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2024 CCAO Appeals: Key Changes



Post Questions in the Chat Box
Relevant links and other information will be posted in the chat.

Changes for 2024
Major Changes to the 2024 Appeal Rules & Guidelines: RPIE 2.0, Property Inspections, “Comps”

Valuation Policy Updates
Vacancy, Demolition, and Vacant Land

More Valuation Data Online!
Walk-Through of our Open Data Portal. 

Slides and Follow Up Information
All attendees will receive the slides, which will also be posted online. 

Today’s Presentation



• The CCAO has incorporated several clarifications regarding 
evidence to support successful appeal and certificate of error filing. 

• Opening Act: Property Inspection Information
• Main Event: Launch of RPIE 2.0
• After Party: CCAO Guidelines on picking “comps”
• Decorum in Communications & Behavior
• The Property Tax Code and Choice of Forum
• The Appeal Rules & Guidelines are designed to provide clarity 

and fairness and to promote accurate assessments through 
data collection, not to create stumbling blocks for taxpayers or 
their representatives. 

2024 Appeal Rules & Guidelines: General



• The CCAO is aware of new legislation which provides 30 business 
days - rather than the customary 30 calendar days - for taxpayers to 
file their appeals with the CCAO. 

• The CCAO will adjust its appeal calendar accordingly in compliance 
of the new legislation. Our appeals calendar is always posted on our 
website at: https://www.cookcountyassessor.com/assessment-
calendar-and-deadlines

• Therefore, all filing deadlines are “hard” deadlines. No 
documents will be accepted for any appeal filing after the deadline 
has passed, except in the cases of CCAO technology error. 

Note as to Appeal Filing Deadlines

https://www.cookcountyassessor.com/assessment-calendar-and-deadlines
https://www.cookcountyassessor.com/assessment-calendar-and-deadlines


• There are several clarifications and additions throughout the 2024 rules – we 
know you will read them prior to filing any appeal. If you have any questions 
after reading the updated Rules, please let us know.  

• Below are some general highlights to watch for:
• Rules 1, 20 & 21: Property Inspection Requests
• Rules 7 & 13: Appeal deadlines are “hard deadlines”
• Rule 17: Requirement to Reveal Sales Information
• Rule 18: Requirements for Appraisals
• Rule 19: RPIE 2.0 Launch
• Rule 25: Class 4 requests

General Rule Updates



• CCAO Field Inspectors need access to the property to conduct a Property 
Inspection (“field check”).

• There have been an increasing number of incidents where taxpayers who 
have requested a property inspection refuse the CCAO Field Inspectors 
access. 
• This includes calling the police to report CCAO Field Inspectors as 

trespassers, or using prejudicial, harassing, abusive, profane, or 
threatening language to the CCAO’s Field Inspectors.

• Certain types of requests in SmartFile automatically result in a request for a 
Property Inspection, such as changes in classification or improvement square 
footage.

• Refusing access may result in the denial of taxpayer’s appeal. 

OPENING ACT: Property Inspections



SmartFile now includes a check box for taxpayers to allow CCAO 
Field Inspectors to access the exterior of their property:

Property Inspections Permission



Some appeals, such as for class changes or corrections to square 
footage, require that the taxpayer give permission for a Property 
Inspection:

Property Inspections Permission



• The CCAO’s Field Inspectors normally only inspect the exterior of a property; they 
do not conduct interior inspections except in extraordinary circumstances, and then 
only with a prior authorization, agreement and coordination with the taxpayer. 

• Property Inspections are not conducted to confirm vacancy or demolition.  Rather, 
taxpayers are expected to include the requested information as set forth in the 
CCAO’s Appeal Rules 20 & 21.

• Many Property Inspections are done remotely or through verification of appeal 
documents. Therefore, a taxpayer may not see a CCAO Field Inspector in person, 
but the Property Inspection was completed.  

• Taxpayer representatives who file appeals on behalf of a taxpayer and 
request a property inspection are fully expected to advise the taxpayer that a 
property inspection was requested, and that a Field Inspector may appear on 
their property and that access should be granted. 

