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This Article collects data on real estate transfer taxes in Illinois. It shows
that municipal transfer taxes are more likely to affect poor communities than
affluent communities.

TAXING THE POOR THROUGH REAL ESTATE TRANSFERS

[llinois residents are often surprised to learn that they have to pay tax to sell
their house. Homeowners correctly assume that they will not owe any federal tax
based on the income they receive from the sale of their property.' But they tend
to forget that federal income tax is only one tax among many. So homeowners
tend to be startled to find themselves liable for tax on the transfer of their resi-
dence. The State, as well as various counties and municipalities, impose so-called
“real estate transfer taxes” (“transfer tax” or “transfer taxes”) on almost all sales
of real property. Transfer tax is, in effect, a sales tax. For the most part, sales tax
is regressive: it applies equally to all demographics and affects most those who
have the least. When buying a T.V. in Chicago, for example, the purchaser pays
not just the list price of $500, but also $51.25 in sales tax (10.25%). This $51.25
will “cost” more—as a percentage of total income—for a resident making
$40,000 per year than for a resident making $80,000.

Sales tax rates differ by county and municipality; transfer tax rates do as
well. Unlike sales tax, however, transfer tax affects a limited number of counties
and municipalities, and often comes with legal and administrative strings beyond
simple payment. More problematically, though, the selective nature of transfer
tax amplifies its regressive effect. Many communities with the highest rates of
transfer tax have residents who are least likely to be able to afford the extra ex-
pense. This Article collects data on all municipality transfer stamp requirements,
focusing on single-unit residential sales.” It shows that less-affluent communities
are often asked to pay for this additional expense more often than their compar-

*  David A. Simon is a Visiting Assistant Professor at the University of Kansas School of Law and a
Fellow at the Hanken School of Economics in Helsinki, Finland.

1. Under certain conditions, the Internal Revenue Code exempts from the taxpayer’s gross income capital
gains realized on the sale of the taxpayer’s principal residence. 26 U.S.C. § 121(a)-(b) (2018).

2. The Appendix explains how I collected, coded, and sorted data for this project. See supra pp. 39—40.
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atively wealthier counterparts. Although not all municipalities that impose trans-
fer taxes have a lower-income population, the finding raises questions about how
local municipalities, particularly those in less-affluent areas, tax their resident’s
most valuable asset.

WHAT IS TRANSFER TAX AND HOW IS IT ASSESSED?

Transfer tax is a sales tax on real property. By statute,’ and often municipal
ordinance,* property cannot be transferred until the tax is paid, the relevant au-
thority issues a “stamp,” and the stamp is affixed to the deed prior to recording.
The stamp is evidence that title has been transferred properly.”

In Illinois, transfers of real property are taxed at one, two, or three layers.®
At the first layer, the State taxes all non-exempt property at a rate of $1 per $1000
of the sales price.” The second layer consists of the tax charged by each county.
Although not every county charges transfer tax,® all those that do tax at the same
rate of $0.25 per $500 of the sales price.”

3. 55ILL. COMP. STAT. 5/5-1031 (2019).

4. E.g., Cicero Code of Ordinances, § 90-223 (2019).

5. 35 ILL. COMP. STAT. 200/31-15 (2019) (stating requirements of obtaining paper or electronic stamps
for the State transfer tax); 35 ILL. COMP. STAT. 200/3120 (stating requirement that a deed may not be properly
recorded without proper affixation of a transfer stamp).

6. The State and applicable taxing counties and municipalities do not require tax be paid on “exempt”
transfers, such as for transfers by, from, or between, religious educational, or nonprofit organizations. 35 ILL.
COMP. STAT. 200/31-45(a)-(m) (2019).

7. 351ILL. COMP. STAT. 200/ 200/31-10 (2019).

8. The law empowers the “county board” to “impose a tax upon the privilege of transfer title to real estate
....” 55ILL. COMP. STAT. 5/5-1031(b) (2019); 86 ILL. ADMIN. CODE TIT. 120, §10(d) (2019) (setting forth pro-
cedures for buying state and county stamps for counties who elect to charge transfer tax).

