability in tending to show value as of January 1. In light of these legal constraints,
it is unclear how the statutory lien date of January 1 can be reconciled with Kaegi’s
decision to factor COVID-19 impacts in the initial 2020 assessments…”.28
Brown concludes that “Kaegi’s COVID-19 proposals raise numerous questions, both in terms of
legal authority and administration.”29

Brown, Jerry. Siegel & Callhan blog, May 15, 2020.
https://www.siegelcallahan.com/articles/issues-raised-by-assessor-kaegi-s-proposed-covid-19-adjustment
s/
29
Ibid.
28
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ROLE OF THE ASSESSOR VS OTHER ELECTED OFFICES
Assessors must follow state-mandated property tax code statutes that are often in line with
national professional assessment practices. Assessors have one primary task: collect real
estate market sales and rental income data to best assign fair market values within the
parameters of their state’s statutory lien date.
Illinois is one of 40 states with lien dates to set assessment year property values as of January
1. Other states have set statutory lien dates that give properties their new market values in July,
June, May, October or December.
If paying taxes on correctly determined assessed values is a hardship for some property owners
because of disruptions in their income, the government should be concerned. The CARES Act
was the federal government’s initiative to provide financial assistance to the unemployed and
those at risk of losing their homes and businesses. The CARES Act provided employers with
billions of dollars in payroll grants and unemployed workers were granted expanded
unemployment benefits well into 2021.
Elected officials across the nation at the state and county levels overwhelmingly chose to
provide relief with extensions to property tax payments, property tax exemption application date
extensions, and delayed property tax delinquent sale deadlines.
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CONCLUSION
The Cook County Assessor’s COVID tax breaks were apparently a well-meaning attempt to
assist taxpayers whose incomes may have been negatively impacted by the pandemic based
on unemployment rates. However, this is not the function of any tax assessor.
Assessors are entrusted with valuing real estate accurately and uniformly for taxing purposes. It
was an overreach of duty for the Cook County Assessor to both slash $34.1 billion in residential
market values in 2020 and then roll over these Covid reductions in 2021 for two thirds of the
assessment districts when housing values skyrocketed in 2021.
With taxes on the 2020 assessments not due until late 2021, the Assessor had ample time to
propose solutions and legislators had ample time to act. Other assessment jurisdictions across
the country and within the State of Illinois acted within their purview scope. Within the large and
diverse context of the American government, the assessor’s task is to maintain confidence in
the fairness of the property tax system by providing accurate assessed values clearly supported
by reliable market data.
Instead, the Cook County Assessor rushed to implement his own program that was neither
sanctioned by law nor supported by data. Indeed, even as he was issuing reduced COVID
assessments, market data showed that home prices were increasing, not declining. Indeed, in
the January 1, 2021 reassessments by the Assessor on Chicago homes show average
increases of 50% to 75% in many neighborhoods. Cook County suburban home prices have
soared even higher throughout 2021, and yet their 2020 Covid unemployment automatic
reductions were not removed on January 1, 2021.
Public officials wield the enormous power of “to tax or not to tax” and should help those who are
in greatest need of relief with various tax exemption programs or tax payment extensions.
Property tax relief policy is extremely important for the most vulnerable homeowners and small
to medium sized businesses in greatest distress, especially during this pandemic.

Property tax relief policy that has significant impact on taxpayers is made by
state legislators and county commission boards - not arbitrarily and unilaterally
by property tax assessors.
Unfortunately, the Cook County Assessor's actions will reduce confidence in his administration's
ability to use real time market data and produce fair assessments. The consequence of this
$34.1 billion market value reduction is a massive, arbitrary tax burden shift unsupported by real
estate market data onto Cook County’s already beleaguered commercial property owners.
Cook County’s COVID-19 tectonic real estate market value cuts unnecessarily and unjustly
shifted billions of dollars of property tax liability on to commercial owners. This massive tax shift
will harm many, including most mom and pop businesses.
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The Assessor’s actions leave Cook County vulnerable to costly legal action from divested
taxpayers similar to what is happening now in New Orleans Parish.
Commercial property owners rely on governmental tax decisions. The Assessor’s policy denied
many taxpayers’ their due process.
The Assessor’s failure to follow professional standards in light of the data and cautionary
measures is in striking contrast to the majority of the assessment officials nationwide whose
adherence to their property tax statutes regarding establishing fair market values on lien dates
based on sales evidence was as challenging as the pandemic’s disproportionate cruelty on our
most marginalized citizens.
With great power comes even greater responsibility. Government officials with enormous control
over taxation should be judged by how they perform within the boundaries of their statutory
duties. To provide taxpayer relief, public officials should reform harmful existing tax policies and
initiate tax policies that assist the most vulnerable.
This study is a clarion call to public officials to recognize the perils of predictions that are not
guided by statutory tax law or fact.
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APPENDICES
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APPENDIX A:

Assessor Questions Peers About Covid Impact
A senior official from the Cook County Assessor’s Office posted a question on the International
Association of Assessing Officers’ (IAAO) online forum:
“Are any offices considering changing assessments for the current year to account for the
impact of COVID on the market?”
The following are responses received from assessors nationwide:
●

March 30, 2020 Elkhart County, IN Assessor “No, not at this time. Not even a topic at this
point. Our sales have continued to remain strong through the past couple of weeks and I
don’t see them being overly affected at this point...We have had statewide conference calls
with all Assessor’s regarding PP filing, deadlines, penalties, appeals, etc and we are pretty
much staying the course in the way we do business as usual with a couple of very small
changes……

●

March 19, 2020

●

March 19, 2020 Assessment Division Manager, Milwaukee WI “Milwaukee WS does
revaluations every year. Current plan is to move ahead.”

●

March 19, 2020 Assessor NY “NY municipalities have the option of adopting local law to
extend exemption renewal deadlines beyond our taxable status date…”

●

March 19, 2020 Assessor, MA “Joint Message from TAF, AARO and the ASC The Appraisal
Standards Board reminds that USPAP does not require inspections [for appraisers to be
required to go inside a home being appraised]”

●

March 28, 2020 Assessor Urbana, IL “We are in the process of doing a revaluation of
apartment buildings….With all of the students practically gone we are moving ahead with
the calculations but I haven’t decided exactly what to do until I have the hard numbers. As
you know our valuation date is Jan 1, 2020 and at that time everything that is happening
now would have been unimaginable.”

●

March 22, 2020 Assessor Crown Point, IN “The Gov of IN has instructed all counties to
waive late fees and interest on late property tax payments for 60 days beyond the
deadline.

●

March 26, 2020 Assessor Essex, VT “We have not been instructed by anyone to curtail,
postpone, extend, etc new assessments for 2020. The way I look at it is with the Federal
COVID 19 bill, which hopefully will reduce the pain of some businesses...I do not think we
should go ahead and start implementing economic depreciation for properties due to the
current situation. The market as you all know has not had a chance to reflect how this is
affecting values. Sales here are strong….”

