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T
he com

m
ercial and industrial sector of the business

com
m

unity is vital to the S
tate of Illinois’ econom

y.
T

his brochure is designed to provide com
m

ercial and
industrial taxpayers w

ith a basic understanding of how
to appeal the assessm

ents of their properties.

T
he P

roperty T
ax A

ppeal B
oard (P

T
A

B
) is an inde-

pendent S
tate agency that hears and adjudicates com

-
m

ercial, industrial, farm
, and residential appeals state-

w
ide.

File your appeal and all related docum
entation w

ith
our S

pringfield office:

P
roperty T

ax A
ppeal B

oard
W

illiam
 G

. Stratton O
ffice B

uilding
401 South Spring, R

oom
 #402

Springfield, Illinois 62706
(217) 782-6076
T

T
Y

 (217) 785-4427

w
w

w
.state.il.us/agency/ptab

O
ffice H

ours:  M
onday - F

riday  8:30 A
M

 to 5:00 P
M
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In all counties, an appeal should initially be filed w
ith

the county board of review
.  C

heck w
ith these offices

for the dates for filing assessm
ent appeals each year.
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In order to file an appeal w
ith the P

T
A

B
, you M

U
ST

file the required appeal form
s: (1) w

ithin 30 days of
the postm

ark date of w
ritten notice of the board of

review
’s  decision; O

R
 (2) w

ithin 30 days of the
postm

ark date of the w
ritten notice of the application

of the final adopted tow
nship equalization factor,

(note: T
he  P

T
A

B
’s jurisdiction is lim

ited to the
am

ount of increase caused by the application of the
equalization factor); O

R
 (3) w

ithin 30 days of the
P

T
A

B
’s decision low

ering the assessm
ent of a prop-

erty after the deadline for filing appeals w
ith the

board of  review
 or after adjournm

ent of the session
for the board of review

 at w
hich assessm

ents for the
subsequent year are being considered.

G
R

O
U

N
D

S  F
O

R
  F

IL
IN

G
  A

N
  A

P
P

E
A

L

A
 com

m
ercial or industrial appeal to the P

T
A

B
 m

ay
be based on one or m

ore of the follow
ing argum

ents:

1)  M
arket value

T
ypically, appeals of com

m
ercial and industrial prop-

erties contend the m
arket value of the subject prop-

erty is not accurately reflected by the property’s
assessed valuation. P

roof of m
arket value m

ust be
proved by a preponderance of the evidence. T

o
support an appeal based on a m

arket value argum
ent,

the appellant M
U

S
T

 present one or m
ore of the

follow
ing types of evidence.

A
. R

ecent “ A
rm

’s L
ength” Sale

T
he closer in tim

e the sale of the subject occurs to the
assessm

ent date under appeal (January 1 of each year),
the m

ore reflective the sale price is of the subject
property’s m

arket value. In order for a sale price to be
considered indicative of m

arket value, the property
m

ust have been exposed on the open m
arket for a

reasonable period of tim
e; neither party m

ay enter the
sale under undue duress; the buyer and seller m

ust be
reasonably know

ledgeable about the property’s use;
the consideration should be in cash or its equivalent;
and the parties to the transaction should not be related.
D

ocum
entation in support of this argum

ent should
include the sales contract, real estate transfer declara-
tion sheet, and settlem

ent statem
ent.

B
.  A

ppraisal
A

ppraisals estim
ate the subject property’s m

arket value
as of a certain date. P

referably, the appraisal estim
ates

a m
arket value near the assessm

ent date in question.
S

uch a docum
ent should be prepared by an appraiser

w
ith the education, training and experience needed in

order to appraise the type of property being appealed.
T

he appraisal should contain an analysis of the three
traditional approaches to value; nam

ely the cost, in-
com

e, and  sales com
parison approaches.

It is im
portant the appraiser be present at the PT

A
B

hearing to testify so the P
T

A
B

 and opposing parties
m

ay cross-exam
ine the appraiser. A

ppraisal testim
ony

offered to prove the valuation asserted in the report
m

ay only be given by a preparer of the appraisal w
hose

signature appears w
ithin the report.
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H
as the prescribed petition form

 been used?

Is there O
N

E
 petition for each parcel being ap-

pealed?

Is the property ID
E

N
T

IF
IE

D
 by P

IN
?

Is an addendum
 attached to the petition w

here the
property is com

posed of m
ore than one parcel?