9. 551ILL. COMP. STAT. 200/ 5/5-1031 (2019).
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TABLE 1. COUNTY TRANSFER TAXES, AMOUNT AND RESPONSIBILITY

County Who Pays? How Much?

Cook Seller .25/500
DeKalb Seller (C) 25/500
DuPage Seller (C) 25/500
Kane Seller (C) 25/500
Kendall Seller (C) 25/500
Lake Seller (C) 25/500
McHenry Seller (C) 25/500
Peotia Seller (C) 25/500
Will Seller (C) 25/500
Winnebago Seller (C) .25/500

*(C) indicates that the named party customarily pays transfer tax

When we reach the last layer of tax, the municipality, tax rates vary. As
Table 2, below, shows 88 municipalities impose some form of transfer tax.'”

10. There are over 1000 municipalities in Illinois. ILLINOIS COUNTIES AND INCORPORATED
MUNICIPALITIES, SECRETARY OF STATE 2012, https://www.cyberdriveillinois.com/publications/pdf publica-
tions/ipubl11.pdf (last accessed March 6, 2020).
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TABLE 2. MUNICIPALITIES THAT CHARGE TRANSFER TAX AND/OR

INSPECTION FEES
1 [Addison 21 |Cicero 41 |Hillside 61 |Oak Lawn 81 [Villa Park
2 | Alsip 22 [Country Club Hills |42 |Hoffman Estates |62 [Oak Park 82 |Wauconda
3 |Aurora 23 [Countryside 43 |Island Lake 63 |Park Forest 83 | West Chicago
4 |Bartlett 24 [Des Plaines 44 (Joilet 64 |Park Ridge 84 | Westchester
5 |Bellwood 25 | Dolton 45 |Lake Forest 65 |Peoria 85 | Wheaton
6 [Berkeley 26 |East Dundee 46 Lansing 66 [Posen 86 | Wilmette
7 |Berwyn 27 [Elk Grove Village |47 |Lincolnwood 67 [River Forest 87 | Woodridge
8 |Blue Island 28 | Elmhurst 48 |Lyons 68 [River Grove 88 [Worth
9 [Bollingbrook 29 |Elmwood Park 49 [Markham 69 |Riverdale
10 | Broadview 30 [Evanston 50 [Matteson 70 [Riverside
11 |Brookfield 31 [Evergreen Park 51 [Maywood 71 |Robbins
12 |Buffalo Grove |32 [Forest Park 52 [McCook 72 [Rolling Meadows
13 [Burbank 33 |Franklin Park 53 | Melrose Park 73 |Romeoville
14 |Burnham 34 [Glen Ellyn 54 [Mettawa 74 [Schaumburg
15 | Calumet City 35|Glendale Heights |55 |Morton Grove |75 |Skokie
16 [Calumet Park 36 |Glenwood 56 |Mount Prospect |76 [Stickney
17 [Carol Stream 37 |Hanover Park 57 | Niles 77 |Stone Park
18 |Channahon 38 [Harvey 58 [ Norridge 78 |Streamwood
19 | Chicago 39 |Harwood Heights 59 |North Chicago |79 |Sycamore
20 [Chicago Heights | 40 [Highwood 60 |North Riverside |80 [University Park

Most municipalities charge tax at a rate of between $2 to $4 per $500, or
what amounts to between 0.40% to 0.80% of a property’s purchase price.!' For
those that charge a transfer tax, the average tax rate is 0.33% of the purchase
price. And in all but 20 (23%) municipalities, transfer tax is the seller’s sole re-
sponsibility.'?

Not only that, but some municipalities add on other charges, such as in-
spection and reinspection fees.'®> And some charge no transfer fax but require an
inspection to transfer the property. For single family homes and condos, inspec-
tion fees range from $50' to $410.'° Often this does not include the cost of re-
inspection. Given that minor items that have no impact on the property are often
included as “violations,” the actual cost of inspections and “compliance” is
higher.'® In these circumstances, inspection requirements act, de facto, either as
part of the transfer tax, or as separate transfer tax when none is technically im-
posed. Matteson, for example, imposes no transfer tax. But the Seller must pay

11.  One municipality, West Chicago, charges a transfer stamp based on the property’s square footage
($0.11 per square foot).