Property Inspections General Information



• The CCAO does not independently validate land square footage for any PIN.
• Rather, the CCAO verifies the land square footage for each PIN with the Cook County Clerk’s 

Office records, which should be identical to those found on all County resources. 
• Therefore, the CCAO can only grant an appeal based on changes in land square footage 

when we find that our data does not match the data held by the Clerk’s Office. 
• To determine whether there is a discrepancy between a tax parcel and ownership, the legal 

description on the deed should be compared to the tax map/tax parcel legal description. This 
may be done in the Clerk’s Map Department. Please be prepared with a copy of the deed to 
the property. This may also be emailed to Clerk.Maps@cookcountyil.gov

• Requests for changes in land classification or valuation, such as for farmland, excess land, 
common area, or class changes from 5-90 to 2-41 or 1-00, are handled by the CCAO.  

• As usual, support any argument based on land classification or valuation with supporting 
evidence. 

NOTE ON LAND: Square Footage

mailto:Clerk.Maps@cookcountyil.gov


RPIE 2.0 LAUNCH.  NO RPIE CODES NEEDED!
• The CCAO no longer requires an RPIE code for the required RPIE filings; in fact, there is no 

longer a separate RPIE process. 
• Rather, RPIE 2.0 is comprised of the Property Characteristics and Income and Expense 

Information tabs as part of the Commercial/Industrial appeal process. Just fill out the 
required data fields in SmartFile as you go. 

• This new process should be simpler and less time-consuming for all who are filing 
Commercial/Industrial appeals. 

• Please note: incomplete or inaccurate data entry in SmartFile may be grounds for a “no 
change” result for any Commercial/Industrial appeal. 

• WHY RPIE? The collection of property characteristics and income and expense data assists 
the CCAO in providing better assessments for all commercial and industrial properties in 
Cook County. 

MAIN EVENT: Launch of RPIE 2.0



The “RPIE” is now split into two tabs in Smartfile:
1. Commercial Characteristics
2. Commercial Income/Expense

Launch of RPIE 2.0 and SmartFile



RPIE 2.0 Commercial Characteristics



• You will be required to enter the 
characteristics for the property that is 
the subject of the appeal.

• Select the months applicable for the 
characteristics from the drop-down 
lists.

• This will typically be January and 
December, but if the information is 
only applicable to a portion of the year 
that can be indicated here.

RPIE 2.0 Commercial Characteristics



• There are many different property types 
to choose from.  Use the “search” 
function to narrow down the list. 

• You have an office property? Try 
searching “office”.

• Depending on the property type selected, 
additional required data fields may 
appear.

• Enter as much information as needed, 
but at a minimum all fields indicated as 
required must have information entered 
to submit the filing.

RPIE 2.0 Commercial Characteristics



RPIE 2.0 Commercial Income & Expense



• The Commercial Property Income & Expense 
section is designed for more convenient 
submission of a property's financial 
information. 

• Enter as much financial information as 
possible, but at a minimum provide the 
information for the required fields.

• You can click on the Instructions link for 
financial term definitions and detailed 
instructions on financial information 
submission.

• Please note that operating expense 
information should not include real estate 
taxes – real estate taxes has its own line.

RPIE 2.0 Commercial Income & Expense



• Not part of RPIE 2.0, but there is a tab for 
your use.

Commercial Comparables



• Rental or sale comparable information 
can be submitted in the Commercial 
Comparables tab. 

• Once the rate for the comparable is 
entered, a field appears where the 
corresponding PIN can be entered. 

• Up to five can be submitted, but three are 
required.

• If you are not submitting comparable 
information, please enter "0" in each of 
the required rate fields.

Commercial Comparables



• Rule 19 sets out the types of evidence needed to support an appeal based on an income/expense 
analysis.

• For purposes of this Rule, income-producing property is defined as a parcel which is either entirely, 
or in part, non-owner-occupied and generates rental income, excluding residential properties with 6
or fewer units.

• Three years of income & expense information for the prior three years. This documentation may 
include, but is not limited to Schedule E of the taxpayer’s 1040 IRS form, IRS Form 8825, IRS Form 
1065, and IL-990-T.