●

March 24, 2020 Assessor Grand Rapids MI “Most of the units in MI finished their Boards of
Review prior to the restrictions.The problem is our date of appraisal is 12/31/2019 which is prior
to the impact locally….”

“We foresee no deadline extensions at this time.”
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APPENDIX B1:

Covid-19 Residential Tax Breaks By Region
Estimated using a 2019 Cook County Multiplier at 2.9160.
When applying the 2020 multiplier which increased 10.5% to 3.2234, COVID
tax-predicted savings seen below are removed for most homes valued between
$100,000 to $1 million+.
Home Location

COVID Tax Break

Average Tax Rate

City of Chicago

$458

6.89%

North Suburbs

$611

9.19%

South Suburbs

$1,038

15.61%

Based on $275,000 mean home value calculated as follows: multiply the $275,000 Market Value
x 10% = 27,500 Assessed Value x the 7.5% COVID break rate = 2,200 AV x 3.2234 Equalizer x
average tax rate for each of the three districts = COVID tax break

APPENDIX B2: Covid-19 Tax Breaks By House Value
Estimated using a 2019 Cook County Multiplier at 2.9160 but a 10.5% increase in the
2020 County Multiplier to 3.2234 due to removal of $1.2 billion in market values will
reduce the COVID tax savings seen below:
Home Value

COVID Tax Break (Average)

$ 1 million to $26 million
●

$3,500

$26 million

$69,943

●

$10 million -$20 million

$52,155

●

$9 million - $9.2 million

$20,700

●

$8 million - $8.8 million

$19,400

●

$7 million - $7.9 million

$15,578

●

$2 million - $2.9 million

$5,539
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APPENDIX B3:

Case Study: Non-Uniform Residential Property COVID Cuts
The following are examples of COVID reductions granted (or randomly not-granted) on million
dollar plus homes in Winnetka, the Gold Coast and Oak Park.
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381 Poplar Did NOT receive a COVID cut
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Winnetka neighbor (535 Willow) below DID receive a COVID reduction
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Winnetka neighbor (510 Ash) below DID receive a COVID reduction
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Property appealed and was unsuccessful. The property’s assessment reduction is due
solely to a COVID cut.

---------------TRAINING, RESEARCH, ADVOCACY & EDUCATION NETWORK-------------40

This COVID reduction letter was one of nine given to neighboring properties on the subject’s
block. However, the homeowner at 381 Poplar did NOT receive the letter or a COVID cut.
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APPENDIX C:

Cook County Assessor Covid Tax Break Steps & Communications
The first Cook County townships that received the Assessor’s COVID permanent tax break
letters were in Assessment District 2 in the northwest suburbs and Assessment District 1 in
Chicago.
Each district's township had a specific date they opened for 30 days to file appeals before the
Cook County Assessor. In 2020, Districts 1 and 2 were not in their triennial cycle; only owners
with new construction, sales, vacancy rates ---any significant changes to their market
values---received an Assessor's new market value letter, unrelated to the COVID tax break
letters they also may have been issued.
For any property owner filing a tax appeal, the Assessor issued a decision letter of either a
reduction or no change to the appellant or tax practitioner. During the same week, a separate
undated COVID tax break letter sent from the Cook County Assessor to 96% of all residential
property owners in each of those townships disclosed that they received an additional, or
COVID tax break, whether or not they filed a tax appeal before the Assessor.
In 2020, the Assessment 3rd District with 17 townships in the south and southwest suburbs was
facing its triennial reassessment year. Each township opened for 30 days to allow property
owners to contest new reassessments affecting their market values.
Reassessment notices went out that stated the Assessor’s standard proposed changes in
assessments. Of the 17 townships, only the first five townships - River Forest, Riverside, Oak
Park, Palos, and Calumet - received separate letters of COVID tax breaks.
Berwyn, Lemont, Worth, Stickney, Lyons, Orland, Cicero, Thornton, Proviso, Bremen, Rich and
Bloom Township residential property owners only received their triennial reassessment notices
and no separate COVID tax break letter. These townships have the highest tax rates, vacancy
rates, numbers of abandoned properties, and highest foreclosures.
The Assessor's website stated that these 12 townships that qualified for the COVID tax break
already had the formula applied to their new assessment.
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APPENDIX D:
Covid-19 Tax Impact for High-Value Residences Sampled Across Cook County

NEW TRIER TOWNSHIP
(Select homes valued at $9 mill. to $26 mill.)

05-35-200-008

430 Sheridan Rd, WiImette

$294,170

0
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Residential

2019 Rate
7.997

$26,101,070 COVID 2020 Market Value Cut

10% Covid Decrease

0.9% Decrease

$29,001,190 Market Value 2019

10% COVID Decrease

10.5% Increase due to
COVID Reductions

2019

NO COVID CUT
2,900,119

x 3.2234
9,348,244
x 0.07923


2020 

COVID CUT SAVINGS
$740,661
 Original Taxes
- $665,803 COVID Taxes

$74,858

2020 COVID TAX SAVINGS

$740,661

2nd highest Increase in 37 years due to automatic
COVID cuts totaling $34 billion in residential market
value reductions shifting $1.2 billion in property taxes
to commercial owners.

Taxes without COVID Cut
For Northwest Suburbs

COVID Savings = 2 years
For Southwest Suburbs

COVID Savings = 3 years
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Chicago’s North CHICAGO Township
(Select homes valued at $1 million to $25 million)
Address

2020
Taxes

2020 Covid
Tax Break

550 W. Dickens, Chicago

$186,436

$16,212

14-33-301-007

1961 N. Burling, Chicago

$169,303

$14,819

14-33-302-175

1955 N. Orchard, Chicago

$565,703

$49,192

14-33-300-127

1926 N. Burling, Chicago

$332,340

$28,899

14-33-302-120

1875 N. Orchard, Chicago

$182,670

$15,077

17-03-103-031

1435 N. Astor, Chicago

$319,772

$27,806

17-03-103-007

1431 N Astor, Chicago

$155,987

$13,564

$133,880

0

Pin

14-33-121-081

17-03-201-051

60 E Cedar, Chicago

---------------TRAINING, RESEARCH, ADVOCACY & EDUCATION NETWORK-------------45

OAK PARK (Select homes valued at $1 million to $1.5 million)
Address

2020
Taxes

2020 Covid
Tax Break

407 N. Kenilworth, Oak Park

$50,221

0

417 N. Kenilworth, Oak Park

$50,530

$105

16-07-204-019

403 N. Elmwood, Oak Park

$42,789

0

16-07-201-003
.