12.  There are 20 municipalities where the buyer is responsible for all or part of the transfer tax. The Buyer
is responsible for all of the transfer tax in 16 of those municipalities. Compare Cicero Code of Ordinances, § 90-
226 (2019) with Wilmette Code of Ordinances § 8-846 (2019).

13.  See Appendix, supra pp. 39—40.

14.  Examples of municipalities that charge $50 per inspection are Blue Island, Berwyn, and Hillside.

15.  North Riverside charges an inspection fee of $365 and a required fee of $45 for a “Certificate of Oc-
cupancy,” plus $0 for each reinspection. Certificate of Occupancy & Compliance, VILLAGE OF NORTH
RIVERSIDE, http://www .northriverside-il.org/occupancy-compliance (last accessed Feb. 2, 2020).

16.  One recent example of this in my own practice came from Matteson, where “dust” on the vents required
cleaning and reinspection.
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$75 for a pre-sale inspection before the seller can legally transfer the property.'”
So although Matteson does not charge a de jure transfer tax, the $75 inspection
fee acts as a de facto one.

Of the 88 municipalities that charge a stamp or require an inspection, 33
(38%) require an inspection (either in conjunction with the stamp or as a stand-
alone requirement).'® Table 3, below, shows that the median household income
is $51,166 in municipalities that require inspections. That number rises modestly
to $55,457 if we average the median household income data for the same munic-
ipalities.

TABLE 3. INCOME OF HOUSEHOLDS, BY INSPECTION REQUIREMENTS

Median Household Income Avg. Median Household Income

Inspection Required
Yes $51,166 $55,457
No $64,824 $71,210

This contrasts with communities that require transfer stamps but do not re-
quire inspections. In these municipalities, the median household income is
$64,824, and jumps to $71,210 if we average all median incomes in those mu-
nicipalities.

How do these numbers compare to the median household income of all
[llinois residents? The answer is not promising for those who are short on cash.
Table 3 shows that the mean household income for Illinois residents is $85,262;"°
the median household income is $61,229.

TABLE 4. MEAN AND MEDIAN INCOME FOR ILLINOIS RESIDENTS

| ILLINOIS |
Mean Household Income Median Household Income
$85,262 $61,229

Of the 33 municipalities that require an inspection,?® only 9 (27%) have
median incomes above the median household income for all Illinois residents.?!
That number drops to 6 (18%) when asking whether the municipality that re-
quires an inspection has a mean household income at or above the state average.??

17.  Matteson Code of Ordinances §150.016 (now § 105.5). The same is true if you live in North Riverside.
See supra note 15.

18.  See supra Table 2.

19.  Selected economic characteristics, 2013-2017 American Community Survey 5-Year Estimates, U.S.
CENSUS. BUREAU, AM. FACTFINDER, https:/factfinder.census.gov/faces/tableserv-
ices/jsf/pages/productview.xhtml?src=bkmk (last visited Feb. 3, 2020).

20. The following municipalities require inspections: Addison, Berwyn, Blue Island, Broadview,
Brookfield, Calumet City, Calumet Park, Chicago Heights, Cicero, Country Club Hills, Elmhurst, Elmwood Park,
Evergreen Park, Forest Park, Franklin Park, Harvey, Hillside, Island Lake, Lyons, Markham, Matteson, May-
wood, Melrose Park, Norridge, North Riverside, Posen, River Grove, Riverside, Robbins, Stone Park, University
Park, Villa Park, Wauconda, and Westchester.

21. These municipalities are: Brookfield, Elmhurst, Evergreen Park, Island Lake, Matteson, Riverside,
Villa Park, Wauconda, Westchester.