• For all income-producing properties, except apartment buildings with more than 6 units, the taxpayer 
must provide either complete copies of all leases in place at the property or, alternatively, lease 
summaries for each lease in place. Please see Rule 19 for complete instructions for the lease 
summaries. 

• When submitting income information, practitioners shall redact taxpayer non-public personal information 
(NPPI) such as social security numbers (SSN), employer identification numbers (FEIN), driver’s license 
numbers, financial account numbers, and credit and debit card numbers, pursuant to Illinois Supreme 
Court Rule 138.

Rule 19: More than just RPIE 2.0



• The CCAO is looking for quality in “comp” choices submitted in support of 
equity/uniformity arguments for residential properties. 

• Comps should be selected based on proximity to the subject property and 
characteristics in common with the subject.

• Comps should not be “cherry picked” to include only the lowest valued 
properties in the area. 

• Unless a property is truly unique or unusual in some way, the CCAO is not 
overly concerned with outbuildings such as sheds, or other outdoor structures 
such as swimming pools. 

• The CCAO is not concerned with updates to kitchen or bathroom finishes 
either. 

AFTER PARTY: Guidelines for “Comps”



“Comps”

These are similar These are not



These are the seven most important factors in choosing residential comps:

1. Proximity: The CCAO analysts are looking for comps which are closest to the subject, 
rather than those which are the lowest in value. 

2. Square Footage: It is best to choose comps which are similar in size to the subject.
3. Age: It is best to choose comps which are similar in age to the subject.
4. Exterior Construction: It is best to choose comps which are similar in exterior 

construction to the subject; pair “masonry” with “masonry”, “frame” with “frame, and so 
on. 

5. Basement: It is best to choose comps which have similar types of basements to the 
subject – slab, crawl, unfinished, finished.

6. Land Square Footage: It is best to chose comps which have similar site size. 
7. Garage: It is best to choose comps which have similar types of garages to the subject 

– attached, detached, number of vehicles. 

Choosing Residential “Comps”



Decorum in Communications and Behavior is a new section for the 2024 
Guidelines, which unfortunately needs to be addressed. 

• Any form of aggressive or threatening behavior towards CCAO staff will not be 
tolerated.

• Respectful and professional behavior is expected of both taxpayers and their 
representatives in all interactions with CCAO employees, including during 
Property Inspections.

• All CCAO staff have the right to carry out their duties without being abused, 
harassed, threatened, or fearing for their personal safety.

• Written or verbal communications which are loud and aggressive, rude and 
abusive, harassing and prejudicial, threatening in nature, or profane are 
unacceptable.  CCAO employees are fully authorized to immediately end any 
communications with the taxpayer or his/her representative if such behavior 
occurs.

Notes on Decorum



The progression for valuation assessment appeals per the Property Tax Code:

The Property Tax Code and Choice of Forum



• Section 14-15 of the Property Tax Code governs Certificates of Error and their 
issuance. 

• If you notice an assessment error in a prior tax year, please file a Certificate of 
Error.  

• However, remember the valuation appeals progression from the Property Tax 
Code...

• Please read our 2024 “Guidelines” for more information. 

Certificates of Error



When the Board of Review grants reductions on omitted 
assessment appeals, the only mechanism in place to 
implement a correction to those reduced omitted assessed 
values is for the Assessor to issue and certify a Certificate of 
Error. 

Certificates of Error
EXCEPTION: Omitted Assessments



Omitted Assessments are governed, generally, by Art. 9, Div. 5 of the Property 
Tax Code, 35 ILCS 200/9-260 through 9-270, with references to omitted 
property sprinkled throughout other parts of the Code. 

• The Assessor’s Office can only issue omitted assessments for the three years prior to 
the current year.

• If you elect to appeal a current year and have omitted assessments issued on a 
current year warrant, you should appeal the omitted assessments at the same time 
as your current year appeal; if you do not, you will have to seek a reduction through 
the Certificate of Error mechanism later, which takes much longer.

