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MEMORANDUM

Date: May 12, 2009
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Nt

County Board Members
From: Patrick Urich, County Administrato

RE: Common Assessment Concerns

Each year, Peoria County and the Supervisor of Assessment's Office experience a certain
amount of public dissatisfaction with assessed property values and the appeals process.
Typically, this dissatisfaction manifests itself as complaints rendered against the Board of
Review. As a result of these complaints, recent public meetings, and Freedom of information
requests, staff has compiled a list of the most common concerns that have arisen and their
appropriate responses.

Why don't township assessors, county assessors, and the Board of Review take into
consideration the housing market slump when assessing property?

Peoria County is required by the lllinois Department of Revenue to use a three-year sales
study for assessments. This is a retroactive value using 2005, 2006, and 2007 sales - when
the market was still thriving - to determine 2008 assessments. While this requirement is
advantageous in an upward market, it can be detrimental in declining markets. Peoria
County's new CAMA system, however, does allow assessment officials to now track market
conditions in a more timely manner and make appropriate adjustments on a neighborhood
basis from year to year.

Property owners can help themselves by making sure property characteristics such as
square footage are accurately recorded. Owners should notify township assessors
immediately if an inaccuracy is found.

Peoria County will increase outreach efforts to raise awareness of the assessment process,
placing particular emphasis on the three-year sales study.

How is market value determined?

According to the lllinois Department of Revenue's guide, "The lllinois Property Tax

System"":

1 US. State of lllinois. Department of Revenue. The Iltinois Property Tax System: A general guide to the local
property tax cycle.




Value is a complicated concept with many definitions. Most real property in lllinois must be assessed based on
its value on the open market, or its "market value." This value is the amount at which a property would sell in
a competitive and open market, presuming that

e Both the buyer and seller are knowledgeable about the sale and are using sound judgment by allowing
sufficient time for the sale

e The sale is not affected by undue pressures (e.g. foreclosure, bankruptcy)
One or more of the following three methods is used to determine market value:

e Market data - Similar, neighboring properties that have sold recently are compared to the property
being assessed.

e Cost - The cost to reproduce (or rebuild) the property is calculated, an amount for depreciation is
subtracted, and land value is then added.

e Income - The present worth of the income from an income-producing property is calculated by
measuring the amount, quality, and durability of the future net income the property can be expected

to return to an investor.
Is Peoria County over-valuing property because of budget concerns?

Budget, or a need to maintain tax base, has no bearing on decisions made by township
assessors, county assessors, or the Board of Review. Each case is decided on its merit
regarding equity and fair market value. Taxing districts set levies each year that determine
the amount of money they require to operate that year.

Township assessors are responsible for valuing individual properties in the township. The
township is mandated by the State of lllinois to have an overall assessed value of 33.33%, all
properties combined. If a township is under the overall assessed value, the county is
obligated to apply a multiplier to bring that township up to this valuation, or equalize the
township, regardless if some individual properties are valued fairly or not.

The county does not apply values to individual properties. Only township assessors can do
that. The county applies multipliers to individual property classes in a township: residential,
commercial, and industrial. If the county does not equalize a township, the county as a
whole falls below the State's required value of 33.33%. In that circumstance, the State would
put a multiplier on the entire county, regardless if there are townships that are fairly valued.
Thus, the corrective measure taken at each level of government worsens exponentially for
individual property owners if properties are not valued accurately.

Assessments are compared to sale prices to determine the level of assessments in Peoria
County. This information is reviewed by the State annually. If Peoria County overvalued
property, the lllinois Department of Revenue would place a negative equalization factor on
the entire county to bring the level into compliance of 33.33%. The attached table provides
2007 final equalization factors and three year averages for all lllinois counties. At last
review, in 2008, Peoria County had a market value of 33.13%.

My taxes are too high.

Taxes are determined primarily through levies applied to the equalized assessed value of a
property by the different taxing districts. Increased or decreased assessments typically do
not have a direct impact on the tax bill. Decreased assessments do not necessarily mean tax
bills will decrease. An assessment is simply a measurement used to evaluate the correct
portion of a property owner's share of the overall tax obligations.



I feel | was not treated courteously at a Board of Review hearing. What can | do?

Steps are being taken to address this issue. Each Board of Review hearing is recorded.
Further, staff recommends amending the Board of Review Rules to include instructions for filing a
timely complaint regarding potential discourteous treatment.

The Board of Review does not explain the assessment process or its decision.

The Board of Review does not assess property; this is done at the township level.
Questions regarding methodology should be directed to the township assessor early on, as
recommended in the Board of Review Rules. A township assessor may be able to correct
an assessed value, thereby eliminating the need for appeal. Questions may also be directed
to the Supervisor of Assessments Office. Peoria County will continue efforts to encourage
property owners to contact their township assessor with any concerns regarding assessed
value.