22. The municipalities are Brookfield, Elmhurst, Matteson, Riverside, Wauconda, Westchester. There is
no data, however, on the mean household income of residents in Island Lake. Mean household income data were
not available for East Dundee, Island Lake, Stone Park, Mc Cook, and Mettawa.
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The majority of inspection fees, in other words, are being assessed by munici-
palities whose residents are not well-positioned to afford them.

Inspection fees are not always separate from transfer stamps. As mentioned
above, some municipalities require both transfer tax and inspections. And when
they do, residents of lower-income communities feel the effects most sharply.

The impact is hard to understand unless we use concrete numbers. One
helpful way of doing this is by asking how much tax a resident pays as a percent-
age of their median household income. We can estimate the income of any given
household using its median income. Then, using the median home sale price in
the municipality, we can divide the total amount of transfer tax (stamps and in-
spection fees) by the median household income in that municipality. Of the 88
communities that required transfer stamps, 10 (11%) imposed taxes equal to or
greater than 2% of the median household income of a municipality’s residents.
Only 3 of these 10 municipalities—OQOak Park, Evanston, and Bolingbrook—had
median household incomes above the State’s median household income.

TABLE 5: TRANSFER TAX AS PERCENTAGE OF MEDIAN HOUSEHOLD INCOME,

2% AND ABOVE
Median Stamp as %
Household Median of Median

Region Name Income Sale Price Income

Chicago $50,434 $289,800 6.033%
Harwood Heights $51,365 $255,250 5.037%
Cicero $42.345 $182,200 4.303%
Berwyn $59,574 $210,000 3.485%
Oak Park $82,826 $360,700 3.484%
Mc Cook $42.125 $255,000 3.027%
Elmwood Park $53,947 $281,000 2.669%
Highwood $54,189 $270,000 2.491%
Evanston $71,317 $339,600 2.381%

Bolingbrook $80,285 $219,058 2.046%
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As Table 5 demonstrates, Chicago is the leading taxing municipality—and
it does not require inspections.”® It is also the most complicated because it has
such a diverse population base. And the transfer tax is not paid entirely by the
seller.* The complexity of the city’s demography makes drawing conclusions
about its transfer tax less certain. But the median household income for Chicago
residents is below the Illinois median. And this is true for 7 of the 10 (70%)
municipalities in which the transfer tax rose above 2% of the median household
income of its residents.

To provide some context, imagine you live in Harwood Heights. When you
sell your house, you can expect to pay over 5.037% of your household income
in tax. And this comes on top of the State and County transfer tax, which, using
the median sale price, comes to $281 (State) and $141 (County). All told, your
transfer tax bill will be $2,991, which is approximately 5.86% of your total in-
come.?

The story is similar, if somewhat less pronounced, for the municipalities
that tax at 1%-2% of their residents’ median household income. There are, as
Table 6 shows, 28 municipalities that charge transfer taxes amounting to between
1.005% and 1.918% of a resident’s median income, which represents 31% of all
municipalities charging transfer tax.

23. It does, however, require a zoning certificate (§120) and a water certification for all property transfers.
The cost of each of these certifications is actually higher, however, because most homeowners must use a service
to obtain them (zoning $50, water $75).

24. The actual tax paid by the seller in any given transaction is actually less than this amount since the
buyer picks up the majority of the tab for stamps. But given that the cost is paid by the seller when she purchases
the house, I have lumped the cost of the stamps into one “percentage” even if it does not actually reflect the “true”
cost to the seller at the time of sale. I made the same calculations for municipalities where the buyer and seller
share the costs of the stamps. The relevant municipalities are: Calumet City (split equally), Harvey (split equally),
Lake Forest (buyer), Lincolnshire (buyer), Mettawa (buyer), Mt. Prospect (buyer), Niles (buyer), Norridge
(buyer), North Chicago (buyer), Romeoville (buyer), Sycamore (buyer) and Wheaton (buyer).

