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STUDY COMPARES PROPERTY TAX BURDEN IN NORTHEAST ILLINOIS:  

Ten-Year Trends for Cook County Show Highest Tax Burden in Harvey,  

Lowest in Chicago 
 

(CHICAGO) The Civic Federation released its annual estimate of effective property tax 

rates in the six-county region of northeastern Illinois today. Among the 12 selected 

Cook County communities, Harvey had the highest effective tax rate for residential 

properties at 8.87% in tax year 2012, while Chicago had the lowest residential rate at 

1.84%. The full report is available at www.civicfed.org. 
 

Effective tax rates are a measure of property tax burden for homeowners and businesses. 

They translate the tax rates on property tax bills into rates that reflect the percentage of 

full market value owed in taxes by a property in a given year. Effective tax rates allow 

an apples-to-apples comparison of tax burden across communities and over time. This 

report covers the period between 2003 and 2012, the most recent year for which 

comparative data are available. 
 

All Cook County communities analyzed in this report experienced increases in their 

residential effective property tax rates in tax year 2012. Most communities also 

experienced increased commercial rates in 2012. “It is important to note that during 

much of the period analyzed in this report, the estimated full value of real estate in Cook 

County was declining to its lowest level since 2001,” said Laurence Msall, president of 

the Civic Federation. “Many Cook County taxpayers are facing the double burden of 

increased rates and declining property value.” 
 

Residential effective property tax rates in Chicago have risen by more than 30% since 

2003, while all other selected communities in Cook County have experienced residential 

property tax increases of at least 55% over the ten-year period. Commercial property tax 

rates also increased in the selected Cook County communities between 2003 and 2012, 

ranging from an increase of 4.1% in Evanston to an increase of 61.1% in Harvey. The 

Federation was unable to make valid comparisons for industrial property throughout 

Cook County because of an inadequate number of industrial property sales in certain 

triads. 
 

The full report also analyzes trends for selected communities in the collar counties of 

DuPage, Kane, Lake, Will and McHenry. Among these communities, Waukegan had the 

highest 2012 effective property tax rate at 7.19% and Oak Brook had the lowest rate at 

1.34%. All collar county communities analyzed experienced significant property tax rate 

increases between 2003 and 2012, ranging from a 31% increase in the portion of 

Naperville located in Will County to a 169% increase in Waukegan. 
 

Change in effective tax rates over time is a product of changing actual composite tax 

rates, changing median levels of assessment, or both. To calculate effective tax rates, the 

median level of assessment is multiplied by the equalization factor to approximate the 

percentage of a property’s total value that is taxed. Both of these figures are calculated 

annually by the Illinois Department of Revenue. This percentage is then multiplied by 

the actual tax rate to produce the effective tax rate.  
 

The Civic Federation is an independent, non-partisan government research organization that promotes efficient 

delivery of public services and sustainable tax policies in the Chicago region and State of Illinois. 

Board of Directors 
Steven H. Abbey 

David A. Abel 

Catherine M. Adduci 

A.G. Anglum* 

Adrienne Archia* 

Murray E. Ascher* 

Karen Atwood 

Alicia Berg 

Brian A. Bernardoni 

Jeffrey Bethke 

Roger H. Bickel 

Scott A. Bremer 

Whitney Carlisle 

Victor Chang 

Timothy L. Christen 

Robert J. Christie 

Richard A. Ciccarone* 

Jerry Cizek III☼ 

Nancy J. Clawson 

Peter E. Coburn 

Lew Collens 

Steven Collens 

Elizabeth G. Coolidge* 

Ronald S. Cope 

David P. Crosson 

Omar Daghestani 

Nancy DeMaso 

Kevork M. Derderian ☼ 

Julian D’Esposito 

Jon B. DeVries 

Charles R. Droege 

Michelle Dukler 

Martin L. Eisenberg 

Jeff Emme 

Brian D. Fabes 

Stephen B. Friedman 

Charles R. Gardner* 

Carol Garnant ☼ 

John P. Garvey 

Anthony G. Gedeller 

Ronald J. Gidwitz 

Peter G. Glick 

Judith A. Gold* 

Andrew F. Gottschalk* 

Paul D. Green 

Patrick J. Hagan* 

Philip Hale 

M. Hill Hammock 

Albert C. Hanna 

David Hickerson 

Patricia M. Holden 

Gregory C. Hosbein 

Margaret Houlihan Smith 

Lori H. Igleski 

Bennett J. Johnson III 

Blake R. Johnson 

James H. Kane 

Karen Kane 

William Ketchum 

Jim Kranjc* 

Stephen Legatzke 

Kandace C. Lenti 

Thomas E. Livingston☼ 

William D. Mack* 

Christine Maki 

Glenn Mazade 

Thomas J. McNulty☼ 

Stanley Meadows 

Bradley Mincke 

Timothy E. Moran 

Monica M. Mueller 

Michael E. Murphy ☼ 

Bert Nuehring* 

Michael F. O’Brien 

Denise M. Obrochta 

Holly O'Connor 

Gregory O’Leary 

Sarah Pang 

Robert Pasin 

Donovan W. Pepper 

Moira K. Pollard 

Tony Reinhart 

Aaron Rudberg 

Scott Saef ☼ 

Kevin Scanlan 

Harry J. Seigle 

Patrick Sheahan 

Stratford Shields 

Stephen R. Smith 

James E. Spiotto* 

Keith Staats 

Barbara L. Stewart ☼ 

Eugene S. Sunshine 

Kent A. Swanson* 

Courtney A. Thompson* 

Jack Tierney 

Christopher Tobin 

Allen Truesdell 

Thomas C. Vanden Berk 

Robert S. Vihon* 

Daniel Wagner 

Sue E. Wallace* 

John F. Ward, Jr ☼ 

John L. Ward 

Jeffrey D. Warner 

Andrew L. Weil 

Paul Wierbicki 

Jerrold Wolf 

Corinne Wood 

 

 

http://www.civicfed.org/