It is the duty of the appellant to prove his or her case by preponderance of the evidence for
fair market value complaints, and clear and convincing evidence for equity complaints. The
Board of Review bases its decision on this evidence. Currently, there is no explanation of
the decision by the Board of Review on their decision form. Staff recommends adding a field
for explanation on the Board of Review's decision form, similar to Will County.

What is the relationship between the Supervisor of Assessments and the Board of
Review?

By statute, the Supervisor of Assessments is the clerk to the Board of Review. Township
assessors and the Supervisor of Assessments assist in preparing and providing evidence as
needed to the Board of Review. Attendance at Property Tax Appeal Board hearings and
Board of Review hearings is encouraged. According to The Township Assessors’ Guide?,
published by the lllinois Assessors' Association, assessment related duties include

e Defending assessments appealed to the local Board of Review

e Assisting county officials in defending assessments before the Property Tax Appeal
Board

e Public relations

Should rental properties be considered differently than owner-occupied properties due
to their condition?

According to the lllinois Department of Revenue's guide, "The lllinois Property Tax

System":

Some possible grounds on which property assessments may be appealed include

e Market value - Proof that the market value is less than the assessment as demonstrated by a recent
"arm's-length" sale, a property appraisal, comparison of the property's assessed value to recent sales
information for comparable properties, or actual construction costs.

2 ys. Township Officials of Illinois. Illinois Assessors’ Association. The Township Assessors' Guide. By Steven W.
Stanger. Springfield, IL: Illinois Assessors’ Association, 2007.

3 Us. State of illinois. Department of Revenue. The Illinois Property Tax System: A general guide to the local
property tax cycle.




e Equity or uniformity - Proof that comparable or similar properties in the neighborhood have lower
assessments than the taxpayer's property on a per square foot basis as demonstrated by presenting
data for comparable properties from the neighborhood, including any income and expense data.

The Board of Review considers each case individually and the appellant is responsible for
presenting a market value argument or an equity argument, as outlined above.

Peoria County encourages transparency on behalf of the property owner. If the property
owner argues his or her rental property should have a lower assessed value due to the
condition of the property, than the property owner should allow a physical inspection of
the property in question. If the owner refuses inspection, staff recommends a market value
argument not be allowable. There are times when property owners base their argument for
reduced assessment on equity, where they state that the properties do not generate nearly
as much income as other income-producing properties. In this instance, staff recommends
requiring proof of income and expense data for the previous three years. These practices are
consistent with the Board of Review Rules adopted in Kane County.

In light of these common concerns, staff recommends a review of the Board of Review Rules and
appropriate amendments to allow for transparency to the taxpayer filing a complaint. An offer should
be extended for tax representatives to review the amended Rules before adoption, as was
done previously. An additional review of Rules from other lllinois counties is recommended during the
internal review process to eliminate uncertainties and better clarify requirements. Lake, Will, and Kane
County Board of Review Rules are currently being analyzed as taxpayer in these counties have
raised similar concerns as here in Peoria.

Involving tax representatives in the review of Rules process in 2007; placing sales information,
Rules, and pertinent deadlines on Peoria County's website; standardizing forms; recording
hearings; requiring evidence submittal at hearings; and developing the GIS front desk application
have all served well to increase transparency and raise public awareness of the assessment and
appeals processes. Peoria County's Supervisor of Assessments, township assessors, and Board of
Review members should strive to make themselves accessible to constituents and consider enhancing
public outreach efforts so taxpayers better understand how to file a complaint and what information is
required as evidence. The Supervisor of Assessments Office has agreed to increase its public
awareness efforts in this regard.



UIYJIM S| SJUSWISSISSE JO [9AS] [ENjoR 8SOYM AJUN0S Aue 0} pansst st 0000

“[oA8) painbai oy} Jo %]

 J0 J0j0e} UoRezitenba |euy e ‘(G2-21/00Z SOI §€) 8p0D Xe] Auadoid 9y} JO 5Z-L| UORISS JO suoisiaosd Jepun ,

L0e'ee
+82°¢E
2EE°EE
0¥'ee
«6E°€E
+EE°EE
+£E°EE
«L0’€E
«6¥'€E
*CE'EE
28P'ee
+EE°EE
«G6°CE
+G6°C¢
«6€°EE
€e'ee
2£E°EE
«60'¢E
+EE°EE
~0€°¢e
A %%
+8G°EE
A%
T A%
+OP'Ee
208°€E
«£E°EE
«10'€E
A2
€e'ee
+CT'EE
29T°EE
M R3S
«62°¢E
€e'ee
#LT'EE
+00°¢e
+£G°EE
0¥'ee
+98°C¢
€e'ee
£G9'EE
208°ee
€e'ee
£62€E
M %
£GTEE
+GE°EE
«cl’ee