25.  Given that 50% of residents have incomes below the median, this number is higher for a large percent-
age of the municipality’s residents.
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TABLE 6: TRANSFER TAX AS PERCENTAGE OF MEDIAN HOUSEHOLD INCOME,

1%2%
Median Stamp as %
Household Median of Median
Region Name Income Sale Price Income

Bellwood $51,173 $196,300 1.918%
Burbank $54,735 $208,600 1.906%
Mettawa $127,388 $474,000 1.860%
Lake Forest $162,117 $750,000 1.851%
Stickney $60,910 $217,000 1.781%
Niles $54,027 $303,900 1.687%
Burnham $43,342 $145,000 1.673%
Oak Lawn $58,707 $187,300 1.595%
Calumet City $40,845 $81,400 1.594%
Hillside $50,779 $192,750 1.522%
Calumet Park $46,351 $118,250 1.491%
Evergreen Park $65,554 $183,800 1.402%
Dolton $44.511 $95,833 1.077%
North Chicago $42,145 $115,250 1.367%
Wilmette $138,651 $627,000 1.357%
Sycamore $67,132 $180,000 1.341%
Hatvey $21,909 $46,406 1.333%
Maywood $44.126 $145,200 1.316%
Skokie $68,015 $290,200 1.280%
Mount Prospect $69,517 $296,600 1.280%
Woodridge $53,800 $275,000 1.278%
Morton Grove $75,797 $313,700 1.242%
Glenwood $56,713 $137,348 1.211%
Addison $56,203 $250,700 1.115%
Country Club Hills $56,317 $124,300 1.104%
Elk Grove Village $71,082 $258,700 1.092%
Glendale Heights $58,237 $199,900 1.030%
Carol Stream $73,104 $245,000 1.005%

Only 10 (36%) of those communities fall above the median household in-
come level for Illinois residents generally. This means that in 18 (64%) munici-
palities residents had a median income below Illinois residents generally.

Although transfer tax rates of 1%—2% of resident median household in-
come are not isolated, the most common rates of transfer tax occur between

0.00001% and 1% of median household income. In this band of taxation there
are 50 municipalities, 28 (56%) of which had median household incomes above
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the Illinois median.”® This means that municipal transfer taxes tend affect most
those who have the least.

WHERE DOES THE MONEY GO?

Since quite a bit of money is flying around, it is natural to wonder where it
all goes. The money from State transfer taxes is, by statute, earmarked for spe-
cific property-related projects.?’ This was not always the case. Until 2003, reve-
nues from transfer taxes flowed directly into the State’s general fund.?® By and
large, counties and municipalities have not followed the State’s lead. County
codes typically provide that the proceeds from transfer stamps be deposited into
the general treasury.” Municipal codes have similar provisions.’® This raises
questions about how county and municipal bodies are spending the money gen-
erated from transfer stamps.

WHY DO TRANSFER TAXES EXIST?

Raising these questions usually generates three responses. The most obvi-
ous reply is that transfer taxes are a source of revenue. Illinois has never been
shy about taxing, and transfer stamps and inspections are just different mecha-
nisms for doing more of the same. But just because a state or municipality can
impose additional tax does not mean that it should. To justify a transfer tax, the
taxing body must, at a minimum, provide at least one reason for imposing it.
With respect to transfer taxes, two come to mind.

One relies on a public safety argument. Transfer taxes, the argument goes,
pay for the services needed to ensure all property is safe and suitable for occu-
pancy.’! Pre-sale inspections and stamp requirements prevent the degradation of
property and ensure safe housing for all residents. The fees generated from in-
spections and transfer taxes help fund the inspectors that perform these functions.

It is not clear, however, that either transfer taxes or pre-sale inspection re-
quirements actually improve the quality (or even prevent the degradation) of mu-
nicipal residential housing stock. For one thing, the revenues generated by trans-
fer taxes and inspections are not earmarked to improve housing stock, to pay

26. One, Joliet, had a median household income of $61,834, which is $605 above the median income of
$61,229 for all Illinois residents.

