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The parties of record before the Property Tax Appeal Board are Daniel Miotti, the appellant(s), 

by attorney Ronald Kingsley, of Lake County Real Estate Tax Appeal, LLC in Hawthorn 

Woods; and the Lake County Board of Review. 

 

Based on the facts and exhibits presented in this matter, the Property Tax Appeal Board hereby 

finds A Reduction in the assessment of the property as established by the Lake County Board of 

Review is warranted.  The correct assessed valuation of the property is: 

 

DOCKET NO PARCEL NUMBER LAND IMPRVMT TOTAL 

23-02422.001-C-3 16-21-205-009 212,872 104,847 $317,719 

23-02422.002-C-3 16-22-107-001 23,914 0 $23,914 

  

Subject only to the State multiplier as applicable. 

 

Statement of Jurisdiction 

 

The appellant timely filed the appeal from decisions of the Lake County Board of Review 

pursuant to section 16-160 of the Property Tax Code (35 ILCS 200/16-160) challenging the 

assessment for the 2023 tax year.  The Property Tax Appeal Board finds that it has jurisdiction 

over the parties and the subject matter of the appeal. 

 

Findings of Fact 

 

The subject parcels are improved with four buildings consisting of a one-story masonry office 

building containing 3,382 square feet of gross building area built in 1950 and three, one-story 

masonry storage buildings containing 4,998, 2,600 and 8,540 square feet of building area, 

respectively, built in 1972.  The buildings reflect a combined area of 19,520 square feet.  The 

property has a 2.79-acre or 121,532 square foot site for a land-to-building ratio of 6.23:1.  The 

property is used as a contractor’s storage yard with I, Light Industry District zoning and is 

located in Highland Park, West Deerfield Township, Lake County. 

 

The appellant contends overvaluation as the basis of the appeal.  In support of this argument, the 

appellant submitted an 81-page appraisal report prepared by Elizabeth Halemba and Susan Z. 

Ulman, both of whom are Certified General Real Estate Appraisers.  Ulman, who also has the 

MAI designation, acted as review appraiser.  Halemba prepared a retrospective appraisal of the 
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subject property estimating the fee simple estate to have a market value of $1,025,000 as of 

January 1, 2023.  The purpose of the appraisal was for real estate tax appeal.  The appraiser 

viewed the property on November 7, 2023 and determined the property was in fair condition, 

noting the office has original and minimal finishes and the storage sheds have no interior 

finishes.  (Appraisal, p. 29) 

 

Using the income approach to value, the appraiser analyzed twelve rental comparables located in 

Gurnee, Wauconda, Libertyville, North Chicago, Waukegan and Buffalo Grove.  The 

comparables were described as industrial buildings that range in size from 6,000 to 24,777 

square feet of building area.  The rental comparables had net rental rates ranging from $5.75 to 

$7.50 per square foot of building area.  After consideration of the adjustment process, the 

appraiser concluded the subject property had a projected net rental rate of $6.25 per square foot 

of building area.  Therefore, the subject's potential annual rental income was estimated to be 

$122,000.  Vacancy was estimated to be 10% and collection loss was estimated to be 2%, 

resulting in an effective gross income of $107,360.  Expenses for management, replacement 

reserves, insurance, operating expenses, and lease commission, totaled $26,899 resulting in an 

estimated net operating income of $80,461.  Using the band of investment method, the appraiser 

calculated a capitalization rate of 7.50% which was then loaded by the tax load factor of 3.6% 

resulting in an overall capitalization rate of 7.86% to be applied to the subject's estimated net 

operating income.  As a result, the appraiser concluded a value under the income approach of 

$1,025,000, rounded.  (Appraisal, pp. 33-53) 

 

Using the sales comparison approach, the appraiser considered seven sales of comparable 

industrial properties located in Antioch, Waukegan, Round Lake, Zion, and Lake Villa.  The 

parcels range in size from 14,551 to 211,962 square feet of land area and have been improved 

with buildings that were built between 1956 and 2000.  The structures range in size from 3,612 

to 16,560 square feet of building area.  The comparables present land-to-building ratios ranging 

from 2.61:1 to 28.09:1, the number of overhead doors range from 1 to 5 and the ceiling heights 

for six of the comparables range from 12 feet to 19 feet.  Each comparable is reported to be in 

average condition.  The properties sold from June 2021 to July 2023 for prices ranging from 

$140,000 to $680,000 or from $38.76 to $56.98 per square foot of building area, including land.  