0000°}
0000°L
0000°}
0000°L
0000°L
0000°}
0000°L
0000°L
0000°L
0000°L
0000°}
0000'}
0000°L
0000°L
0000°L
OLEL’L
0000°L
0000°L
0000°}
0000°}
0000°}
0000'}
0000'}
0000°L
€eco’L
0000°L
0000°L
0000°L
0000°L
2020’L
0000°L
0000°L
0000°L
0000°L
1480°}
0000°L
0000°L
0000°L
0000°L
0000°L
¥2e0’'L
0000°L
0000°L
(4%
0000°}
00007}
0000°L
0000°L
0000’}
0000°L

og'ee
8C'ee
€e'ee
ov'ee
6e'¢ee
128 %%
£e'ee
L0'EE
6¥'€e
ce'ee
8P'ee
€e'ee
G6°¢e
G6'Ce
6e'ee
FAd 14
£e'ee
60'¢e
£e'ee
og'ee
ree
8G'¢E
1cee
6C'¢ee
ov'ee
og'ce
£e'ee
10°ee
£T'ee
L9'ce
ceee
9z'ee
yo'ee
6Tee
99°0¢
LT'ee
oo'ce
€6'ee
or'ee
98'z¢
09'ce
59'¢e
oc'ee
92ze
6c'ce
61°¢e
TR
GE'ee
cl'ee
ve'ee

SLIE
85'1e
99°'Le
eele
9p'ze
8i'te
18'6C
oLee
06’le
Lele
1 43%
86°0¢
65°1LE
$0ce
¥e'le
§0'9¢
¥L0¢g
G6'1E
ceee
§8°1E
rie
veee
oL'ee
bie
98'G¢
LL9T
€9°vE
£9'1e
05°Le
chie
L9°1¢
12433
6l'ce
£6°ce
(4 4:14
e
glee
vo'ce
68°1E
6e'ze
16°62
cr'ee
8L'1e
§9'0¢
PrAA
98'1¢
Gg'le
or'ie
og'ze
S9'le

8v08

lg'ee
8c'ee
oLee
ch'ee
v6'ce
oL'ee
LI've
L9'¢e
oL'ee
]9 2%
ocee
L9'vE
G0'ee
99°¢¢
90'ce
L5708
[4° A
66°0¢
80'ce
Li'ee
g1'ee
€e'ee
4 A
eLee
y8'8¢c
80°0%
86°8¢
yo'ze
Le'ce
0L'ce
61°¢E
99°¢¢
[A: 4>
69°¢¢
05°0¢
0g'ee
90'¢e
LI'EE
G6°C¢
§Tee
8l'ee
l9'ce
[ XA
oL'ze
Ll'ee
Gg'ee
£5°¢E
€8'¢e
g1'ee
18'ce

yo've
L6'vE
2¢9'6e
GL'6E
8L've
bLGE
¥6°6¢
8'ce
9¥'GE
yo've
09°6¢
ye've
0T've
vive
L9°GE
08’le
€L°9¢
ye'9e
69'v¢
y6've
G9°6¢
91°6¢
09¢e
1441
05°G¢
Se've
LE'9¢
1 413
€C'se
8l'ee
08've
89'G¢
08've
scve
90°¢e
65°vE
6L'ce
LLve
LE'GE
yo've
oi'ee
ce've
0z'se
yo've
8've
G8'ee
99've
18°vE
88'¢e
9g've

Qyo4aooMm
OOVHINNIM
NOSWVITIM
M
3QIS3LIHM
J1IHM
INAVM
NOLONIHSVM
NIYHYM
HSY8vM
NOIMIWAA,
NOINN
TIIMm3zvl
NOSN3Hd31Ss
HUVLS
AG13HS
11008
YITANHIOS
NOWVYONYS
INITVS
YIV10°LS
ANV1SI 00y
ANVIHORY
HdTOONVY
WVYNLNd
IMSVYINd
3d0d