A
re the petition form

s filed in T
R

IP
L

IC
A

T
E

 ?

Is the evidence filed in D
U

P
L

IC
A

T
E

 ?

N
ote: If a change in assessed valuation of $100,000

or m
ore is sought, all evidence m

ust be subm
itted

in triplicate.

Is the original signature of  the ow
ner, taxpayer,

corporate officer or attorney on each petition?

H
as the petition been filed w

ith the P
T

A
B

 w
ithin

the prescribed tim
e lim

its?

A
re tw

o copies of the board of review
 decision

attached?

Is a photograph of the property being appealed
attached?

IF
 a contention of law

 is raised, is a legal brief
attached?

A
re the return address and telephone num

ber of
the ow

ner, taxpayer, corporate officer, and/or at-
torney listed?

H
as all of the assessm

ent inform
ation for the

property been disclosed on the appeal  form
?

R
em

em
ber the appeal form

s m
ust be filed during the

appropriate 30 day appeal period; otherw
ise, the

P
T

A
B

 w
ill not have jurisdiction over the appeal.

P
T

A
B

-12 (R
-10/09)

P
rinted by authority of the S

tate of Illinois



C
. C

om
parable Sales

If the appellant elects to subm
it sales inform

ation on
other properties, the P

T
A

B
 requires at least three

com
parable sales be presented. T

he com
parable prop-

erties should be sim
ilar to the subject property in

location, construction, size, age, land-to-building ra-
tios, clear ceiling heights, finished office space and
other am

enities. T
he com

parable sales should have
sold as near in tim

e to the assessm
ent date under appeal

as possible.

D
. R

ecent C
onstruction C

osts
A

n appellant m
ay also subm

it docum
entation to sup-

port the recent costs to construct the subject im
prove-

m
ents together w

ith the cost of the land.  T
he docum

en-
tation m

ust include a com
plete and final cost statem

ent
or affidavit from

 the general contractor, including labor
costs.  If the appellant provided any of the labor or acted
as the general contractor, evidence of the value of this
service m

ust also be included w
ith the other cost

figures.

2)  U
niform

ity/E
quity

W
ith this contention, the appellant is claim

ing the
assessm

ent of the subject property is inequitable w
hen

com
pared to the assessm

ents of other, sim
ilar proper-

ties. T
his type of contention is less com

m
on in com

m
er-

cial and industrial appeals. T
he appellant m

ust subm
it

assessm
ent and descriptive data on at least three

com
parables w

hich are sim
ilar to the subject property

in location, size, style, age, land-to-building ratios,
clear ceiling heights, finished office space and other
am

enities. A
 lack of uniform

ity or equity m
ust be

proved by clear and convincing evidence.

3)  L
egal  C

ontention

A
 legal argum

ent is usually raised w
here the appellant

contends local assessing officials have not properly
applied provisions of the P

roperty T
ax C

ode (35 IL
C

S
200/1-1, et seq.) in establishing the assessm

ent of the
subject property. T

ypical legal argum
ents and refer-

ences to the appropriate provisions of the C
ode in-

clude:

R
eal vs. P

ersonal P
roperty claim

s and “
L

ike K
ind”

property classification (secs. 200/1-130 and 200/
24-5) -  T

he P
roperty T

ax C
ode defines real property

in part  as, “the land itself, w
ith all things contained

therein, and also all buildings, structures and im
-

p
ro

v
em

en
ts, 

an
d

 
o

th
er 

p
erm

an
en

t 
fix

tu
res

thereon...and all rights and privileges belonging or
pertaining thereto.” In Illinois, personal property is
exem

pt from
 ad valorem

 taxation. W
hether an item

,
such as m

achinery and equipm
ent, should be classi-

fied as  real or personal property is a frequent argu-
m

ent m
ade before the P

T
A

B
. S

ection 200/24-5 pro-
vides som

e guidance concerning this question. N
o

property classified as real property prior to January 1,
1979, or property of like kind acquired or placed in
use after this date, shall be classified as personal
property. S

im
ilarly, no property classified as per-

sonal property prior to January 1, 1979, or property
of like kind acquired or placed in use after this date,
shall be classified as real property.

O
pen Space V

aluation (sec. 200/10-155) - A
 tract of

land w
hich is larger than 10 acres and has been used for

open space purposes for the three years im
m

ediately
preceding the assessm

ent year, and is not used prim
a-

rily for residential purposes, m
ay qualify for special

assessm
ent treatm

ent. T
he person liable for the taxes

on land used for open space purposes m
ust file a

verified application on a prescribed form
 w

ith the chief
assessm

ent officer in the county requesting open space
valuation by January 31 of each assessm

ent year.

