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The Property-Tax Appeal Gap

Who reviews their assessment, who doesn't, and what the difference costs — for owners who carry real Cook
County tax.

A property-tax assessment is an opinion of value, and like any opinion it can be high, low, or right. The appeal
system exists to correct the high ones. But it only corrects the assessments that someone actually challenges —
and the public record shows that who challenges, and who doesn't, is deeply uneven. That unevenness has a name
and a price. It is the appeal gap, and for an owner carrying real tax across one parcel or many, it is the difference
between a number that was checked and a number that was simply paid.

This report quantifies the gap from two public sources: Censum's aggregation of the full Cook County Board of
Review appeal record (6,735,334 decisions, tax years 2010-2025), and the Cook County Treasurer's 2025 study of
how appeals move the tax burden.

The short version

* The Cook County Assessor values more than 1.8 million parcels (Assessor). In a typical year, only about
325,000 to 570,000 of them are appealed to the Board of Review — roughly one in five to one in three. Most
parcels are accepted as issued.

o Appeals are overwhelmingly worked by counsel. Of the 1,278,292 distinct parcels that have appealed at least
once since 2010, 1,039,208 — over 80% — did so with attorney representation.

e The Cook County Treasurer found that from 2021-2023, 64% of businesses appealed versus 27% of
homeowners. Businesses secured $25.5 billion in valuation reductions; the burden of what they shed shifted by
roughly $1.9 billion onto owners who did not appeal (WBEZ, WTTW).

+ The lesson is not that appealing is a trick. It is that an assessment left unchecked is an assessment paid in full
— and the owners who review theirs systematically are not the ones absorbing the shift.

What the appeal gap actually is

Property tax in Cook County is, mechanically, a fixed pie. Each taxing district levies a set amount, and that amount is
divided across the assessed value in the district. When one owner's assessment is reduced on appeal, the levy
doesn't shrink — it is redistributed across everyone else. That is why participation matters at the system level, and
why the Treasurer's study frames uneven appealing as a burden *shift*, not a burden *reduction*.

For an individual owner, the implication is narrower and more practical: if comparable properties are being reviewed
and corrected and yours is not, your parcel is carrying not only its own assessment but a sliver of everyone else's
reductions. Doing nothing is not neutral. It is a choice to pay the residual.


https://www.cookcountyassessoril.gov/
https://www.wbez.org/politics/2025/05/05/cook-county-treasurer-maria-pappas-report-property-tax-appeals
https://news.wttw.com/2025/05/05/appeals-filed-cook-county-businesses-added-2b-homeowners-property-tax-bills-report

How uneven the participation really is

The numbers from the Board of Review record, by tax year, are the clearest picture of how few parcels are actually
contested in any given cycle:

Tax year Distinct parcels appealed Approx. share of 1.8M parcels
2021 518,845 ~29%
2022 468,995 ~26%
2023 406,396 ~23%
2024 571,841 ~32%
2025 324,948 ~18%

Even in the busiest year shown, roughly two-thirds of parcels were not appealed. Over the full 2010-2025 window,
1,278,292 distinct parcels have appealed at least once — but a parcel that appealed in 2014 and never again has
spent a decade of assessments unchecked. Participation is not a one-time act; it is a discipline, and most parcels
don't sustain it.

Layer in the Treasurer's finding — businesses appealing at more than double the homeowner rate — and the
structural picture is complete: the most sophisticated, best-represented owners contest their assessments as a
matter of routine, and the gap between them and everyone else is where the burden settles.

Why it compounds for commercial and multi-parcel owners

The stakes scale with the assessment level and the number of parcels. Cook County assesses commercial and
industrial property at 25% of market value versus 10% for homes, so a valuation error on income property carries
two-and-a-half times the weight before the state equalization factor (the 2024 final Cook multiplier was 3.0355, per
the lllinois Department of Revenue) and the local rate compound it. And across a portfolio, the gap is multiplied
parcel by parcel: each unreviewed property is its own small, recurring overpayment, renewed every year until

someone checks it.

This is precisely why business appeal rates are so high. It is not gamesmanship; it is the rational response of
owners for whom an unchecked assessment is a material, repeating cost.

Closing the gap, per parcel

Closing the gap is not "appeal everything." It is "check everything, appeal what's wrong." The disciplined version is
simple:

1. Review the record on each parcel — class, square footage, units, condition. A wrong fact inflates the value.

2. Test the value against what the parcel would actually sell for, and against comparable assessments nearby.

3. Know the window. Cook's 38 townships open and close on a staggered, no-extension calendar; a portfolio spans
several at once.

4. Act where the evidence is real, and skip where it isn't.

That is the behavior the appeal gap rewards — and the behavior most parcels never get.


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

What to do with this
Don't guess across a book of parcels, and don't appeal blindly. Check them.

Look up a PIN, and Censum shows the county's record, the valuation signal, and where that parcel sits in its
township window — so you can see which parcels are worth a closer look before you spend effort on any of them.
Where a parcel is worth pursuing and its window is open, Censum prepares the appeal on flat pricing — never a
percentage of any result. Nothing here guarantees a reduction; the signal is research to help you decide which
parcels to review, not a promised outcome.

Methodology and sources

» Appeal participation: Censum aggregation of the public Cook County Board of Review appeal-decision dataset
(7pny-nedm), 6,735,334 rows, tax years 2010-2025 (snapshot 2026-05-20), counted as distinct parcels (PINs)
per year. No owner or appellant information is used — counts of distinct parcels only.

» Parcel universe: Cook County Assessor (more than 1.8 million parcels).
o Burden shift and appeal rates: Cook County Treasurer's 2025 study on property-tax appeals (WBEZ, WTTW).

+ Assessment mechanics: Cook County classifications of real property (10% / 25%) and the lllinois Department of
Revenue equalization factor.

Important caveats

Appeal windows and deadlines must be confirmed against the official Cook County Assessor and Board of Review
calendars before filing. Appeal participation and historical reduction patterns 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 a law firm. Nothing in this report
is legal or tax advice.
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