Mid

Livid

Addad
Vviy0O3d
3190
JRELTNOW
NVYOUONW
AYIWNOOLNOW
JOUNOW|
YIOYIN
QHVYNIW

OVSSYW
NOSVIN
TIVHSYVIA
NORIVN
NOSIQviN
NIdNOJVI
NOOVIA
NV3TON
AYNIHOW
HONONOAJW
NV9O01
NOLSONIAIT
331

€E'EE
«TcE
#L1'EE
«89°€E
£€'¢E

£5EEE
«82°€¢
«LTEE
PLEE
J0Z'€E
«SE'ES
1828
£€'EE

.0€°€¢
.02°€E
LOF'ee
£e'ee

JPEE
SPEEE
2Z2E°EE
£€'ee

81
+G6°EE
«9L'Ee
HIEE
£€'€e

+E1'EE
AFYE
«BLEE
£92'€E
£€'ee

Y€
.82°€E
«eee
.8€°EE
£€°¢¢

«81EE
«8L°EE
SLYE
£€'ee

£ZV'EE
W61EE
+6€°EE
LEEE

«LEEE
$52E
«16°EE
.0€°€E
£€'EE

£E'EE

$2s0°L
0000°}L
0000°L
0000°L
2020’L
0000°L
0000°}
0000°L
0000°L
0000°L
0000°L
0000°L
61¥0°L
0000°L
0000°L
0000°L
§920°L
0000°}
0000°}
0000°L
2920°)L
0000°L
L1860
0000°L
0000°}
0000'1
0000°L
9896°0
0000°L
0000°L
8.c0'L
0000°L
0000°L
0000°}
00004
6e¥8°C
0000°1L
0000°L
¢096'0
08€0°L
0000°L
0000°L
0000°L
0000°L
0000°L
0000°}
62860
0000°L
GEE0’L
0000°L
0000°L

L9'LE
1eee
Ll'ee
89'¢E
89°C¢
Ge'ee
' TA%
Leee
vl'ee
ocee
Ge'ee
18'C¢
66°L€
og'ee
ocee
or'ee
A &4
5 4%%
ye'ee
ceee
8¥'ce
81'¢e
g6'ce
9l'ee
y9'ee
£EEe
elL'ee
L¥ve
6L'cE
9z'ee
epee
Lr'ee
1A%
5%
8e'ee
el
8l°¢e
8L'EE
LLve
lee
cr'ee
6l'ce
6e'ee
LE'EE
LE'EE
gzee
16'ce
og'ee
TArA>
geee

$€0¢€
80'}IE
6¥’lE
66°LE
09°0¢
oL'ie
9e’1e
G0'0¢
9¢'6¢
6¥°0¢
06°0¢
LE71E
81°0¢
eL'le
(44>
9e'Le
9¥'0¢
oLee
¥6'LE
Lo'Le
(4 4%
gble
£8°¢¢
8l'le
80°cE
S¥'Le
14K
1872¢
plLve
(0 41
26°0¢
Lte
6.°0¢
(42>
69°1¢
¥L0L
Y AA
[4: 03>
133 2%
§5°0¢e
oLce
vi'ce
[4 A
> 3 3>
L99¢
00ce
Lo'ee
yo'le
S0°0¢
80°0¢

cLLe
vLee
1e'ee
geee
05°2¢
6£°€E
Lo'ee
LOove
16°2¢
9lL've
lg'ce
9z¢e
89'IE
9L°ce
¥0'ee
oeve
09°.2
6L°¢ce
6c'ce
1e'ee
ree
65°9¢
£6'¢E
[4: X4
£8°C¢
LLEE
§eee
91'¢e
| /A
86°C¢
¥0'ce
26'cte
oLee
$6°CE
16°ve
3
(417
Le'ee
PLEE
FANAS
ySee
00°ee
ge'ee
8l'ee
gL'le
9z'ee
G8've
4: XA
Lle
So'0

YE'EE

66°C¢
08'S¢
cLve
18'G¢
06'v€
L6°6E
ovy'se
0L6¢
91’Le
96've
G6°GE
66'¥E
c6'ee
o¥'se
"8 4>
e5've
PE6¢
vlee
6L'vE
G9'GE
09've
08'6¢
80'SE
88'vE
L0'6e
9L've
6¥'ve
6v'LE
6¥'ve
3.4°1%
yeve
8€'6E
9¢'6¢
90°6¢
£6'ce
86°Cl
€8¢
9¥'Ge
L9'GE
0g'ee
cove
crve
6¥'ve
08'se
[ -TArAS
05've
88'€E
1441

JONIEMYT
JT1VSVY1
IV

XONM
TIVAN3A
FIAINA
3NVA
NOSNHOr
SS3IAvaor
A3syar
NOs¥3443r
¥3adsvr
NOSHOVFP
SIoNDOYI
AUN3H
NOSY3ANZH
NIQUVH
AO0ONVH
NOLTIWVYH
AGNNYO
3NIO
NLLVTIVO
No.1Nd
NITDINVYA
Qyo4
3113AVS
WVYHONIA43
SQyvMa3a
¥voa3
39vdna

By abiglels)
11IM3a
g7vx3a
ANVTH39AND
QHOAMVAD
%000
$3700
NOINITO
AVID
AYVIO
NVILSIMHO
NOIVdWVHO
SSVD
TI0WvD
NAOHIVD
nv3dng
NMOug
3NOOS
anNosg
YIANYXAT
SWVayY

_ezos

whouum.._n_ co_mmw,___macu_ _

y9'ce

fwnoo|

bCEE

cLie






