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ESTIMATED FULL VALUE OF PROPERTY IN COOK COUNTY: 
Civic Federation Methodology 

CALCULATION OF ESTIMATED FULL VALUE 

The full value of property is estimated using two sources of data: the total assessed value of property as 
reported by the Cook County Assessor’s Office in the Cook County Final Abstract of Assessment and the 
median level of assessment reported by the Illinois Department of Revenue in the Assessment/Sales Ratio 
Study. 
 
The Assessment/Sales Ratio Study collects data on property sales and calculates the ratio of assessed 
values to sales values.  A median assessment/sales ratio for the three years preceding an assessment year 
is computed, as well as an adjusted median ratio if additional data is submitted by the County Assessor 
after the initial data was collected.1  This median ratio is commonly referred to as the “median level of 
assessment.”  The Department of Revenue calculates median levels of assessment for Class 1 (vacant 
land), Class 2 (residential), Class 3 (apartments), Class 5a (commercial), and Class 5b (industrial) 
properties.  County ordinance requires that these classes be assessed at the following levels for 2009: 
Class 1–10%, Class 2–10%, Class 3–16%, Class 5a–25%, and Class 5b–25%.2 
 
Special note should be taken that the Department of Revenue’s ratio studies indicate a high coefficient of 
dispersion for vacant land, commercial and industrial assessments, which means there is likely to be wide 
variation within these classes from the calculated median for individual properties whose reported sale 
prices were included in the study. 
 
The Civic Federation estimates the full value of property by dividing the median level of assessment (or 
adjusted median when available) into the total assessed value of a class of property.  For those classes for 
which the Department of Revenue does not calculate a median level of assessment, the ordinance level is 
used.  The full value estimate does not include railroad properties or properties that are exempt from real 
estate taxes. 
 
Timing and Limitations 
 
The Cook County Final Abstract of Assessment is typically published in July or August of the year 
following the assessment year (e.g., the 2009 Final Abstract was published on September 16, 2010).  The 
Assessment/Sales Ratio Study for Cook County is typically released in the summer two years following 
the assessment year (e.g., the 2009 Assessment/Sales Ratio Study for Cook County was released in late 
June 2011). 
 
In years past, the Civic Federation compensated for this two-year delay by using the previous year’s 
Assessment/Sales Ratio Study (e.g., 2003 assessed values and 2002 median levels).  Starting with the 
2004 Estimated Full Value of Property in Cook County, the Civic Federation now waits and uses the 
same-year data when it is available from the Illinois Department of Revenue’s Assessment/Sales Ratio 
Study in order to provide the most accurate estimates.  The Civic Federation has recalculated ten years of 
full value estimates in this way to provide consistent trend data.

                                                 
1 For more information on assessment/sales ratios, see “Publication 136: Property Assessment and Equalization,” 
Illinois Department of Revenue, January 2010, http://www.revenue.state.il.us/Publications/Pubs/PUB-136.pdf. 
2 These levels were effective starting with tax year 2009, pursuant to Cook County Ordinance 08-O-51 passed in 
September 2008. Class 3 will decline to 13% in 2010 and 10% in 2011 and thereafter. Previous levels were: Class 
1–22%, Class 2–16%, Class 3–26%, Class 5a–38%, and Class 5b–36%. 
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City of Chicago Cook County Total
Final IDOR (1) Full Final IDOR (2) Full

