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The 2026 Cook County Reassessment
Watchlist
A property-tax attorney's guide to the South and West suburban cycle — built from the full Board of Review appeal
record.

In 2026, Cook County reassesses its South and West suburban townships. For a property-tax practice, a
reassessment year is not a marketing season — it is an operations problem: seventeen townships, each opening
and closing on its own staggered calendar, against a book that is already carrying parcels in several of them at
once.

This report maps that cycle using the complete public record. Censum aggregated all 6,735,334 Cook County Board
of Review appeal decisions for tax years 2010–2025 and isolated the seventeen townships in the 2026
reassessment district. The result is a township-level view of where the appeal volume sits, where the attorney-
required commercial work concentrates, and what the Board's historical grant record looks like — the map a book
can plan against before the notices mail.

The short version
The seventeen South and West suburban townships have produced 1,370,944 Board of Review appeals since
2010 — roughly one in five of every Cook County appeal in the period — including 296,812 in the last three
complete tax years (2022–2024) alone.

Across these townships, 73.0% of appeals were attorney-represented, below the 86.3% countywide rate. The
suburban residential reassessment leaves a materially larger share of parcels unrepresented than the
commercial-heavy city — unworked volume, in plain terms.

Recent appeal volume concentrates in Lyons, Proviso, Thornton, Worth, Orland, and Bremen. The attorney-
required commercial and industrial wedge sits heaviest in Stickney, Thornton, Cicero, and Calumet. These are
not always the same townships — which is the point of a watchlist.

Over 2010–2025, the Board recorded a reduction in 48.2% of appeals across these townships. This is a
historical base-rate, not a prediction: it describes the Board's past decisions, not the outcome of any future
filing.



Why 2026 is a South-and-West-suburban year
Cook County reassesses on a three-year triennial cycle, one district at a time: the City of Chicago, the North and
Northwest suburbs, and the South and West suburbs. 2026 is the South and West suburbs' year. Reassessment
notices begin mailing in late April — Riverside and River Forest first — and roll township by township through the
summer, per the Cook County Assessor's assessment calendar.

There is no single countywide deadline. Each township's appeal window at the Assessor opens for roughly thirty
days from the date its notices mail, with the last-file date printed on the notice and no extension. The Board of
Review then runs its own, separate windows after the Assessor certifies. For a firm, that means seventeen clocks,
started on a rolling schedule, at two boards — and every filing re-keyed by hand into the county portal, parcel by
parcel.

The 17-township watchlist
All figures are Board of Review appeal decisions, tax years 2010–2025. "Recent" = the last three complete tax
years, 2022–2024 (2025 is excluded as a partial snapshot). "AV reduction" is the assessed-value reduction the
Board recorded on granted appeals — assessed value, not tax-dollar savings.

Township Total appeals Recent (3y) Attorney % Reduced % Commercial % BOR AV reduction ($M)

Lyons 158,045 35,412 78.8 48.7 16.5 865.7

Proviso 156,728 32,895 68.8 46.2 22.3 650.0

Thornton 148,736 32,305 66.0 44.1 28.8 573.6

Worth 151,472 30,954 74.1 45.9 21.2 721.7

Orland 114,428 28,431 81.7 54.4 8.0 599.4

Bremen 112,093 23,073 73.5 46.8 18.1 367.0

Palos 87,647 19,432 82.9 47.2 10.1 267.9

Oak Park 85,965 18,110 76.0 55.0 8.0 370.6

Rich 72,955 14,986 63.3 50.7 8.6 342.0

Bloom 59,662 13,321 76.7 41.5 26.3 267.6

Berwyn 49,111 11,222 57.5 50.5 16.8 114.2

Cicero 42,654 8,754 56.8 50.0 28.6 199.0

Lemont 31,274 7,445 79.9 49.2 9.9 123.0

Stickney 37,681 7,432 70.8 48.0 31.2 522.1

River Forest 23,856 5,280 85.7 52.0 4.8 71.5

Riverside 22,045 4,826 72.0 55.6 7.9 98.3

Calumet 16,592 2,934 69.7 44.2 28.4 83.6

All 17 1,370,944 296,812 73.0 48.2 17.9 ~6,237

https://www.cookcountyassessoril.gov/assessment-calendar-and-deadlines


Where the recent volume concentrates
Three townships — Lyons (35,412), Proviso (32,895), and Thornton (32,305) — account for more than a third of all
recent appeals in the district. Add Worth, Orland, and Bremen and six townships carry the majority of the recent
workload. For a firm allocating attention across a reassessment cycle, this is where the residential volume — and
the staggered-window pressure — is densest.