27. S551ILL. COMP. STAT. 5/5-1031 (2019).

28. The previous statute stated that “[t]he proceeds from such sale by the Department shall be deposited
in the General Revenue Fund of the State Treasury.” 5 ILL. COMP. STAT. 305/3 (2019), in part; formerly Ch. 120,
par. 1003.

29. See, e.g., Cook County Code of Ordinances § 74-104 (amended Sept. 25, 2019); Cook County Code
of Ordinances §34.17(e) (amended Sept. 25, 2019). Counties are authorized to collect transfer tax by statute. 55
ILL. COMP. STAT. 5/5-1031(a) (2019).

30. See, e.g., Cook County Code of Ordinances § 74-104 (amended Sept. 25, 2019); Cook County Code
of Ordinances §34.17(e) (amended Sept. 25, 2019). Counties are authorized to collect transfer tax by statute. 55
ILL. COMP. STAT. 5/5-1031(a) (2019).

31. See, e.g., Mark Huffman, Transfer Tax Idea a Hard Sell to Local Realtors, JACKSON HOLE NEWS &
GUIDE, Nov. 29, 2017, https://www.jhnewsandguide.com/news/real_estate/transfer-tax-idea-a-hard-sell-to-lo-
cal-realtors/article_9c940736-330d-5974-89bf-93eced61c22d.html.
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inspector salaries, or to otherwise prevent property dilapidation. For all we know,
they are used to furnish the office of the building commissioner. For another, we
have no evidence about whether these inspections improve safety or housing
quality. Additionally, many of the municipalities that have the highest transfer
taxes have the worst housing stock as measured by home values.*? Finally, long-
time Illinois residents can recount stories of businesses and homeowners whose
projects were delayed or canceled, or whose property was cited for frivolous vi-
olations, by politically-driven inspections. These anecdotes may or may not be
isolated occurrences. But at the very least, they tell us that Chicago and other
municipalities have used inspections for reasons other than safety and the public
welfare.

Even so, there is one final argument to justify transfer taxes. And, at first
blush, it is rather compelling. Transfer tax offers a guaranteed way to collect on
bad debt.** In many communities, transfer stamps will not issue unless and until
someone pays all outstanding fines and utility bills. Transfer stamps, and with
them transfer taxes, ensure that the scofflaw’s bills not only come due but are
paid.

Of course, municipalities are free to condition the sale of property—Dby is-
suing stamps or certificates of occupancy—on the payment of outstanding debts.
And some municipalities do just that. But this does not require a fax. Elgin, for
example, requires a transfer stamp, but does not charge any transfer tax.

Just how convincing any of these reasons are is unclear. Before making any
sweeping conclusions, further study is needed. What is clear is that the use of
transfer taxes—particularly by less-affluent municipalities—raises questions
about fairness, equity, and necessity that should be considered by policy makers.

CONCLUSION

The most valued asset of most Illinois residents is their home. In a State
with perpetually rising property taxes, policy-makers should train a skeptical eye
on additional real-estate related taxes, particularly when they harm the State’s
most vulnerable residents. Given that Illinois comprises over 100 counties and
over 1,000 municipalities—the overwhelming majority of which do not impose
transfer taxes—we should closely scrutinize how, when, and for what purpose(s)
municipalities impose them.

32. Seesupra Table 5.
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APPENDIX

I gathered data for this project in four steps. In the first step, I identified
[linois municipalities that imposed transfer taxes. I started by examining the lists
of transfer taxes maintained by title companies,** which are used widely in Illi-
nois real estate practice. I chose to begin with the Chicago Title Insurance Com-
pany’s Transfer Tax List (“Transfer Tax List”), which is current as of January 1,
2019.%° 1 then checked the requirements for each municipality by visiting each
municipality’s website, and excluded those that required a stamp but did not im-
pose any transfer tax, such as Elgin. I included, however, communities that
charged a nominal amount but did not officially impose a transfer tax. An exam-
ple is Lincolnwood, which requires homeowners to pay $30, but does not char-
acterize it as a “tax.” I also included as “taxing” municipalities those that im-
posed inspection fees but did not otherwise require a stamp. Matteson, for
example, requires an inspection and charges a fee to conduct one, but does not
require a stamp. It does, however, require every resident to have a valid certifi-
cate of occupancy, which is issued after a successful pre-sale inspection.*® I de-
termined whether a municipality charged an inspection fee by examining the
Transfer Tax List and cross-checking the municipalities” websites. I then deter-
mined the relevant fee using the fee schedule posted on the municipality website.
I used only the fee that applied to single-family homes, townhouses, or condos.
I did not perform a manual check of any municipalities not listed on the Transfer
Tax List.