Class Assessment A/S Ratio Value Class Assessment A/S Ratio Value
1  Vacant 305,200,652$     0.0983 3,104,787,915$    1  Vacant 565,782,355$     6,407,471,096$      
2  Residential 18,311,981,062$ 0.0930 196,903,022,172$ 2  Residential 41,962,772,641$ 411,908,550,238$   
3  Apartment 1,812,850,308$  0.1679 10,797,202,549$  3  Apartment 2,466,526,923$  17,193,255,533$    
4  Non-Profit 79,069,230$       0.25 316,276,920$       4  Non-Profit 194,682,407$     778,729,628$         
5a Commercial 9,737,878,622$  0.1558 62,502,430,180$  5a Commercial 15,937,704,239$ 93,130,479,540$    
5b Industrial** 982,365,246$     0.2143 4,584,065,544$    5b Industrial 3,406,443,987$  15,895,678,894$    
6 New&Abate Ind 40,656,272$       0.10 406,562,720$       6 New&Abate Ind 241,663,015$     2,416,630,150$      
7  Comm Dev 39,696,528$       0.10 396,965,280$       7  Comm Dev 40,772,027$       407,720,270$         
8 Incentive -$                  0.10 -$                    8 Incentive 32,141,954$       321,419,540$         
9 Incentive 127,741,650$     0.10 1,277,416,500$    9 Incentive 167,543,487$     1,675,434,870$      
Total 31,437,439,570$ 280,288,729,779$ Total 65,016,033,035$ 550,135,369,759$   

Cook County Suburbs - Northwest Cook County Suburbs - Southwest
Final IDOR (1) Full Final IDOR (1) Full

Class Assessment A/S Ratio Value Class Assessment A/S Ratio Value
1  Vacant** 120,757,902$     0.0789 1,530,518,403$    1  Vacant** 139,823,801$     0.0789 1,772,164,778$      
2  Residential 14,281,296,304$ 0.1106 129,125,644,702$ 2  Residential 9,369,495,275$  0.1091 85,879,883,364$    
3  Apartment** 398,750,371$     0.1022 3,901,667,035$    3  Apartment** 254,926,244$     0.1022 2,494,385,949$      
4  Non-Profit 80,023,797$       0.25 320,095,188$       4  Non-Profit 35,589,380$       0.25 142,357,520$         
5a Commercial 4,005,325,526$  0.2020 19,828,344,188$  5a Commercial 2,194,500,091$  0.2032 10,799,705,172$    
5b Industrial** 1,552,357,343$  0.2143 7,243,851,344$    5b Industrial** 871,721,398$     0.2143 4,067,762,007$      
6 New&Abate Ind 111,390,787$     0.10 1,113,907,870$    6 New&Abate Ind 89,615,956$       0.10 896,159,560$         
7  Comm Dev 398,017$           0.10 3,980,170$          7  Comm Dev 677,482$           0.10 6,774,820$            
8 Incentive -$                  0.10 -$                    8 Incentive 32,141,954$       0.10 321,419,540$         
9 Incentive 10,903,743$       0.10 109,037,430$       9 Incentive 28,898,094$       0.10 288,980,940$         
Total 20,561,203,790$ 163,177,046,330$ Total 13,017,389,675$ 106,669,593,650$   

(1) IDoR Assessment/Sales Ratios adjusted through 2009 Board of Review  (most recent available).
(2) IDoR Assessment/Sales Ratio from each triad used and full values totaled to arrive at County full value.
* Does not include values for Railroad, Pollution Control, or the part of O'Hare Airport located in DuPage County.
** Due to insuff icient sales data available, uses the Total County Adjusted Median IDOR ratio.

Estimated Full Value:
2009 Cook County Property Taxes Payable in 2010*

Prepared by the Civic Federation
Sources: Cook County Assessor's Office, Illinois Department of Revenue

 



City of Chicago Northwest Suburbs Southwest Suburbs Total Cook County
2000 162,593,364,370$      113,745,567,630$     72,627,323,103$       348,966,255,104$      
2001 185,912,245,582$      127,963,370,085$     78,331,193,397$       392,206,809,064$      
2002 201,938,231,141$      142,071,986,168$     84,095,690,547$       428,105,907,855$      
2003 223,572,427,499$      154,035,874,160$     94,363,367,276$       471,971,668,935$      
2004 262,080,627,240$      173,316,178,167$     106,545,245,042$     541,942,050,448$      
2005 283,137,884,228$      182,916,739,773$     115,316,670,712$     581,371,294,713$      
2006 329,770,733,208$      203,954,311,728$     132,498,016,687$     666,223,061,624$      
2007 320,503,503,311$      201,865,412,489$     134,105,828,521$     656,474,744,321$      
2008 310,888,609,224$      186,884,721,708$     118,390,263,210$     616,163,594,142$      
2009 280,288,729,779$      163,177,046,330$     106,669,593,650$     550,135,369,759$      

10-Year Change 117,695,365,409$      49,431,478,700$       34,042,270,547$       201,169,114,655$      

* Does not include values for Railroad, Pollution Control, or the part of O'Hare Airport located in DuPage County.
Figures are calculated by the Civic Federation using the assessed values and assessment/sales ratio medians for each respective year.