P
ro-rated V

aluation (N
ew

 C
onstruction or R

em
oval

of E
xisting Im

provem
ent) (sec. 200/9-180) -  O

w
ners of

property on January 1, are also liable, on a proportion-
ate basis, for the increased taxes occasioned by the
construction of new

 or added buildings, structures, or
other im

provem
ents on the property from

 the date w
hen

the occupancy perm
it w

as issued or from
 the date the

new
 or added im

provem
ent w

as inhabitable and fit for
occupancy or for intended custom

ary use to D
ecem

ber
31 of that year.

“D
eveloper’s E

xem
ption” (sec. 200/10-30) -  A

pplies in
all counties except C

ook C
ounty. T

his provision pro-
vides that the platting and subdivision of property into
separate lots and the developm

ent of the subdivided
property w

ith streets, sidew
alks, curbs, gutters, sew

er,
w

ater and utility lines shall not increase the assessed
valuation of all or any part of the property w

hen certain
criteria are satisfied.

In raising a legal contention, the appellant should

provide a brief explaining how
 the application of the

P
roperty T

ax C
ode affects the assessm

ent of the
subject property. E

vidence establishing the m
arket

value of the subject property m
ay also be necessary.
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T
he intervention of taxing districts in property tax

appeals occurs m
ost often in the areas of com

m
ercial

and industrial properties. S
ection 16-180 of the P

rop-
erty T

ax C
ode and S

ection 1910.40(f) of the P
T

A
B

’s
O

fficial R
ules provide that in every case w

here a change
in assessed valuation of   $100,000 or m

ore is sought, the
board of review

 m
ust serve a copy of the petition filed

w
ith P

T
A

B
 on all affected taxing districts as show

n on
the last available tax bill. T

axing districts subsequently
have 30 days to file a request to intervene w

ith the
P

T
A

B
. T

herefore, com
m

ercial and industrial taxpayers
w

ho file an appeal w
ith the P

roperty T
ax A

ppeal B
oard

m
ay find a taxing district as an interested party in their

appeal.

A
D

M
IN

IST
R

A
T

IV
E

  R
E

V
IE

W

F
inal decisions of the P

T
A

B
 are review

able under the
A

dm
inistrative R

eview
 L

aw
 (735 IL

C
S 5/3-101, et seq.)

and section 16-195 of  the P
roperty T

ax C
ode (35 IL

C
S

200/16-195). A
 com

plaint for adm
inistrative review

 is
filed in the circuit court of the county w

here the prop-
erty is located. H

ow
ever, in every case w

here a change
in assessed valuation of  $300,000 or m

ore w
as sought

before the P
T

A
B

, the com
plaint for adm

inistrative
review

 m
ust be filed directly in the appellate court in the

district w
here the property is situated. C

om
plaints for

adm
inistrative review

 m
ust be filed  w

ithin 35 days from
the date the P

T
A

B
 decision w

as m
ailed.

In an adm
inistrative review

 action, the review
ing court

accepts the P
T

A
B

’s findings and conclusions on ques-
tions of fact as true and correct. T

he review
ing court’s

scope of review
 is lim

ited to determ
ining w

hether the
P

T
A

B
’s findings are “against the m

anifest w
eight of

the evidence”. T
he review

ing court’s function is not to
rew

eigh the evidence or reassess the credibility of the
w

itnesses or substitute its judgm
ent for the P

T
A

B
.

A
 review

ing court m
ay set aside a P

T
A

B
 decision if it

finds the agency m
isapplied the law

.
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C
ertain counties in Illinois are authorized to classify

property for taxation purposes.  P
resently, only C

ook
C

ounty classifies property.  In all other Illinois coun-
ties, property is assessed at 33 1/3%

 of its m
arket value.

C
ook C

ounty’s classification system
 is com

posed of
num

erous classes, as established by the C
ook C

ounty
B

oard of C
om

m
issioners. C

L
A

S
S

 5A
 describes m

ost
com

m
ercial real estate and requires assessm

ents to be
established at 38%

 of the property’s m
arket value.

C
L

A
SS 5B

 describes m
ost real estate used for industrial

purposes and requires assessm
ents to be established

at 36%
 of the property’s m

arket value.
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