
Tax Levy Basics

November 18, 2025

Presenter Notes
Presentation Notes

This is our initial levy discussion where I will give a basic overview of the process so you understand how the levy works and what options you have as a board.  This presentation focuses on tax levy mechanics and vocabulary. The Board is required to formally pass a Tentative Levy Resolution, at least 20 days prior to the certification of the Final Levy, which we will do at the December 16th Board meeting, after the Truth in Taxation Hearing which will be held at 6:45, prior to the regularly scheduled meeting.




2025-26 Revenue

Property Tax
88%

Other Local
7%

State
3%

Federal
2%

Presenter Notes
Presentation Notes
The district is heavily reliant on property taxes for approximately 90% of our revenue so the tax levy is the most important source of funding.



▪ Levy = Amount requested by a governmental entity to be 
raised from property taxes
▪ For the subsequent year 
▪ Excludes Debt Service

▪ Tax Extension = Total actual amount billed to taxpayers. 
Constitutes the tax revenue to the District

▪ Truth in Taxation Hearing – Public hearing required if the 
levy is greater than 105% of the prior year’s extension

Tax Levy Terms

Presenter Notes
Presentation Notes
231 taxing Districts in Lake County, alone, including schools, municipalities, libraries, Lake County government, etc. Each one submits a tax levy.
Schools represent almost 2/3 of the tax bill.  LB ESD ~40% of a resident’s tax bill

People sometimes use the words Levy and Extension interchangeably, however, they are actually two different things so I want to be clear on the difference.

The Tax Levy is amount of property tax Requested
Make request by last Tuesday in Dec.  
IL taxes paid in arrears.  2025 levy not collected until in 2026
Operating Funds Only!!

Extension is what is actually billed. Usually lower than the Levy request (for reasons I’ll explain later)


Lake County
Lake County Forest Preserve District
Shields Township
Shields Township Road & Bridge 
College of Lake County #532
Lake Forest High School District #115  = 21%
North Shore Water Reclamation District 
Central Lake County JAWA 
Village of Lake Bluff 
Lake Bluff Park District 
Lake Bluff Mosquito Abatement 




▪ EAV = Equalized Assessed Value of properties in a district 
as determined by township and county assessors
▪ Property assessed at 1/3 of market value (Except Cook = 10% 

residential and 25% commercial)
▪ Adjustment factor “equalizes” local assessed values
▪ After exemptions

▪ CPI = Consumer Price Index published by the federal 
government as a measure of annual inflationary impact on 
a basket of goods.

All Urban Consumers (CPI-U) 1982-84=100 (Unadjusted) - CUUR0000SA0

Tax Levy Terms

Presenter Notes
Presentation Notes
The Tax Levy Calculation is based on two key parameters  EAV and CPI

EAV= Equalized Assessed Value  To understand what that means, lets start with the “Assessed Value” part.
In IL, AV= 1/3 MV by statute (in all counties except for Cook County),  each Township in the State assesses their own property.

Assessment is done quadrennially in most counties including Lake, but in Cook Country 1/3 of the properties are done each year, so every property is reassessed once every 3 years.

To make sure it is fairly assessed - Equalized (twice)
At the County Level and at the State Level  (State is usually Zero)
Equalization Factor

When I refer to EAV = Taxable Value after Exemptions (Schools, houses of worship, hospitals, home owners, Senior Citizen, Senior Freeze, Longtime Homeowner, Home Improvement, Returning Veterans‘, Disabled Veterans' Exemption, Disabled Persons).  Exempts a portion of the value of your home to which the tax rate is applied  about 3% of EAV

CPI  = Cost of Standard basket of Goods
We are concerned with the Change in CPI (Dec to Dec of prior year)

Right measure of inflation??  70% Sal & Ben



▪ Fund - grouping of self balancing accounts segregated for 
specific activities or objectives. 
▪ Taxes extended by fund. 
▪ Each fund has an individual tax rate.  
▪ Some funds have maximum tax rates.

▪ PTELL= the Property Tax Extension Limitation Law limits 
the annual tax increase on existing property to the lower of 
the prior year’s December CPI or 5%.
▪ Only applies to:

▪ non-home rule taxing districts in Cook and collar counties
▪ non-home rule taxing districts in other counties where PTELL was 

approved by referendum
▪ Does not apply to all funds

Tax Levy Terms

Presenter Notes
Presentation Notes
Taxes are extended by fund – Example: Taxes that are collected in the transportation fund can only be used for transportation


What is informally called the Tax Cap is actually the PTELL.  Instituted in 1991 – Does not actually cap taxes, just limits their increase
Majority of their EAV in collar counties

Most common fund not subject to PTELL is Debt Service  also some and special service areas

Designed to keep tax revenue ~ constant adjusted for inflation
The PTELL was instituted to slow the growth of property tax revenues to taxing districts when property values were increasing faster than the rate of inflation. 