420 N. Euclid, Oak Park

$37,709

$1,213

16-07-206-020

315 N. Euclid, Oak Park

$46,471

$6,989

Pin

16-07-103-018

16-07-103-017

BARRINGTON (Select homes valued at $1 million to $7.4 million)
Pin

Address

2020
Taxes

2020 Covid
Tax Break

01-11-300-008

93 Hawley Woods Rd,
Barrington

$193,322

$21,481
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APPENDIX E:

State of Illinois Equalization Multiplier (1982-2020)
Year-To-Year Changes in State of Illinois Equalization Multiplier for
Cook County & Basic Aggregate Tax Rates for Chicago Property
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SOURCE: TRAEN, Inc., Illinois Department of Revenue, Cook County Clerk

State of Illinois Equalization Multiplier (1982 to 2020)
Year-To-Year Changes in State of Illinois Equalization Multiplier for
Cook County & Basic Aggregate Tax Rates for Chicago Property

SOURCE: TRAEN, Inc., Illinois Department of Revenue, Cook County Clerk
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Tax Year Final Factor
2020
2019
2018
2017
2016
2015
2014
2013
2012
2011
2010
2009
2008
2007
2006
2005
2004
2003
2002
2001
2000
1999
1998
1997

3.2234
2.9160
2.9109
2.9627
2.8032
2.6685
2.7253
2.6621
2.8056
2.9706
3.3000
3.3701
2.9786
2.8439
2.7076
2.7320
2.5757
2.4598
2.4689
2.3098
2.2235
2.2505
2.1799
2.1489

Increase % of
the
final Multiplier
Per Year
10.54%
0.18%
-1.75%
5.69%
5.05%
-2.08%
2.37%
-5.11%
-5.55%
-9.98%
-2.08%
13.14%
4.74%
5.03%
-0.89%
6.07%
4.71%
-0.37%
6.89%
3.88%
-1.20%
3.24%
1.44%
-0.13%

Tax Year Final Factor
1996
1995
1994
1993
1992
1991
1990
1989
1988
1987
1986
1985
1984
1983
1982
1981
1980
1979
1978
1977
1976
1975
1974
1973

2.1517
2.1243
2.1135
2.1407
2.0897
2.0523
1.9946
1.9133
1.9266
1.8916
1.8486
1.8085
1.8445
1.9122
1.9288
1.8548
1.7432
1.6016
1.4966
1.4153
1.4153
1.4483
1.4453
1.4813

Increase % of
the
final Multiplier
Per Year
1.29%
0.51%
-1.27%
2.44%
1.82%
2.89%
4.25%
-0.69%
1.85%
2.33%
2.22%
-1.95%
-3.54%
-0.86%
3.99%
6.40%
8.84%
7.02%
5.74%
0.00%
-2.28%
0.21%
-2.43%
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APPENDIX F:
Cook County Board of Review
COVID Total Assessed Value (TAV) Reductions for Commercial Properties

# of Parcels

TAV Reduction

Tax Equivalent

North Chicago

40

$56,151,807

$11,281,594

South Chicago

14

$24,691,663

$ 4,960,861

West Chicago

489

$ 6,096,589

$ 1,266,466

TOTAL

543

$86,940,059

$17,508,921 Shift

APPENDIX G:
Cook County Board of Review Total Assessed Value (TAV) Reductions

2019

2018

2017

$550 million

$666 million

$525 million

State Multiplier

2.916

2.9109

2.9627

Avg, County Tax Rate

.0928

.0928

.0928

Est. Property Tax
Shifted

$149 million

$180 million

$144 million

BOR Reductions TAV

AVERAGE ANNUAL TAX SHIFT = $158 million
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APPENDIX H:
2020 Cook County Total Assessed Value
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APPENDIX I:

2020 COVID Reductions Letters to Property Owners from Assessor
INITIAL COVID REASSESSMENT LETTER
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2020 Final COVID Reduction Letter
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APPENDIX J:
COVID Implications & 2021 Reassessment Notice
The analysis in Appendix K purports that the various “moving parts” of assessments and levies
have the greatest weight on tax bill changes. The Illinois Department of Revenue (IDOR) is the
agency responsible for creating the Cook County multiplier (aka state equalizer), which Appendix
K cites as often irrelevant. However, TRAEN’s in depth analysis of the impact of a 10.54%
increase in the 2020 Cook County multiplier revealed a massive shift in taxes of approximately
$1.2 billion.
Non-reassessed commercial values largely stayed constant and therefore received the greatest
tax increases. Specific examples of the shift away from residential and onto commercial market
values and assessments, in the non-triennial assessment year of 2020 for Chicago (District 1)
and Cook County’s northwest suburbs (District 2), are shown in this study. With the exception of
new construction and changes in occupancy, commercial market values and assessments in
Districts 1 and 2 remained the same in 2020 as in 2019.
IDOR’s statutes require that all aggregate county assessments are at 33.3% of market values. In
2020 the Cook County Assessor granted massive reductions in residential assessments based
on expectations of a collapse in residential market values. This “COVID factor” removed $34
billion in real estate values off 76% of Cook County residential homes. None of the other 101
Illinois counties granted residential COVID reductions, nor did any other assessment district in
the nation. However, as we all know, during all of 2020 and 2021, residential market values
soared throughout the county and nation, spurred by low mortgage interest rates.
Nevertheless, in order to meet Illinois’ mandated requirement that all aggregate county
assessments equal 33.3% of market values, in 2020 IDOR had to increase only Cook County’s
multiplier by 10.54%, the 2nd highest increase in the last 48 years.
Typically, the Cook County multiplier increases or decreases by 1-2%. This extraordinary
increase of almost 11% was just below the record multiplier increase in 2009 of 13% during the
housing crisis. The increase shifted a $1.2 billion tax burden to all properties that did not benefit
from an automatic COVID reduction in their assessments: specifically, all commercial properties
and 24% of residential properties.
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Table 3, 2020 Final Equalization Factors
(Levels adjusted through 2020 Board of Review)
County

2017

2018

2019

3-Year
Average

2020 Final
Assessment
Factor

ADAMS
ALEXANDER
BOND
BOONE
BROWN
BUREAU
CALHOUN
CARROLL
CASS
CHAMPAIGN
CHRISTIAN
CLARK
CLAY
CLINTON
COLES
COOK
CRAWFORD
CUMBERLAND
DEKALB
DEWITT
DOUGLAS
DUPAGE
EDGAR
EDWARDS
EFFINGHAM
FAYETTE
FORD
FRANKLIN
FULTON
GALLATIN
GREENE
GRUNDY
HAMILTON
HANCOCK
HARDIN
HENDERSON
HENRY
IROQUOIS
JACKSON
JASPER
JEFFERSON
JERSEY
JODAVIESS
JOHNSON
KANE
KANKAKEE
KENDALL
KNOX
LAKE
LASALLE
LAWRENCE

34.18
30.33
31.30
35.75
34.47
33.57
36.77
33.80
33.37
33.89
32.99
33.01
34.25
34.64
32.93
10.60
32.53
35.11
34.52
33.83
34.83
34.16
34.10
34.36
34.24
34.50
35.18
33.01
33.87
34.24
34.50
34.71
33.64
32.71
35.19
33.89
34.18
34.89
32.71
33.27
32.83
34.22
33.42
33.54
34.41
34.69
34.28
33.99
33.31
34.42
33.10