The second step involved collecting data on the household income of each
municipality identified in the Transfer Tax List. To accomplish this, I visited the
U.S. Government Census website, where I downloaded the 2013-2017 American
Community Survey 5-Year Estimates database.’” I used this database to deter-
mine the mean and median household income of each municipality. In some
cases, the municipalities did not have mean incomes, and therefore could not be
included in the calculation. These included only Burnham, McCook, Mettawa,
and Stone Park. These omissions, however, did not influence the overall analysis,
which focused mostly on median household income.

In step three I obtained data on median and mean home sale prices in the
relevant municipalities and cities. I collected all data concerning either median

34. Various title insurance companies publish these lists. Attorney Title Guaranty Fund, for example,
maintains one with the same date as the Transfer Tax List. Real Estate Transfer Tax Ordinances, ATTORNEYS’
TITLE GUARANTY FUND, https://www.atgf.com/tax-ordinance/all (last visited Feb. 21, 2020). So, too, do some
realtor organizations. See Real Estate Transfer Taxes: Listing of All Municipal Real Estate Transfer Taxes in
llinois, ILL. REALTORS, https://www.illinoisrealtors.org/wp-content/uploads/2018/01/TransferTax.pdf (last ac-
cessed Feb. 21, 2020).

35. CHICAGO TITLE INSURANCE COMPANY, https:/www.cmetro.ctic.com/Uploads/0/FCKUpload/
files/Transfer_Tax_List.pdf (last visited Feb. 21, 2020).

36. See Matteson, Illinois, Code of Ordinances §150.015.

37. Selected economic characteristics, 2013-2017 American Community Survey 5-Year Estimates, U.S.
CENSUS BUREAU, AM. FACTFINDER, https:/factfinder.census.gov/faces/tableservices/jsf/pages/productview.
xhtm1?src=bkmk (last visited Feb. 3, 2020).
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sales price or mean estimated value from Zillow.com on July 7, 2019. I searched
and downloaded data for each municipality. I then averaged the median home
sale prices over an approximately 12-month period. The result constituted the
“median” home sale price in my dataset. Where median home sale prices were
not available, I used Zillow’s estimated median value. The exception to this was
Burnham, for which I relied on Trulia’s median list price as of July 8,2019.3® On
February 21, 2020, I obtained median home sale price data for Bolingbrook, Dol-
ton, Elmhurst, Hillside, and Lincolnwood using Zillow.com. Again, I down-
loaded the median sale price history over the preceding 12 months. Using this
2019 data, I averaged the median home sale price for each municipality. The
resulting value was the “median” home sale price for that municipality.

Where Zillow had no relevant data described above, I used Redfin.com to
search all residential home sales within the past 12 months. I then downloaded
the .CSV file from Redfin.com and averaged the median home sale price over
the prior 12-month period. In calculating the median home sale price, I excluded
sales of vacant land and multifamily properties.

The final step involved analyzing the data collected in steps one, two, and
three. This included performing routine calculations, such as calculating transfer
stamps as a percentage of mean and median household income.

38. For Lyons and Matteson, the median home value was irrelevant to calculating the stamp as a percentage
of median income. This is because these municipalities do not impose transfer tax, but rather non-tax fees, such
as those for inspections. In any case, I obtained “median” home sale prices using Zillow’s Home Value Index as
of February 28, 2020, which I treated as the “median” home sale price in each municipality.