Limits growth to CPI  (right CPI – salary/insurance vs basket of goods)
Allows us to tax new property
Often New Property = New Students

Makes Sense 


The D65 Tax Levy subject to PTELL  (Non-home rule) Not all taxing bodies limited   People like to compare our Levy increase to that of the Village, however, as a home rule govt., the Village is not subject to PTELL. 

A County which has a chief executive officer elected by the electors of the county and any municipality which has a population of more than 25,000 are home rule units. Other municipalities may elect by referendum to become home rule units. Except as limited by this Section, a home rule unit may exercise any power and perform any function pertaining to its government and affairs including, but not limited to, the power to regulate for the protection of the public health, safety, morals and welfare; to license; to tax; and to incur debt.




Presenter Notes
Presentation Notes
Originally passed in 1991 and applied to non-home rule taxing districts with a majority of their 1990 EAV in the “collar counties”
Non-home rule taxing districts with a majority of their 1994 EAV in Cook were added in 1995
Beginning in 1996, extensions made by non-home rule taxing districts in all other counties in Illinois are under the PTELL if every county in which the district is located has passed a referendum



▪ New Property 
▪ New construction or additions to existing property that 

increased the assessed value of that real property 
during the levy year. 

▪ Property that was exempt during the prior levy year but 
reclassified and assessed as non-exempt  current levy 
year.

▪ Debt Service Extension Base (DSEB) 
▪ The level of debt service for which a district can issue 

bonds without a referendum.
▪ The level of debt service a district had when first subject 

to PTELL (increased annually by CPI).

Tax Levy Terms

Presenter Notes
Presentation Notes
Another key parameter in determining the revenue a taxing district will receive is New Property.  Taxes from new property represent incremental revenue to the District.

DSEB is related to PTELL but NOT the Tax Levy




▪ Taxes are collected in arrears
▪ 2025 levy collected in 2026

▪ The District defers June taxes collected to the 
following fiscal year
▪ Tax collected in 2026 is Revenue for 2026-27

Tax Cycle Timeline

2024 2025 2026

Δ CPI = 2.9%

2025 EAV 
as of January 1st

Based on prior 3 years

sales 2022, 2023, 2024

Tax levy filed 
Dec 2025

Dec 2023 – Dec 2024

District FY2026

Taxes collected 
Jun & Sep 2026

Final tax rates 
established; 
Abatements 
due

2027

Presenter Notes
Presentation Notes
Budget and Appropriation Ordinance approved by October 1 and submitted with 30 days
Estimate of Levy must be certified 20 days prior to final levy

Cook County is different   March and August 

Spring is an estimate at 55% of prior year’s extension, balance in August

Impact to Fund Balance – We defer – receive the cash in June but it is not part of our Fund Balance




Presenter Notes
Presentation Notes
Growth in CPI-U under PTELL

Since the inception of PTELL, CPI has exceeded 5% twice.  Next year’s CPI is currently running at about 3.0%



How are taxes used ?

Debt

Taxes ▪ Existing Debt = Annual 
Payment 
▪ Principal + Interest (plus 1% LC)

▪ Debt already issued
▪ Not under PTELL
▪ Not part of Levy request

▪ New Debt
▪ Most debt requires a referendum
▪ Non-referendum Debt Limited by 

PTELL (DSEB)
▪ Total Debt limited by statute to 

6.9% of EAV*

* Elementary & High School Districts

Presenter Notes
Presentation Notes
Part of the taxes we collect are used to pay P&I �Not part of the Levy – not included in tax cap
Existing Debt – Automatically extend enough to pay interest and principal (plus 1% loss is collection to account for uncollected taxes.)

The ability to issue New Non-referendum Debt  is limited by PTELL.  PTELL created Debt Service Extension Base (DSEB).  
Basically the amount of debt service on your books when Law was enacted - grown by CPI starting in 2009.  The District issued this type of debt in 2015 to pay for a portion of the Middle School Renovation.
Not every taxing body has a DSEB.  A district may create or increase DSEB by passing a referendum.

13% for unit districts



Future Debt Service
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Presenter Notes
Presentation Notes
Level payments due to Board refinancing work. Last payment for debt service used to build Elementary School is Dec 2028.



How are my taxes used ?

Operating

Taxes

Operating = Limited by Tax Cap 
Formula

Can be increased by referendum
Including Capital and Safety Funds

▪ Operating Funds
▪ Subject to PTELL
▪ Can be increased by referendum

▪ Increase limiting rate
▪ Increase extension limitation
▪ Levy for new fund tax rate (total rate 

still subject to limitation)

▪ Levy by Fund
▪ Some funds have a rate limit

Presenter Notes
Presentation Notes
Bulk of taxes are used for Operating. These funds ARE limited by PTELL .  (however there are some operating levies (special service areas) at some Districts that are not limited)

Can increase beyond PTELL by referendum – these are VERY hard to pass.