Source: Cook County Assessor's Off ice; and Illinois Department of Revenue.

Estimated Full Value of Property in Cook County:
2000 - 2009*
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City of Chicago Northwest Suburbs Southwest Suburbs Total Cook County
2000 -- -- -- --
2001 14.3% 12.5% 7.9% 12.4%
2002 8.6% 11.0% 7.4% 9.2%
2003 10.7% 8.4% 12.2% 10.2%
2004 17.2% 12.5% 12.9% 14.8%
2005 8.0% 5.5% 8.2% 7.3%
2006 16.5% 11.5% 14.9% 14.6%
2007 -2.8% -1.0% 1.2% -1.5%
2008 -3.0% -7.4% -11.7% -6.1%
2009 -9.8% -12.7% -9.9% -10.7%

10-Year Change 72.4% 43.5% 46.9% 57.6%
* Does not include values for Railroad, Pollution Control, or the part of O'Hare Airport located in DuPage County.
Figures are calculated by the Civic Federation using the assessed values and assessment/sales ratio medians for each respective year.

Annual Percent Change in Estimate Full Value of Real Property in Cook County:
2000-2009*
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City of Chicago Northwest Suburbs Southwest Suburbs Total Cook County
Class 2 (Residential) 90.9% 48.8% 48.8% 66.3%
Class 5a (Commercial) 82.5% 35.8% 44.7% 65.4%
Class 5b (Industrial) -32.6% 15.5% 8.8% -5.5%
All Other Classes -11.3% 14.8% 60.4% 3.8%
Total All Classes 72.4% 43.5% 46.9% 57.7%

City of Chicago Northwest Suburbs Southwest Suburbs Total Cook County
Class 2 (Residential) 99.0% 82.5% 84.9% 89.9%
Class 5a (Commercial) 144.6% 98.7% 93.0% 125.8%
Class 5b (Industrial) 107.6% 37.4% 23.2% 62.6%
All Other Classes 44.4% 31.3% 81.8% 46.5%
Total All Classes 102.8% 79.3% 82.4% 90.9%

City of Chicago Northwest Suburbs Southwest Suburbs Total Cook County
Class 2 (Residential) -4.1% -18.5% -19.6% -12.4%
Class 5a (Commercial) -25.4% -31.6% -25.0% -26.8%
Class 5b (Industrial) -67.6% -15.9% -11.7% -41.9%
All Other Classes -38.6% -12.5% -11.7% -29.2%
Total All Classes -15.0% -20.0% -19.5% -17.4%

Cook County 2006-2009*

Ten-Year Percent Change in Estimated Full Value of Real Property by Class:
Cook County 2000-2009*

Six-Year Percent Change in Estimated Full Value of Real Property by Class:

* Does not include values for Railroad, Pollution Control, or the part of O'Hare Airport located in DuPage County.

Sources: Cook County Assessor's Off ice, Illinois Department of Revenue

Figures are calculated by the Civic Federation using the assessed values and assessment/sales ratio medians for each respective year.

* Does not include values for Railroad, Pollution Control, or the part of O'Hare Airport located in DuPage County.
Figures are calculated by the Civic Federation using the assessed values and assessment/sales ratio medians for each respective year.

* Does not include values for Railroad, Pollution Control, or the part of O'Hare Airport located in DuPage County.
Figures are calculated by the Civic Federation using the assessed values and assessment/sales ratio medians for each respective year.

Sources: Cook County Assessor's Off ice, Illinois Department of Revenue

Sources: Cook County Assessor's Off ice, Illinois Department of Revenue

Cook County 2000-2006*

Four-Year Percent Change in Estimated Full Value of Real Property by Class:
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