33.20
36.56
32.30
32.72
32.47
33.36
33.59
33.77
34.86
33.32
33.42
31.68
31.51
32.91
32.38
10.35
32.95
31.59
33.17
33.52
32.95
33.01
33.40
33.05
32.44
31.83
31.50
34.95
32.93
33.64
33.11
33.02
30.44
34.63
34.10
33.74
34.28
32.62
33.14
34.54
32.30
33.60
32.71
31.42
33.11
33.24
32.85
33.15
32.80
33.06
35.15

32.76
33.08
29.54
31.50
30.10
32.77
29.62
32.52
31.68
32.58
33.74
29.91
33.98
32.63
31.20
10.08
33.90
32.52
32.28
34.01
32.43
32.71
32.76
39.19
32.35
33.52
32.40
32.23
33.76
32.13
31.67
32.43
35.49
32.43
31.50
32.48
33.79
32.59
32.40
31.74
31.66
31.49
33.03
33.92
32.43
32.00
32.32
33.19
33.02
32.25
31.76

33.38
33.32
31.05
33.32
32.35
33.23
33.33
33.36
33.30
33.27
33.38
31.53
33.25
33.39
32.17
10.80
33.13
33.07
33.32
33.79
33.40
33.40
33.45
35.53
33.01
33.28
33.03
33.40
33.52
33.34
33.09
33.39
33.19
33.26
33.60
33.37
34.08
33.37
32.75
33.18
32.26
33.10
33.05
32.87
33.32
33.31
33.15
33.44
33.29
33.24
33.34

1.0000
1.0000
1.0734
1.0000
1.0303
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0571
1.0000
1.0000
1.0361
3.2234
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
0.9381
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
0.9780
1.0000
1.0177
1.0000
1.0332
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000

Equalized
Assessment
Level
33.38
33.32
33.33
33.32
33.33
33.23
33.33
33.36
33.30
33.27
33.38
33.33
33.25
33.39
33.33
34.81
33.13
33.07
33.32
33.79
33.40
33.40
33.45
33.33
33.01
33.28
33.03
33.40
33.52
33.34
33.09
33.39
33.19
33.26
33.60
33.37
33.33
33.37
33.33
33.18
33.33
33.10
33.05
32.87
33.32
33.31
33.15
33.44
33.29
33.24
33.34

*
*
*
*
*
*
*
*
*
*
*

*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*

County

LEE
LIVINGSTON
LOGAN
MACON
MACOUPIN
MADISON
MARION
MARSHALL
MASON
MASSAC
MCDONOUGH
MCHENRY
MCLEAN
MENARD
MERCER
MONROE
MONTGOMERY
MORGAN
MOULTRIE
OGLE
PEORIA
PERRY
PIATT
PIKE
POPE
PULASKI
PUTNAM
RANDOLPH
RICHLAND
ROCK ISLAND
SALINE
SANGAMON
SCHUYLER
SCOTT
SHELBY
ST. CLAIR
STARK
STEPHENSON
TAZEWELL
UNION
VERMILION
WABASH
WARREN
WASHINGTON
WAYNE
WHITE
WHITESIDE
WILL
WILLIAMSON
WINNEBAGO
WOODFORD

2017

34.05
33.95
33.55
34.41
33.31
33.99
32.04
33.98
32.23
34.22
33.20
34.61
33.21
33.44
34.41
33.22
34.20
32.96
34.53
34.63
33.08
33.32
33.37
32.69
33.70
47.43
33.33
30.97
33.47
33.85
34.91
33.46
33.55
32.70
32.67
34.31
34.80
34.33
33.00
32.88
34.14
35.24
33.70
33.84
35.08
32.09
34.41
34.58
32.90
32.95
32.95

2018

33.79
34.20
32.72
33.26
33.67
33.40
32.37
33.13
34.33
34.15
31.94
33.01
33.39
32.76
33.95
32.59
33.01
32.21
32.81
32.82
33.23
33.25
32.77
33.65
34.52
34.82
33.61
31.70
33.72
33.12
31.87
33.43
35.25
32.94
33.00
33.55
31.55
33.38
33.20
32.46
32.73
33.21
33.46
33.21
34.61
34.79
33.64
33.16
32.14
33.79
33.79

2019

32.69
31.56
33.02
32.23
31.09
32.57
31.91
32.89
31.29
31.98
33.72
32.46
33.18
33.19
31.38
32.37
31.30
32.55
32.39
32.23
33.57
30.51
32.23
33.69
30.41
41.32
33.10
33.26
33.07
33.04
32.44
33.04
30.83
34.35
33.80
32.48
33.62
32.62
33.26
35.19
33.53
31.55
32.66
31.14
31.47
33.50
32.36
32.38
31.86
32.88
32.88

3-Year
Average
33.51
33.24
33.10
33.30
32.69
32.46
32.11
33.33
32.62
33.45
32.95
33.36
33.26
33.13
33.25
32.73
32.84
32.92
33.24
33.32
33.29
32.36
32.79
33.34
32.88
41.91
32.50
31.98
33.42
33.34
33.07
33.13
33.21
33.33
33.16
32.57
33.32
33.44
33.15
33.51
33.47
33.33
33.27
32.73
33.72
33.46
33.47
33.37
32.30
33.33
33.21

2020 Final
Assessment
Factor
1.0000
1.0000
1.0000
1.0000
1.0196
1.0000
1.0380
1.0000
1.0218
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0183
1.0000
1.0233
1.0000
1.0000
1.0000
1.0300
1.0165
1.0000
1.0000
0.8092
1.0000
1.0422
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0000
1.0183
1.0000
1.0000
1.0000
1.0000
1.0319
1.0000
1.0000

Equalized
Assessment
Level
33.51
33.24
33.10
33.30
33.33
32.46
33.33
33.33
33.33
33.45
32.95
33.36
33.26
33.13
33.25
33.33
32.84
33.69
33.24
33.32
33.29
33.33
33.33
33.34
32.88
33.91
32.50
33.33
33.42
33.34
33.07
33.13
33.21
33.33
33.16
32.57
33.32
33.44
33.15
33.51
33.47
33.33
33.27
33.33
33.72
33.46
33.47
33.37
33.33
33.33
33.21

* Under provisions of Section 17-25 of the Property Tax Code (35 ILCS 200/17-25), a final equalization factor of 1.0000 is issued to any county whose actual level of assessments is within 1% of the
required level.

*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*

*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*
*

55

THIS IS NOT A BILL. THIS NOTICE INFORMS YOU OF A CHANGE IN YOUR PROPERTY'S
ASSESSMENT.

Property Location

Reassessment

The estimated Fair Market Value of this
property in 2021 is:

853 W DIVERSEY PKY CHICAGO

$1,290,000

Mail to:
OR CURRENT OWNER
CHICAGO, IL 60657-0952

Property Identification Number (PIN): 14-

Date: November 22, 2021

1 n a re�ssessment year, alf properties i your region a nd some neighbor
ing regions are reassessed. The Assessor uses recent
�
_
_,
sales
data about homes hi<.e
yours to estimate your home's market value, which is used to calculate its assesse
d value.