• When you assert a legal defense to the issuance of omitted assessments, please 
support it with citation to the Property Tax Code and any case law that supports your 
argument. 

• If you specifically assert that taxpayer was a bona fide purchaser, without notice of 
the tax (notice = actual or constructive), support your contention with facts, any 
documentary evidence and the relevant case law.

Notes on Omitted Assessments



35 ILCS/Section 9-180
• “…The owner of property entitled to a diminution of assessed valuation shall, …file with the 

assessor for the decrease of assessed valuation. Upon failure to do so within the 90-day 
period, no diminution of assessed valuation shall be attributable to the property.”

• Demolition completed prior to the tax year
• Demolition may take place after certification of assessment (during the tax 

year)
• Partial demolition during the tax year

Valuation Updates: Vacant Land/Demolition



When is land classified as 1-00 for the entire year?

CCAO may classify vacant commercial land as Class 1-00. 
• No improvements during the entire year
• Not used for vehicle parking, material storage, outdoor storag, no commercial use

Include the following documentation:
• Demolition Permit
• Dated photos of the demolished property
• Affidavit of vacant land
• Demolition contractor receipt
• Appeal narrative providing any additional information regarding the demolition (dates)

Valuation Updates: Vacant Land/Demolition



• For current year, the proportionate value of new or added 
improvements (Section 9-25, 9-270, 16-50 and 16-140)
• Based on date of occupancy certification or when property 

is deemed inhabitable
• Proportionate value may be assessed as omitted property 

in a subsequent year. 
• Construction schedule
• Certificate of Occupancy or equivalent 
• Dated pictures or request for inspection

Valuation Updates: New Construction



The Assessor’s Office publishes a wealth of data and datasets 
on its website, including:
1. Valuation Reports: for all properties (residential and non-

residential) 
2. Reassessment Methodology Worksheets: for income-producing 

properties
3. The Cook County Assessor’s 2023 Open Data Refresh: part of 

the Cook County Open Data Portal

Publicly Available Assessor Data



Valuation Reports
www.cookcountyassessor.com/valuation-reports



Reassessment Methodology Worksheets
www.cookcountyassessor.com/valuation-reports



The Cook County Assessor’s 2023 Open Data Refresh



Assessor’s Office Initial Valuations
• Assessments, under Illinois law, should fairly reflect market values. In calculating the fair market 
value for residential properties, we consider what the fair cash value would be for a property if it 
had sold recently in its reassessment year. 

• For residential properties, the assessed value equals 10% of its fair market value, while for non-
residential properties, the assessed value equals 25% of its fair market value, as required per 
Cook County ordinance. Cook County Code, Sec. 74-64(2). 

• The Assessor’s Office estimates fair market values when it initially sets values by using a 
computer-assisted mass appraisal (“CAMA”) model that analyzes sales trends. Mass appraisal 
models rely on accurate data, which we obtain from property owners.

• We do not look at each subject property on its own. A good analogy we use is that we do not 
look at the single tree in the forest, but we must look at the entire forest of trees when setting 
initial values.

Mass Appraisal



How does the CAMA model know how much one’s home is worth?
• “The model” is a computerized statistical model that uses real estate market data to estimate the value of 
homes that have not sold. These models are often called Automated Valuation Models and are the prescribed 
method for conducting a computer-assisted mass appraisal.

• The goal of “the model” is to answer this question: “What would the sale price of every home be if it had 
recently sold in an arms-length transaction?” The answer to this question has two steps:

1. Modeling. First, we use a computer code to analyze data about home sales. Any two homes may have 
different characteristics and sales prices. But there are consistent patterns in how characteristics affect sale 
prices on average. It is important to detect these patterns accurately, so we use a predictive computer code, 
which can learn the patterns faster than a human can. The output of this step is a model that can be used to 
predict any home’s sale price based on its characteristics and these learned patterns.

2. Valuation. We then use the model created in Step 1 to predict values for all residential properties.   
Estimated values produced by the model are reviewed by the software and by our expert analysts (humans!), 
who review assessed value changes by neighborhood and property class and make adjustments as 
necessary.