Some funds have a maximum statutory rate – limited by law.  PTELL limits the TOTAL of all funds.



Who Pays ?

Residential
87%

Commercial
9%

Industrial
3%

Farm / 
Railroad

1%

Total tax bill is allocated by EAV

Every property represents a tiny “slice” of the tax pie

Presenter Notes
Presentation Notes
Total Tax Pie is divided up among all property in District in proportion to its assessed value
Every property = a slice

~87% of LB tax are paid by homes and apartments

Top 10 taxpayers account for 5% of EAV – not concentrated





+CPI
New 

Property

Aggregate Extension Base
(Prior Year Extension) Current Year 

Extension
PTELL limited funds only. CPI is capped at 5%

How are taxes calculated ?

Presenter Notes
Presentation Notes
Operating Funds Only

Aggregate Extension Base – Important Term

Remember a School District needs same $ to operate (real terms)

PTELL designed to provide same operating $  adjusted for Inflation and New Property

Grow Existing Property by CPI,  then tax new property



Designed to keep tax revenue ~ constant adjusted for inflation

Limits growth to CPI  (right CPI – salary/insurance vs basket of goods)
Allows us to tax new property
Often New Property = New Students

Makes Sense 






+CPI
New 

Property

Current Year 
Extension

PTELL limited funds only. CPI is capped at 5%

Total taxes on existing property  go up 
by no more than CPI

Aggregate Extension Base
(Prior Year Extension)

Presenter Notes
Presentation Notes
Operating funds only

The subsequent year’s taxes are dependent on the prior year (example: tax cut)
2) Total operating taxes on existing property go up by CPI



How are taxes allocated? 

▪ Tax Rate is calculated on total existing
District EAV and applied to all property 
in the District.

Presenter Notes
Presentation Notes
Now that I know my total tax, (aggregate Ext Base increased by CPI)  how do I divide it up?   Tax Rate

The current year's equalized assessed value of all real property in the territory under the jurisdiction of the taxing district during the prior levy year.

Total tax / Total Value = Tax rate  apply to each property

Relationship  EAV ↓ Tax Rate ↑

Rate is an OUTPUT not an INPUT




Differences in Property Assessment can 
be the biggest tax bill driver 

▪ Your taxes might go up by more than CPI if:
▪ Your property value increases more than average
▪ Your property value decreases less than average
▪ Large company/retailer leaves town
▪ Large company/retailer appeals to lower assessment

Residential

Commercial

Industrial
▪ PTELL does not limit changes in 

individual tax bills
▪ If all the “slices” stayed the same 

fraction of the pie, everyone’s 
taxes would increase by CPI.

Presenter Notes
Presentation Notes
If a property owner has a significant increase or decrease in the taxes, it is generally not due to the levy request
It is reasonable to believe that if property value goes up by 10%, then taxes will go up by 10%.
But remember, tax rate is an output.  If all EAV goes up 10%, the rate will decrease to adjust down so tax collection growth = CPI 


If your assessment goes up by more than your neighbors, you will be paying a bigger slice of the pie.



+CPI
New 

Property

Current Year 
Extension

PTELL limited funds only. CPI is capped at 5%

How do we estimate the tax 
on new property ?

Aggregate Extension Base
(Prior Year Extension)

Presenter Notes
Presentation Notes
So Far Focus on Existing Property  How about new property?

New Construction
New improvements or additions to existing property
Property that was exempt during the prior levy year but reclassified and assessed as non-exempt during the current levy year.
Also expiring TIFs

Change in existing property value does not really impact tax collections (tax rate adjusts). However, the District receives increased revenue for every dollar of new property value, so this has a BIG impact on the tax levy.

Future year is based on previous year.    CY = Previous Year Grown at CPI

Lost this year, lose next year
Every year based on the year before = Compounds




Calculate tax rate on existing property, Apply the tax rate to all property

=  Tax Rate    x   EAV new property

▪ Due to this uncertainty, districts overestimate the amount 
of taxes from new property

▪ The District receives only what it asks for up to the 
extension limitation

Unknown at time of 
levy

Unknown at time of 
levy

How do we estimate the tax 
on new property ?

Presenter Notes
Presentation Notes
Apply same tax rate calculated on existing property to all property

At the time of the  Levy in December

KNOW:  CPI and total taxes
DON’T KNOW:  EAV of existing so we can’t calculate the rate nor the EAV of New Property upon which to apply the rate.

Future year is based on previous year.    CY = Previous Year Grown at CPI
Lost this year, lose next year
Every year based on the year before = Compounds

Taxes from New Property are NOT capped – however only receive Actual/eventual amount

We Overestimate (Balloon Levy)  If we ask for an amount that is too small, that’s all we get.





Questions?
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