Current Characteristics

Assessment Region:

Lakeview

Land Sq. Footage: 3000
Bldg Sq. Footage: 3870
Exterior construction: Masonry

93

Property Age: 123
Class Code: 2-11

No action is necessary. Learn more about how the Assessor's Office estimated your home's value using local real
estate trends at cookcountyassessor.com/chicago-2021.

If any of the characteristics above are not accurate, or the estimated market value listed above is not accurate, you
can correct errors with an appeal. File an appeal online at cookcountyassessor.com by December 23, 2021 .
For help in English, Espanol, and Polskim, please call the Assessor's Office at (312) 443-7550

•

Find·ailst of currentassessments inyour·area in:--lnside Booster-on Decernber-1, 2021 (or a fottowin-g-issue):---

Property Valuation & Assessment History

Total Assessed Notes
Value (AV)

Year

Class

Estimated Market
Value

Cook County
Level of
Assessment

2019

2-11

$887,560

10%

$88,756

2020

2-11

$798,800

10%

$79,880 Not a reassessment year.
COVID adjustment year.

2021

2-11

$1,290,000

10%

Not a reassessment year.

$129,000 Reassessment vear.

For current property taxes, contact the Cook County Treasurer at cookcountytreasurer.com or (�12) 443-5100
For property deed history, tax history, or delinquencies, contact the Cook County Clerk at cookcountyclerk1l.gov or (312) 603-5656
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PIN
*

*
*
*
*
*
*
*
*
*
*

*

*
*
*
*
*

*
*
*
*
*

*

*

*

SUM

14-07
14-08
14-17
14-17
14-07
11-32
14-21
14-21
14-21
11-31
14-21
14-07
14-17
14-29
14-28
14-20
14-18
14-21
14-20
11-32
14-20
14-18
14-21
14-18
14-08
14-20
14-07
14-17
14-20
11-30
14-20
11-31
14-20
14-05
14-20
14-17
14-21
14-21
14-21
14-07
11-32
11-31
14-21
14-21
14-20
14-18
14-17
13-36

PCL
597
592
517
315
593
318
597
318
391
315
315
593
315
315
211
211
318
315
318
391
212
315
315
211
212
211
590
211
315
315
318
517
211
211
211
211
315
391
391
315
211
315
315
391
391
211
211
207

2020 Original Added COVID
Taxes
Taxes
$112,097
$9,678
$65,402
$5,647
$50,141
$4,329
$48,725
$4,207
$48,306
$4,171
$45,772
$3,952
$44,379
$3,832
$43,136
$3,724
$41,839
$3,612
$40,776
$3,521
$37,222
$3,213
$35,173
$3,037
$32,822
$2,834
$32,526
$2,808
$32,311
$2,790
$30,626
$2,645
$37,853
$2,616
$28,033
$2,420
$27,399
$2,365
$26,899
$2,323
$25,532
$2,204
$23,942
$2,067
$23,936
$2,067
$23,684
$2,045
$23,508
$2,030
$23,148
$1,998
$22,029
$1,902
$20,500
$1,770
$20,479
$1,768
$20,385
$1,760
$20,073
$1,733
$19,889
$1,717
$19,811
$1,710
$19,173
$1,655
$18,868
$1,629
$18,747
$1,618
$17,785
$1,535
$17,403
$1,502
$17,403
$1,502
$16,513
$1,426
$16,358
$1,412
$16,217
$1,400
$14,404
$1,244
$13,593
$1,174
$13,142
$1,134
$15,699
$724
$18,609
$470
$11,169
$333
$1,393,436
$117,253

* No Market Value Increase

10.54% increase of State Equalizer
→ Second highest increase in the past 38 years due to
$34 billion residential market value shift onto
commercial properties.
0.3% increase of tax rate.

Formula:
2020 Assessed Value
x 2.9451 (If the State Equalizer/Multiplier increased
by a more standard 1% from 2019)
x 2020 Tax Rate
___________________________________
= Hypothetical 2020 Taxes with 1% instead
of 10.5 % Equalizer Increase
↓

Original 2020 Taxes
- Hypothetical 2020 Taxes
___________________________________
= COVID Difference (Added COVID Taxes)

25 Buildings without a Market Value Change had an
average Tax Increase of $2,877.
23 Buildings with a Market Value Change had an
average Tax Increase of $1,971.
→ The average Tax Increase of Buildings without a
Market Value Change was 46% higher than for
Buildings with a Change in Value in 2020.
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Commercial

2019 Rate
6.890

$10,998 Tax Increase

0.3% Increase
from 2019

10.8% Increase due to

503,200
 2020 assessed value

No change in value
10.5% INCREASE from 2019

2nd highest increase 

in the past 38 years due
to $34 billion residential
market value shift onto
commercial proper ties.

$112,097 - $102,419

increased
x 2.9451
 IftheEqualizer
regular 1% from 2019
x 0.06911 2020 Tax Rate

$102,419 2020 Taxes with 1%
instead of 10.5%
Equalizer Increase

$9,678 COVID Difference

2020 Taxes

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Commercial

$65,402

- $59,755

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$5,647 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Commercial

$50,141

- $45,812

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$4,329 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

2019 Rate
6.890

$4,781 Tax Increase

0.3% Increase
from 2019

10.8% Increase due to

218,725
 2020 assessed value

No change in value
10.5% INCREASE from 2019

2nd highest increase 

in the past 38 years due
to $34 billion residential
market value shift onto
commercial proper ties.

$48,725 - $44,518

increased 

x 2.9451
 IftheEqualizer
regular 1% from 2019
x 0.06911 2020 Tax Rate

$44,518 2020 Taxes with 1%
instead of 10.5%
Equalizer Increase

$4,207 COVID Difference

2020 Taxes

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Industrial

2019 Rate
6.890

$4,739 Tax Increase

0.3% Increase
from 2019

10.8% Increase due to

216,846
 2020 assessed value

No change in value
10.5% INCREASE from 2019

2nd highest increase 

in the past 38 years due
to $34 billion residential
market value shift onto
commercial proper ties.

$48,306 - $44,136

increased 

x 2.9451
 IftheEqualizer
regular 1% from 2019
x 0.06911 2020 Tax Rate

$44,136 2020 Taxes with 1%
instead of 10.5%
Equalizer Increase

$4,171 COVID Difference

2020 Taxes

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

2019 Rate
6.890

$4,491 Tax Increase

0.3% Increase
from 2019

10.8% Increase due to

205,469
 2020 assessed value

No change in value
10.5% INCREASE from 2019

2nd highest increase 

in the past 38 years due
to $34 billion residential
market value shift onto
commercial proper ties.

$45,772 - $41,820

increased 

x 2.9451
 IftheEqualizer
regular 1% from 2019
x 0.06911 2020 Tax Rate

$41,820 2020 Taxes with 1%
instead of 10.5%
Equalizer Increase

$3,952 COVID Difference

2020 Taxes

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Commercial

2019 Rate
7.297

$4,331 Tax Increase

0.25% Increase
from 2019

10.8% Increase due to

188,213
 2020 assessed value

No change in value
10.5% INCREASE from 2019

2nd highest increase 

in the past 38 years due
to $34 billion residential
market value shift onto
commercial proper ties.