The “CAMA” Model: Residential



What does the CAMA formula look like?



Mass appraisal
• Determines the average levels for the inputs of valuation, rents, 

vacancy, expense ratio, cap rates
• Applies those averages uniformly to similar properties in similar 

neighborhoods to create individual values

The “CAMA” Model: Commercial



Q & A
Please post your questions in the chat box. 



• Please check the C of E Tracker for C of E status: 
https://www.cookcountyassessor.com/cofestatus

• Please note that it can take 2+ years for the resolution of a C of E, whether it is 
granted or denied. C of Es are worked in between regular assessment periods, and 
so are generally behind. 

• Please note that some C of Es require further approval by either the Board of 
Review or Circuit Court.  

• For C of Es filed with a current year appeal since 2021, the C of E “docket” number 
is the same as the current year appeal number. 

• If you have questions, you may schedule an in-person appointment 
https://www.cookcountyassessor.com/appt or alternatively send an email to 
assessor.taxpayer.resolution@cookcountyil.gov.

• Please limit your C of E inquiries to 5 or less at a time. 

C of E Questions from the Practitioners Meeting

https://www.cookcountyassessor.com/cofestatus
https://www.cookcountyassessor.com/appt
mailto:assessor.taxpayer.resolution@cookcountyil.gov


We are here to help. Contact us. 

43

✓ Call us at 312-443-7550

✓ Connect with us on social media. 

✓ Make an appointment for in-person assistance at 
one of our locations:
o Chicago – 118 N. Clark St.
o Markham Courthouse - 16501 S. Kedzie Ave.
o Skokie - 5600 W. Old Orchard Rd., Room #149
o Bridgeview – 10220 S. 76th Ave., Rm 205

✓ Sign up to receive email updates from our office. 


	Slide 1: Cook County Assessor’s Office Practitioner’s Meeting 2024
	Slide 2: 2024 CCAO Appeals: Key Changes
	Slide 3: Today’s Presentation
	Slide 4: 2024 Appeal Rules & Guidelines: General
	Slide 5: Note as to Appeal Filing Deadlines
	Slide 6: General Rule Updates
	Slide 7: OPENING ACT: Property Inspections
	Slide 8: Property Inspections Permission
	Slide 9: Property Inspections Permission
	Slide 10: Property Inspections General Information
	Slide 11: NOTE ON LAND: Square Footage
	Slide 12: MAIN EVENT: Launch of RPIE 2.0
	Slide 13: Launch of RPIE 2.0 and SmartFile
	Slide 14: RPIE 2.0 Commercial Characteristics
	Slide 15: RPIE 2.0 Commercial Characteristics
	Slide 16: RPIE 2.0 Commercial Characteristics
	Slide 17: RPIE 2.0 Commercial Income & Expense
	Slide 18: RPIE 2.0 Commercial Income & Expense
	Slide 19: Commercial Comparables
	Slide 20: Commercial Comparables
	Slide 21: Rule 19: More than just RPIE 2.0
	Slide 22: AFTER PARTY: Guidelines for “Comps”
	Slide 23: “Comps”
	Slide 24: Choosing Residential “Comps”
	Slide 25: Notes on Decorum
	Slide 26: The Property Tax Code and Choice of Forum
	Slide 27: Certificates of Error
	Slide 28: Certificates of Error
	Slide 29: Notes on Omitted Assessments
	Slide 30: Valuation Updates: Vacant Land/Demolition
	Slide 31: Valuation Updates: Vacant Land/Demolition
	Slide 32: Valuation Updates: New Construction
	Slide 33: Publicly Available Assessor Data
	Slide 34: Valuation Reports
	Slide 35: Reassessment Methodology Worksheets
	Slide 36: The Cook County Assessor’s 2023 Open Data Refresh
	Slide 37: Mass Appraisal
	Slide 38: The “CAMA” Model: Residential
	Slide 39: What does the CAMA formula look like?
	Slide 40: The “CAMA” Model: Commercial
	Slide 41: Q & A
	Slide 42: C of E Questions from the Practitioners Meeting
	Slide 43: We are here to help. Contact us. 