Note that volume rank and attorney-representation rank diverge. River Forest (85.7%), Palos (82.9%), Orland
(81.7%), and Lemont (79.9%) are the most professionalized markets, where most appeals already run through
counsel. The lower-representation townships — Cicero (56.8%), Berwyn (57.5%), Rich (63.3%) — carry more pro-se
filings, i.e. more parcels that reach the Board without representation.

Where the commercial wedge sits
Commercial and industrial parcels are the attorney-required, defensible work — and Cook assesses them at 25% of
market value against 10% for residential, so the stakes per parcel are higher. The commercial share of appeals is
heaviest in Stickney (31.2%), Thornton (28.8%), Cicero (28.6%), and Calumet (28.4%), with Bloom (26.3%) and
Proviso (22.3%) close behind. Stickney is the standout: a comparatively small township by total volume, but with a
third of its appeals commercial and an outsized $522M in recorded assessed-value reductions — a dense pocket of
higher-value work.

What the historical grant record shows
Across the district, the Board recorded a reduction in 48.2% of appeals over 2010–2025. The townships with the
highest historical reduction rates are Riverside (55.6%), Oak Park (55.0%), Orland (54.4%), River Forest (52.0%),
and Rich (50.7%).

This is a base-rate drawn from sixteen years of decisions. It is useful as a planning signal — where appeals have
historically found traction — but it is not a prediction. Past Board decisions do not forecast the outcome of any
individual appeal, and nothing here should be read as an expected result.

From reassessed value to tax bill
A reassessment notice is an opinion of value, not a bill. The value becomes a bill only after a defined chain, which is
worth keeping straight when advising on exposure:

Market value is multiplied by the assessment level — 10% for residential (Class 2), 25% for commercial and
industrial (Class 5). Cook is the only Illinois county that assesses by class, and the 10%/25% split sits exactly at
the ceiling the Illinois Constitution allows (the top class may not exceed 2.5× the lowest).

The assessed value is multiplied by the state equalization factor. The 2024 final Cook multiplier was 3.0355
(Illinois Department of Revenue).

Then the local tax rate applies and exemptions come off the top.

The practical consequence for a commercial parcel: a valuation error carries 2.5× the assessed weight of the same
error on a home, before the multiplier and rate even compound it.

https://tax.illinois.gov/research/news/2024-cook-county-final-multiplier.html


What this means for a book
The reassessment does not create the work; it concentrates it into a window. A firm working these seventeen
townships in 2026 faces the same two structural costs on every matter — tracking which of the staggered windows
is live, and re-keying each filing into the county portal by hand. At the volumes this district produces, that second
cost is not incidental; it scales directly with the size of a book.

Censum Docket is built for exactly that: it maps the live township and Board windows for the parcels in your book
against the official calendars, and it files under your own code and rep block — Censum is the intake and Cook-
authorization rails and the Merchant of Record, not counsel of record. Pricing is flat, per seat — the firm keeps its
book, its clients, and its economics, with no percentage of any result.

Methodology and sources
Source: the public Cook County Board of Review appeal-decision dataset (open data 7pny-nedm), 6,735,334
rows, tax years 2010–2025 (snapshot 2026-05-20).

Method: Censum aggregated every decision to the township level. Attorney vs. pro-se is taken from the record's
representation code; "reduced" counts decisions the Board marked as a decrease; commercial share counts
Class 5 commercial and industrial parcels (Class 3 multifamily is reported separately, not folded in); AV reduction
sums the Assessor-to-Board assessed-value difference on granted appeals. No appellant, owner, or client
information is used — every figure is a township-level rollup of public record.

Reassessment timing and assessment mechanics: Cook County Assessor assessment calendar, classifications
of real property, and the Illinois Department of Revenue equalization factor.

Important caveats
Appeal windows and deadlines must always be confirmed against the official Cook County Assessor and Board of
Review calendars before filing; the dates in any given township move. Historical reduction rates are aggregate
signal, not a prediction or guarantee of any individual outcome. Censum is an independent intelligence and filing-
rails vendor and Merchant of Record — it is not the county, not affiliated with any government agency, and not
counsel of record. Nothing in this report is legal or tax advice.
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