$44,379 - $40,547

increased 

x 2.9451
 IftheEqualizer
regular 1% from 2019
x 0.07315 2020 Tax Rate

$40,547 2020 Taxes with 1%
instead of 10.5%
Equalizer Increase

$3,832 COVID Difference

2020 Taxes

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

2019 Rate
7.416

$4,297 Tax Increase

0.5% Increase
from 2019

11% Increase due to

179,606
 2020 assessed value

No change in value
10.5% INCREASE from 2019

2nd highest increase 

in the past 38 years due
to $34 billion residential
market value shift onto
commercial proper ties.

$43,136 - $39,412

increased 

x 2.9451
 IftheEqualizer
regular 1% from 2019
x 0.07451 2020 Tax Rate

$39,412 2020 Taxes with 1%
instead of 10.5%
Equalizer Increase

$3,724 COVID Difference

2020 Taxes

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$41,839

- $38,227

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$3,612 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

2019 Rate
6.890

$4,001 Tax Increase

0.3% Increase
from 2019

10.8% Increase due to

183,042
 2020 assessed value

No change in value
10.5% INCREASE from 2019

2nd highest increase 

in the past 38 years due
to $34 billion residential
market value shift onto
commercial proper ties.

$40,776 - $37,255

increased 

x 2.9451
 IftheEqualizer
regular 1% from 2019
x 0.06911 2020 Tax Rate

$37,255 2020 Taxes with 1%
instead of 10.5%
Equalizer Increase

$3,521 COVID Difference

2020 Taxes

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

2019 Rate
6.890

$3,652 Tax Increase

0.3% Increase
from 2019

10.8% Increase due to

167,092
 2020 assessed value

No change in value
10.5% INCREASE from 2019

2nd highest increase 

in the past 38 years due
to $34 billion residential
market value shift onto
commercial proper ties.

$37,222 - $34,009

increased 

x 2.9451
 IftheEqualizer
regular 1% from 2019
x 0.06911 2020 Tax Rate

$34,009 2020 Taxes with 1%
instead of 10.5%
Equalizer Increase

$3,213 COVID Difference

2020 Taxes

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Industrial

2019 Rate
6.890

$3,451 Tax Increase

0.3% Increase
from 2019

10.8% Increase due to

157,893
 2020 assessed value

No change in value
10.5% INCREASE from 2019

2nd highest increase 

in the past 38 years due
to $34 billion residential
market value shift onto
commercial proper ties.

$35,173 - $32,136

increased 

x 2.9451
 IftheEqualizer
regular 1% from 2019
x 0.06911 2020 Tax Rate

$32,136 2020 Taxes with 1%
instead of 10.5%
Equalizer Increase

$3,037 COVID Difference

2020 Taxes

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$32,822

- $29,988

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$2,834 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$32,526

- $29,718

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$2,808 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
71

Residential

$32,311

- $29,521

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$2,790 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Residential

$30,626

- $27,981

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$2,645 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$37,853

- $35,237

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$2,616 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$28,033

- $25,613

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$2,420 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$27,399

- $25,034

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$2,365 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$26,899

- $24,576

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$2,323 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Residential

$25,532

- $23,328

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$2,204 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$23,941

- $21,874

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$2,067 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$23,936

- $21,869

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$2,067 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Residential

$23,684

- $21,639

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$2,045 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Residential

$23,508

- $21,478

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$2,030 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
82

Residential

$23,148

- $21,150

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,998 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Commercial

$22,029

- $20,127

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,902 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Residential

$20,500

- $18,730

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,770 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$20,479

- $18,711

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,768 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$20,384

- $18,624

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,760 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$20,073

- $18,340

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,733 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Commercial

$19,888

- $18,171

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,717 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Residential

$19,811

- $18,101

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,710 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Residential

$19,173

- $17,518

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,655 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Residential

$18,868

- $17,239

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,629 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
92

Residential

$18,747

- $17,129

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,618 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$17,785

- $16,250

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,535 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$17,403

- $15,901

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,502 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$17,403

- $15,901

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,502 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$16,513

- $15,087

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,426 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Residential

$16,358

- $14,946

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,412 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$16,217

- $14,817

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,400 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$14,404

- $13,160

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,244 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$13,593

- $12,419

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,174 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Multi Family

$13,142

- $12,008

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$1,134 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Residential

$15,699

- $14,975

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$724 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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Residential

$18,609

- $18,139

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$470 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
104

Residential

$11,169

- $10,836

2020 Taxes
2020 Taxes with 1% instead of
10.5% Equalizer Increase

$333 COVID Difference

Commercial Tax Bill: Impact of COVID Residential Cuts on to Commercial
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APPENDIX K:

Fitting Together the Moving Parts of the Property Tax System:
Levies, Assessments, Equalizers, Tax Rates, and Your Tax Bill
By Arthur Lyons
Center for Economic Policy Analysis
Summary. Each individual’s property tax bill depends directly on everyone else’s assessment. When
bills change, especially by large amounts, changes in government spending are rarely the cause. Large
tax changes are almost always caused by a reassessment and changes in people’s relative assessments.
Introduction. Property tax bills vary from year to year, often in ways that seem confusing. Much of the
confusion arises because the tax consists of many moving parts. Understanding the relationships among
these parts–each individual taxpayer’s assessment, everybody else’s assessment, and the amount of
money governments want from the property tax–will make it easier to understand not only your own
property tax bill but also changes in the property tax system proposed by different interest groups and
elected officials.
The first step. Each government body authorized to raise property tax revenue first determines the
amount it wants from the property tax. This amount, called the levy (or extension), is divided by the total
of all taxable assessments, usually called the equalized assessed value, in order to obtain that year’s tax
rate:

(1)

, where:
r = the tax rate for any given taxing body.
L = the levy for that body.
E = the state-determined equalizer for the county in which the property is located.
A = the sum of all unequalized assessments for property that is taxable by that body.

