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Statutory Valuation Structure

• 19 with valuation at the County level
• Cook and St. Clair Counties have a County Assessor
• 17 other Counties are commission counties 

with no Townships

• 83 with valuation at the Township level
• Does not account for “local custom” or assessor vacancies



Appraisals Reports in the Assessment Process

• Provided to the Assessor
• Submitted as evidence

• County Board of Review Complaints
• State Property Tax Appeal Board Appeals
• Circuit Court Tax Objections
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Definition of Value



(35 ILCS 200/1-50)
Sec. 1-50. Fair cash value. The amount for which a property can be sold in 

the due course of business and trade, not under duress, between a willing 
buyer and a willing seller.

“Fair cash value is synonymous with fair market value and is defined as the 
price a willing buyer would pay a willing seller for the subject property, there 
being no collusion and neither party being under any compulsion.” Ellsworth 
Grain v. Property Tax Appeal Board, 172 Ill. App. 3d 552, 557 (Ill. App. Ct. 
1988)
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CASE STUDY:  Defining the “Property”
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NOW SHOWING:

NOTHING AT ALL!!!

Private Deed Restriction



POLL QUESTION:
How should the Board of Review approach this?
A. The deed restriction DOES prevent the Board of Review from 

considering a “Motion Picture Theater” as the Highest and 
Best Use.

B. The deed restriction DOES NOT prevent the Board of Review 
from considering a “Motion Picture Theater” as the Highest 
and Best Use.

C. Not sure.
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Code

(35 ILCS 200/1-130)
Sec. 1-130. Property; real property; real estate; land; tract; lot.
(a) The land itself, with all things contained therein, and also all 

buildings, structures and improvements, and other permanent fixtures 
thereon, including all oil, gas, coal, and other minerals in the land and the 
right to remove oil, gas and other minerals, excluding coal, from the land, 
and all rights and privileges belonging or pertaining thereto, except where 
otherwise specified by this Code. 



Property Tax
Code

(35 ILCS 200/1-130)
Sec. 1-130. Property; real property; real estate; land; tract; lot.
(a) The land itself, with all things contained therein, and also all 

buildings, structures and improvements, and other permanent fixtures 
thereon, including all oil, gas, coal, and other minerals in the land and the 
right to remove oil, gas and other minerals, excluding coal, from the land, 
and all rights and privileges belonging or pertaining thereto, except where 
otherwise specified by this Code. 



Property Tax
Code

(35 ILCS 200/1-130)
Sec. 1-130. Property; real property; real estate; land; tract; lot.
(a) The land itself, with all things contained therein, and also all 

buildings, structures and improvements, and other permanent fixtures 
thereon, including all oil, gas, coal, and other minerals in the land and the 
right to remove oil, gas and other minerals, excluding coal, from the land, 
and all rights and privileges belonging or pertaining thereto, except where 
otherwise specified by this Code. 



Property Tax
Code

(35 ILCS 200/1-130)
Sec. 1-130. Property; real property; real estate; land; tract; lot.
(a) The land itself, with all things contained therein, and also all 

buildings, structures and improvements, and other permanent fixtures 
thereon, including all oil, gas, coal, and other minerals in the land and the 
right to remove oil, gas and other minerals, excluding coal, from the land, 
and all rights and privileges belonging or pertaining thereto, except where 
otherwise specified by this Code. 



Property Tax
Code

(35 ILCS 200/1-130)
Sec. 1-130. Property; real property; real estate; land; tract; lot.
(a) The land itself, with all things contained therein, and also all 

buildings, structures and improvements, and other permanent fixtures 
thereon, including all oil, gas, coal, and other minerals in the land and the 
right to remove oil, gas and other minerals, excluding coal, from the land, 
and all rights and privileges belonging or pertaining thereto, except where 
otherwise specified by this Code. 



Four Components of Real Property

1. The land, including its natural 
environment (e.g., vegetation, 
timber, and landscaping) Design Credit:

Illinois Property Assessment Institute



2. All buildings, structures and 
improvements, and other 
permanent fixtures on the land.

Four Components of Real Property

Design Credit:
Illinois Property Assessment Institute



3. All oil, gas, coal, and other minerals in 
the land, including the right of remove 
most of these mineralsDesign Credit:

Illinois Property Assessment Institute

Four Components of Real Property



4. All rights and privileges associated 
with owning the land.

Four Components of Real Property

Design Credit:
Illinois Property Assessment Institute



S
L
U
G
E
R

ell
ease
se
ive away
nter or exit
efuse

The six 
basic rights 
of property 
ownership

Design Credit:
Illinois Property Assessment Institute



Illinois 
Supreme Court

“Where the owner is not exempt, the tax is on the value of the property, 
not the value of the owner's interest; and it falls upon the owner of title, 
even where the right to use of the land has been transferred in a 99-year 
lease . . . It is clearly the value of the "tract or lot of real property" which is 
assessed, rather than the value of the interest presently held by the 
owner.” Springfield Marine Bank v. Property Tax Appeal Board, 44 Ill. 2d 428, 
430-31 (Ill. 1970).
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POLL QUESTION:
How should the Board of Review approach this?
A. The deed restriction DOES prevent the Board of Review from 

considering a “Motion Picture Theater” as the Highest and 
Best Use.