After making adjustments to the comparables to account for differences in location, age, size, 

overhead doors, ceiling heights, land-to-building ratio and/or functional utility/condition, the 

appraiser estimated a value for the subject of $52.50 per square foot of building area or 

$1,025,000, including land, under the sales comparison approach to value.  (Appraisal, pp. 54-

73) 

 

In reconciliation at pages 74 and 75 of the report, the appraiser gave secondary weight to the 

income approach and greatest weight was given to the sales comparison approach to value.  

Thus, the appraiser opined that the subject property had an estimated market value as of January 

1, 2023 of $1,025,000 or $52.51 per square foot of building area, including land.  Based on the 

foregoing evidence, the appellant requested a total assessment of $341,492 which approximately 

reflects the appraised value at the statutory level of assessment of 33.33%. 

 

The board of review submitted its "Board of Review Notes on Appeal" disclosing the total 

combined assessments for the subject of $647,987.  The subject's combined assessments reflect a 
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market value of $1,944,155 or $99.60 per square foot of gross building area, land included, when 

using the statutory level of assessment of 33.33%.1 

 

In response to the appellant’s evidence, the board of review argued that the subject property is 

highly accessible from Skokie Valley Road and all surrounding arteries and considered a ‘high 

traffic’ location.  Furthermore, the board of review contends that the appellant’s appraiser 

overlooked other properties located in competing market areas which demonstrate a higher cost 

per square foot as being reasonable and supported by market data. 

 

In support of its contention of the correct assessment, the board of review submitted information 

on six comparable sales located in Lake Bluff, Palatine, Arlington Heights, Wilmette, Niles and 

Skokie along with CoStar printouts for each property.  The parcels range in size from 7,405 to 

151,153 square feet of land area and are each improved with a brick building ranging in age from 

24 to 66 years old.  The comparables consist of a showroom, R&D (research & development), 

industrial and, three, warehouse structures ranging in size from 6,140 to 44,000 square feet of 

building area.  The supporting documentation reveals that each of the comparables were leased at 

the time of sale and comparables #2 through #6 are each located in Cook County.  The properties 

sold from July 2021 to March 2024 for prices ranging from $1,200,000 to $6,150,000 or from 

$139.77 to $356.81 per square foot of building area, including land.  Based on this evidence and 

argument, the board of review requested confirmation of the subject’s assessment. 

 

Conclusion of Law 

 

The appellant contends the market value of the subject property is not accurately reflected in its 

assessed valuation.  When market value is the basis of the appeal the value of the property must 

be proved by a preponderance of the evidence.  86 Ill.Admin.Code §1910.63(e).  Proof of market 

value may consist of an appraisal of the subject property, a recent sale, comparable sales or 

construction costs.  86 Ill.Admin.Code §1910.65(c).  The Board finds the appellant met this 

burden of proof and a reduction in the subject's assessment is warranted. 

 

The appellant submitted an appraisal of the subject property with an opinion of value as of the 

lien date using two of the three approaches to value in seeking a reduced assessment.  The board 

of review provided some criticism of the appraisal that there were “several other properties” in 

competing markets with a higher cost per square foot.  Of the six suggested comparable sales 

presented by the board of review only one comparable is located in Lake County and this 

property, comparable #1, was described as a 6,250 square foot showroom, dissimilar to the 

subject in age, use, building size and land area.  These six suggested comparable sales all present 

higher sales prices per square foot, including land, at least twice the estimated market value of 

the subject based on its assessment where five of these properties are located in Cook County 

and the majority have newer ages than the subject.  Thus, the Property Tax Appeal Board has 

given little weight to the board of review comparables, even the one property located in Lake 

County with a reported sale price of $356.81 per square foot, including land, which appears to be 

 
1 Procedural rule Sec. 1910.50(c)(1) provides that in all counties other than Cook, the three-year county wide 

assessment level as certified by the Department of Revenue will be considered.  86 Ill.Admin.Code Sec. 