Thus, EA represents total equalized assessments, or the tax base.
An individual’s tax bill (t) can be expressed as:
(2) t = rEa , where:
a = the individual’s unequalized assessment (and Ea the equalized assessment).
Irrelevance of the equalizer. The equalizer increases (or in some cases, decreases) everyone’s
assessment and in so doing, might appear to increase (or decrease) taxes. But this is not the case. The
equalizer has no impact on tax bills because changes in the equalizer are offset by equal and opposite
changes in the tax rate. To see this, substitute the formula for the tax rate from Equation (1) into Eq. (2):

(3)
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The two occurrences of the equalizer (E) to the right of the first equals sign cancel each other out, leaving
a rate that is the same as if there were no equalizer. If the equalizer increases, driving up taxable
assessed values, it drives down the tax rate by the same proportion. Tax bills remain unchanged.
Likewise, if the equalizer decreases, reducing all assessments, it drives up the tax rate by an offsetting
proportion. Again, bills remain unchanged. 30
At this point, for some taxpayers, exemptions may come into play, but we ignore them here for the sake of
mathematical simplicity.
The total amount of taxes owed by each individual is the sum of the separate amounts owed to each
jurisdiction within which the property is located.
Changing levies and assessments. Now consider what happens to tax bills when levies and
assessments change. Mathematically, the change in any variable can be denoted by the symbol ∆,
pronounced “delta.” For example, ∆L (“delta L”) means the decimal equivalent to the percent change in
the levy (L) from the prior year. Then L times (1 + ∆L) is the new levy. So if the levy increases three
percent, ∆L is 0.03. The new levy is 1.03 times the previous levy, or 1.03L.
For any given variable, ∆ can be positive, negative, or zero.
Using the Δ notation, Eq. (4) shows how various changes affect an individual’s tax bill:

(4)

, where:
the subscript on t indicates taxes in the second time period, that is, after possible changes in one
or more of the other variables.

30

The equalizer has always been strictly irrelevant for jurisdictions not subject to state-imposed tax rate limits (these
governments are called “home-rule”). In some years for some rate-limited (“non-home-rule”) governments, the size of
the tax base, EA, indirectly enforces a limit on levies through the maximum rate allowed for that type of body. Any
calculated rate higher than the allowed maximum is automatically reduced to the maximum. Local voters can permit
a higher rate by approving it in a referendum.
This rate-limiting effect is rarely seen any more in the Chicago area because of a rapid increase in real estate
values combined with the Property Tax Extension Limitation Law (PTELL). The State legislature enacted PTELL
partly to counter the tendency of certain non-home-rule units to confuse the relationship between levies and rates.
They would levy far in excess of what their maximum rate allowed. Then, however high equalized assessments
went, especially in a reassessment year, their rate would remain the same (at their limit) and spokespeople could
assert that tax bills increased because of the Assessor’s actions or the State equalizer (which they often called the
“multiplier” for its putative effect in this case of multiplying taxes).
PTELL limits levy growth for non-home-rule bodies to the lower of five percent or the rate of inflation over the prior
year’s legally realizable levy. Because most tax bases have grown faster than this, even governments that

previously were at their rate limit have now fallen below it.
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Rearranging terms:

(5)
The percent change in a tax bill, ∆t, from Time 1 to Time 2 is:

(6)

. Performing the division by t1 yields:

(7)
Implications for property owners. Equations (5) and (7) make it clear that the change in any
individual’s tax bill depends not only on changes in the government’s levy, but also, and importantly, on
the relationship between the percent change in that individual’s assessment and the percent change for
all assessments combined. Any change in relative assessments intensifies, up or down, the impact of a
change in government levies.
For example, if levies increase three percent, an individual’s assessment increases 60 percent, and the
tax base (the sum of all assessments) increases 20 percent, the change in that individual’s taxes will be:
∆t = 1.03 – 1= 1.373 – 1 = 0.373, or 37.3%.
Despite the levy increase of only three percent, new taxes are more than 37 percent higher than they
were, or 1.37 times the amount of the previous bill. Although this is less than the 60-percent jump in the
individual’s assessment, it is still a large tax increase. Even if the levy had not changed at all (ΔL = 0),
this individual’s tax bill would go up 33 percent, or one third–because their assessment increased more
than the total assessments for all property owners combined.
Now consider someone else in the same circumstances–the levy increases by three percent and total
assessments by 20 percent–but their individual assessment increases only 15 percent. Their taxes
decrease by 1.3 percent, to 98.7 percent of what they were. The increase in total assessments more than
offsets not only the individual’s higher assessment but also the higher levy. If the levy had remained
unchanged, this individual’s taxes would drop even further, to 95.8 percent of the previous level, despite
the increase in their assessment.
In short, each individual’s tax bill depends not only on government levies but also on everyone else’s
assessment. When property tax bills change, especially by large amounts, the cause is almost always a
reassessment and changes in people’s relative assessments.
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APPENDIX L:

Analysis of Countywide COVID Assessment Reductions
By Arthur Lyons
Center for Economic Policy Analysis

In Illinois, first installment property tax bills are 55% of the prior year’s bill. This means any
impact of assessment and levy changes is concentrated on the second installment, and the
effect is multiplied.
For example, suppose someone paid $1,000 in taxes last year, and there are no changes in
either assessments or levies for this year. Their bill this year will again be $1,000, paid in
installments of $550 and $450.
Suppose levies increase by 4%. The total tax bill increases by the same percent, to $1,040.
The first installment remains at $550, and the entire increase is added onto the second
installment. The second installment becomes $490, an increase not of 4% but of almost 9%.
Although total annual taxes increased only 4%, the installment system concentrates the impact
on the second installment and more than doubles the percent change there.
The same is true for increases and decreases caused by reassessment. They are concentrated
and multiplied on the second installment.
●

COVID assessment reductions remove 5.1% from the countywide tax base.

●

Almost 91% of the total dollar amount of COVID reductions went to Class 2 residential
properties. Almost all (99%) of the remainder went to Class 5 commercial and industrial.

●

Equalizer and tax rate adjustments will multiply taxes for everyone by 1.0537 compared
to what they would have paid without the COVID cuts.

●

That is, for each $1,000 that an owner would have paid, they will instead pay $1,053.70.

●

Owners who did not get a COVID reduction will simply pay more.

●

Owners who got a COVID cut will see a percent reduction in their taxes substantially less
than the percent reduction in their assessment.

●

For example, a Class 2 residential owner who received a typical 9.9% cut will see taxes
decline by only 5.1%.
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●

Anyone who received a COVID assessment reduction of 5.1% or less will pay higher
taxes than if no one had received a reduction.

●

The preceding analysis isolates impacts of the COVID cuts. It assumes no change in
assessments other than the COVID cuts and no change in levies.

●

If, as is the case, assessments have changed for reasons other than the COVID cuts
and levies will also change, this year’s taxes per $1,000 of last year’s taxes will not
exactly match the amounts above. Whatever the final amounts turn out to be, the
COVID cuts will shift a disproportionate amount of any increase onto owners who did not
receive a COVID cut.