B. The deed restriction DOES NOT prevent the Board of Review 
from considering a “Motion Picture Theater” as the Highest 
and Best Use.

C. Not sure.

• As a matter of law, the assessment must include 
the value of all the rights that have accrued to 
the property, not just the rights held by the 
present owner. 

• Therefore, any analysis of highest and best use 
for this property must not exclude the 
consideration of a “motion picture theater” use 
for this property.



Other Examples

• Dominant estate: 09-35-354-002 
• Servient estate: 09-35-354-001 
• 1.16 acre-easement to be used 

by the owners of the dominant 
estate for pasturing horses. 



Other Examples









LAND

RESIDENTIAL 
DWELLINGS

MULTI-FAMILY 
DWELLINGS

ENERGY 
PRODUCTION

OTHER

PREFERENTIAL 
ASSESSMENTS

CATEGORIES

Design Credit:
Illinois Property Assessment Institute



Land
Preferential Assessments

Farmland

Conservation Stewardship

Subdivisions in Counties of Less Than 3,000,000 Persons

Subdivision Common Areas

Land Subject to Conservation Rights

Wooded Acreage Assessment Transition

Open Space

Design Credit:
Illinois Property Assessment Institute



Model Homes, Townhomes, and Condominiums

Accessibility Improvements of Residential Property

Historic Residences

Residential Dwellings
Preferential Assessments

Repairs and Maintenance of Residential Property

Design Credit:
Illinois Property Assessment Institute



Multi-Family Dwellings
Preferential Assessments

Low Income Housing

Supportive Living Facilities

Design Credit:
Illinois Property Assessment Institute



Energy Production
Preferential Assessments

Coal

Single-Property Solar Energy Systems

Commercial Solar Energy Systems

Wind Energy Property

Design Credit:
Illinois Property Assessment Institute



Other
Preferential Assessments

Veterans Organization Property

Airports in Counties of More than 200,000 Persons

Qualified Commercial and Industrial Property

Fraternal Organization Property

Design Credit:
Illinois Property Assessment Institute



Taxable Leaseholds

• What is being valued is the right to occupy and use the 
leased property until the expiration of the lease.

• For tax purposes, an approved method is to
• Calculate the market rent for the length of the lease;
• Calculate present value of each year’s rent; the sum of these values is 

the fair cash value of the leasehold.
• Leaseholds of longer periods will, all other things being equal, 

have a higher fair cash value than shorter ones.



Reversion to exempt
ownership

in perpetuity
Ten-year lease

Example of a Ten-Year Lease

Taxable Exempt

Reversion to exempt ownership in perpetuity
Three-year

lease

Example of a Three-Year Lease

Taxable Exempt

Reversion to exempt ownership in perpetuity
One-
year
lease

Example of a One-Year Lease

Taxable Exempt

Design Credit:
Illinois Property 
Assessment Institute



Personal Property “Freeze” Act

• No property lawfully assessed and taxed as personal 
property under this Act prior to January 1, 1979 shall be 
classified as real property subject to assessment and taxation 
under this Act after January 1, 1979. 

• No property lawfully assessed and taxed as real property 
under this Act prior to January 1, 1979 shall be classified 
as personal property subject to assessment and taxation 
under this Act after January 1, 1979.



Freeze Act examples

Harrison County 
Water Tower 

Assessed as Personal 
Property prior to 1979

Harrison County
New Water Tower in 2006

Still Treated as 
Personal Property

Design Credit:
Illinois Property 
Assessment Institute



Freeze Act examples

Van Buren County 
Bowling Alley Lanes

Assessed as Real Property 
prior to 1979

Van Buren County
New Bowling Alley Lanes

Still Assessed as Real 
PropertyDesign Credit:

Illinois Property 
Assessment Institute



Useful Resources

• Illinois Department of Revenue:
www2.illinois.gov/rev/localgovernments/property/Pages/default.aspx

• Property Tax Code:
https://www.ilga.gov/legislation/ilcs/ilcs3.asp?ActID=596&ChapterID=8

• Property Tax Appeal Board:
www.ptab.illinois.gov

• Illinois Property Assessment Institute:
www.IPAIeducation.org

https://www2.illinois.gov/rev/localgovernments/property/Pages/default.aspx
https://www.ilga.gov/legislation/ilcs/ilcs3.asp?ActID=596&ChapterID=8
http://www.ptab.illinois.gov/
http://www.ipaieducation.org/
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