1910.50(c)(1).  Prior to the issuance of this decision, the Department of Revenue has yet to publish Table 3 with the 

figures for tax year 2023. 
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an outlier.  The Board finds little similarity between the five remaining suggested comparable 

sales presented by the board of review and the subject property based on locations in Cook 

County, newer ages, smaller sites and, but for comparable #3, smaller building area.  Finally, the 

Board has given reduced weight to board of review comparable #3 which also appears to be an 

outlier given its sale price of $6,150,000 when analyzing all the other sales in the record.   

 

The Board finds the best evidence of market value to be the appraisal submitted by the appellant.  

The Board finds the appellant’s appraisal presents a clear and concise analysis of the appraisal 

process, the two approaches to value used and the reconciliation of those approaches.  The 

appraisal concludes a value for the subject on the lien date of $1,025,000 or $52.51 per square 

foot of building area, including land, which appears to be logical given the subject’s varying 

dates of construction of 1950 and 1972.  The subject's assessment reflects a market value of 

$1,944,155 or $99.60 per square foot of gross building area, land included, which is above the 

appraised value conclusion. 

   

On this record, the Board finds the subject property had a market value of $1,820,000 as of the 

assessment date at issue.  Since market value has been established the statutory level of 

assessment of 33.33% shall apply.  (86 Ill.Admin.Code §1910.50(c)(1)).  (See Footnote 1) 
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IMPORTANT NOTICE 

 

Section 16-185 of the Property Tax Code provides in part: 

This is a final administrative decision of the Property Tax Appeal Board which is subject to review 

in the Circuit Court or Appellate Court under the provisions of the Administrative Review Law (735 

ILCS 5/3-101 et seq.) and section 16-195 of the Property Tax Code. Pursuant to Section 1910.50(d) 

of the rules of the Property Tax Appeal Board (86 Ill.Admin.Code §1910.50(d)) the proceeding 

before the Property Tax Appeal Board is terminated when the decision is rendered.  The Property 

Tax Appeal Board does not require any motion or request for reconsideration. 

 

 

 

  

 Chairman   

 

 

 

  

Member  Member   

  

 

  

Member  Member   

     

DISSENTING: 
 

  

  

 

C E R T I F I C A T I O N 

 

As Clerk of the Illinois Property Tax Appeal Board and the keeper of the Records thereof, I do 

hereby certify that the foregoing is a true, full and complete Final Administrative Decision of the 

Illinois Property Tax Appeal Board issued this date in the above entitled appeal, now of record in this 

said office. 

 

 

Date: November 19, 2024   

 

 

   

 Clerk of the Property Tax Appeal Board  
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"If the Property Tax Appeal Board renders a decision lowering the assessment of a particular 

parcel after the deadline for filing complaints with the Board of Review or after adjournment of 

the session of the Board of Review at which assessments for the subsequent year or years of the 

same general assessment period, as provided in Sections 9-125 through 9-225, are being 

considered, the taxpayer may, within 30 days after the date of written notice of the Property Tax 

Appeal Board’s decision, appeal the assessment for such subsequent year or years directly to the 

Property Tax Appeal Board." 

 

In order to comply with the above provision, YOU MUST FILE A PETITION AND 

EVIDENCE WITH THE PROPERTY TAX APPEAL BOARD WITHIN 30 DAYS OF THE 

DATE OF THE ENCLOSED DECISION IN ORDER TO APPEAL THE ASSESSMENT OF 

THE PROPERTY FOR THE SUBSEQUENT YEAR OR YEARS. A separate petition and 

evidence must be filed for each of the remaining years of the general assessment period. 
 

Based upon the issuance of a lowered assessment by the Property Tax Appeal Board, the refund 

of paid property taxes is the responsibility of your County Treasurer. Please contact that office 

with any questions you may have regarding the refund of paid property taxes. 
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PARTIES OF RECORD 

 

AGENCY 

 

State of Illinois 

Property Tax Appeal Board 

William G. Stratton Building, Room 402 

401 South Spring Street 

Springfield, IL  62706-4001 

 

APPELLANT 

 

Daniel Miotti, by attorney: 

Ronald Kingsley 

Lake County Real Estate Tax Appeal, LLC 

40 Landover Parkway 

 Suite 3 

Hawthorn Woods, IL  60047 

 

COUNTY 

 

Lake County Board of Review 

Lake County Courthouse 

18 North County Street, 7th Floor 

Waukegan, IL  60085 

 

 