●

Methodology note: Reductions were calculated using TRAEN’s method. We eliminated
from analysis all reductions less than $3 (as probable rounding errors or, for negative
values, that is, assessment increases from the first to second pass, as probably not
related to COVID). We also eliminated reductions more than 75% of the initial Pass 1
assessment (as probably related to something other than COVID). A final case-by-case
screening removed 7 parcels (out of more than 1.2 million) whose assessment
reductions between the First and Second Passes seemed unrelated to COVID.
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APPENDIX M:
Percent Change In Individual’s Taxes
Percent change in an individual's taxes = (1 + percent change in government levies) times {(1 +
percent change in the individual's assessment) divided by (1 + percent change in total
assessments)} – 1
If the changes in government levies and assessments are known or can be approximated, the
equalizer and tax rates cancel out and need not be known.
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APPENDIX N:

Single Family Homes Receiving COVID Adjustments
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Chicago Residential Assessments Increases - 2018
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APPENDIX O:

Case Study: Non-Uniformity of COVID Relief - North Chicago Twp.
The properties listed on the chart below did NOT receive COVID cuts. The following pages
showcase properties that DID and DID NOT receive COVID cuts.
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Residential

2019 Rate
6.890

$1,293,640 COVID 2020 Market Value Cut

NO COVID DECREASE

0.3% Increase

$1,293,640 Market Value 2019

NO COVID REDUCTION

2019


2020 


NO COVID CUT

COVID CUT SAVINGS
$28,818


129,364

10.5% Increase due to

- $28,818

x 3.2234

$0

COVID Reductions

416,992
x 0.06911

$28,818

Original Taxes
COVID Taxes

NO 2020 COVID

X SAVINGS

TA

Taxes without COVID Cut

2nd highest Increase in 37 years due to automatic
COVID

cuts

totaling

$34

billion

in

residential

market value reductions shifting $1.2 billion in
property taxes to commercial owners.

For Northwest Suburbs

COVID Savings = 2 years
For Southwest Suburbs

COVID Savings = 3 years
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Prorated PINs 2020 Taxes
17-03-103-030 $24,414
-031 $295,358

Residential

$319,772

2019 Rate
6.890

$14,354,400 Combined COVID 2020 Market Value Cut
$15,602,610 Combined Market Value 2019

0.3% Increase

8% Covid Decrease

8% COVID Decrease

2019


2020 


NO COVID CUT

COVID CUT SAVINGS
$347,578


1,560,261

10.5% Increase due to
COVID Reductions

x 3.2234
5,029,345
x 0.06911

$347,578

- $319,772

Original Taxes
COVID Taxes

7

$2 ,806

B E
COVID TAX SAVINGS
COM IN D 2020 


Taxes without COVID Cut

highest Increase in 37 years due to automatic
COVID cuts totaling $34 billion in residential
market value reductions shifting $1.2 billion in
property taxes to commercial owners.
2nd

For Northwest Suburbs

v
= 2 years

COVID Sa ings

For Southwest Suburbs

v
= 3 years

COVID Sa ings
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1451 N Astor, Chicago

1435 N Astor, Chicago

122

TRAINING, RESEARCH, ADVOCACY & EDUCATION NETWORK

Residential

2019 Rate
6.890

$8,369,010 COVID 2020 Market Value Cut

8% Covid Decrease

0.3% Increase

$9,096,750 Market Value 2019

8% COVID Decrease

2019


2020 


NO COVID CUT

COVID CUT SAVINGS
$202,648


909,675

10.5% Increase due to
COVID Reductions

- $185,745

Original Taxes
COVID Taxes

x 3.2234
2,932,246
x 0.06911


$16,903
2020 COVID TA

X SAVINGS

$202,648

Taxes without COVID Cut

highest Increase in 37 years due to automatic
COVID cuts totaling $34 billion in residential
market value reductions shifting $1.2 billion in
property taxes to commercial owners.
2nd

For Northwest Suburbs

COVID Savings = 2 years
For Southwest Suburbs

COVID Savings = 3 years
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Residential

2019 Rate
6.890

$14,918,580 COVID 2020 Market Value Cut

8% Covid Decrease

0.3% Increase

$16,215,850 Market Value 2019

8% COVID Decrease

2019


2020 


NO COVID CUT

COVID CUT SAVINGS
$361,239


1,621,585

10.5% Increase due to
COVID Reductions

- $332,340

Original Taxes
COVID Taxes

x 3.2234
5,227,017
x 0.06911


$28,899
2020 COVID TA

X SAVINGS

$361,239

Taxes without COVID Cut

highest Increase in 37 years due to automatic
COVID cuts totaling $34 billion in residential
market value reductions shifting $1.2 billion in
property taxes to commercial owners.
2nd

For Northwest Suburbs

v
= 2 years

COVID Sa ings

For Southwest Suburbs

v
= 3 years

COVID Sa ings
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Prorated PINs
14-33-301-007
-008
-009
-010
-011

2020 Taxes
$48,745
$48,745
$49,993
$7,535
$14,285

Residential

$169,303

2019 Rate
6.890

$7,630,960 Combined COVID 2020 Market Value Cut
$8,265,140 Combined Market Value 2019

0.3% Increase

7.7% Covid Decrease

8% COVID Decrease

2019


2020 


NO COVID CUT

COVID CUT SAVINGS
$184,122


826,514

10.5% Increase due to
COVID Reductions

x 3.2234
2,664,185
x 0.06911

$184,122

- $169,303

Original Taxes
COVID Taxes

$14,819

B E
X SAVINGS

COM IN D 2020 

COVID TA

Taxes without COVID Cut

highest Increase in 37 years due to automatic
COVID cuts totaling $34 billion in residential
market value reductions shifting $1.2 billion in
property taxes to commercial owners.
2nd

For Northwest Suburbs

v
= 2 years

COVID Sa ings

For Southwest Suburbs

v
= 3 years

COVID Sa ings
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1926 N Burling, Chicago

1435 N Astor, Chicago
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Residential

Prorated PINs 2020 Taxes
14-33-302-120 $58,803
-119 $59,666
-029 $33,779
-032 $15,345
$167,593

2019 Rate
6.890

$7,599,060 Combined COVID 2020 Market Value Cut
$8,199,980 Combined Market Value 2019

0.3% Increase

7.3% Covid Decrease

8.2% COVID Decrease

2019


2020 


NO COVID CUT

COVID CUT SAVINGS
$182,670


819,998

10.5% Increase due to
COVID Reductions

x 3.2234
2,643,182
x 0.06911

$182,670

- $167,593

Original Taxes
COVID Taxes

$15,077

B E
X SAVINGS

COM IN D 2020 

COVID TA

Taxes without COVID Cut

highest Increase in 37 years due to automatic
COVID cuts totaling $34 billion in residential
market value reductions shifting $1.2 billion in
property taxes to commercial owners.
2nd

For Northwest Suburbs

COVID Savings = 2 years
For Southwest Suburbs

COVID Savings = 3 years
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Residential

2019 Rate
6.890

$25,394,140 COVID 2020 Market Value Cut

8% Covid Decrease

0.3% Increase

$27,602,330 Market Value 2019

8% COVID Decrease

2019


2020 


NO COVID CUT

COVID CUT SAVINGS
$614,895


2,760,233

10.5% Increase due to
COVID Reductions

- $565,703

Original Taxes
COVID Taxes

x 3.2234
8,897,335
x 0.06911


$49,192
2020 COVID TA

X SAVINGS

$614,895

Taxes without COVID Cut

highest Increase in 37 years due to automatic
COVID cuts totaling $34 billion in residential
market value reductions shifting $1.2 billion in
property taxes to commercial owners.
2nd

For Northwest Suburbs

COVID Savings = 2 years
For Southwest Suburbs

COVID Savings = 3 years
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1825 N Orchad, Chicago

1955 N Orchad, Chicago
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