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WHAT IS THE 
INTENT OF 
THE ADP? 

More accurate property assessments; 

Fairer distribution of the tax levy to all 
taxpayers; 

Fewer tax appeals (caused by 
inaccurate assessments); 

Improved municipal budget stability 
and budget planning; and 

Significant cost savings to the taxpayers. 



BEFORE WE BEGIN



HOW ARE 
ANNUAL 
REASSESSMENTS 
IMPLEMENTED? 

100% of the assessments are revised 

to the current market value every 

year.

100% of the properties are inspected 

every 5 years. (towns may inspect 

properties in any configuration, 20% a 

year for 5 years or 100% in one year)



ASSESSMENT TIMELINE



Two 
Fundamental 

Truths

#1 TAX BILL and AFFORDABILITY are the 
issues statewide.

It doesn’t matter what County you reside in 
or how they distribute the property tax, the 
TAX BILL is stated as the taxpayers’ biggest 
concern. 

Even within Monmouth County, the biggest 
complaint is the Tax Bill, regardless of 
whether the town is performing annual 
reassessments. 

#2 Assessments don’t raise taxes; 
Increased levies raise taxes.







PROPERTY TAXATION – A 
ROLE-BASED SYSTEM



ROLE-BASED SYSTEM 

Each function must remain a silo, strictly operating within 
the laws specific to each role:

◦ Elected officials determine their component levy, 

◦ School Board

◦ Town Council

◦ County Commissioners

◦ The assessment function determines the distribution 
model, and 

◦ New Jersey Division of Taxation

◦ County Tax Board

◦ Municipal Assessor

◦ The municipal Tax Collector takes possession of the 
funds. 



Legal 
Framework 
For Property 
Taxation in 
New Jersey 

N.J.S.A. Const. Art. 8, § 1, ¶ 1 - All real property 
- shall be assessed according to the same 
standard of value, except as otherwise 
permitted herein, -

N.J.S.A. 54:4-1. Property subject to tax; ….. - All 
property real and personal within the 
jurisdiction of this State not expressly exempted 
from taxation  - shall be subject to taxation 
annually …. Such property shall be valued and 
assessed at the taxable value prescribed by 
law.

N.J.S.A. 54:4-23. Date of assessment, duty of 
assessor; determination of taxable value - All 
real property shall be assessed … on October 
1 in each year. The assessor shall - after 
examination and inquiry, determine the full 
and fair value of each parcel … at such price 
as, in his judgment, it would sell for at a fair and 
bona fide sale … on October 1 …





Assessment 
Oversight 
(How are the rules for 
property assessment 
enforced)

New Jersey Division of Taxation, Local 
Property Branch – statewide assessment 
function oversight, including the duty to 
address assessment inequities and non-
performing practitioners. 

County Board of Taxation – Countywide 
assessment oversight, including the duty 
to address assessment inequities and non-
performing practitioners. 

Assessor – Creates, signs-off-on, and 
defends individual assessments.  



HOW DOES PROPERTY TAX 
LEVY DISTRIBUTION 
ACTUALLY WORK?



Equalization 
(How assessments are 
used to determine how 
the levy is distributed) 

“Equalization” is the process of converting assessments at 

varying percentages of Market-Value (Ratios) to 100% of 

Market-Value, for the purpose of determining a “% of the 

total”. 

STATE – DIRECTOR’S TABLE OF EQUALIZED VALUATION

◦ Distribution of State School Aid

◦ Equitable Apportionment of Regional School District Cost

COUNTY EQUALIZATION TABLE

◦ Equitable Apportionment of Shared County Levies

Where Equalization provides the mechanism for sharing 

between towns and between counties, Equalization DOES 

NOT address fair levy distribution “within the town”. 



Property 
Tax Levy 
Distribution

Intra-municipal levy distribution: If 
your parcel is worth 5% of the 
total value of the town, it should 
pay 5% of the total property tax 
levy. (distribution between 
neighbors within the town)

Inter-municipal levy distribution: If 
your town is worth 5% of the total 
value of the county, it should pay 
5% of the total county property 
tax levy. (distribution between 
towns within the county) 



Property 
Tax Levy 
Distribution 
(in other words)

A zero-sum game is a situation in which one person's gain is 
equivalent to another's loss, so the net change in wealth or 
benefit for all players is zero. In this type of game, there is a 
fixed amount of resources, and any advantage a player 
gains is directly at the expense of another participant.

Fixed resources: The total amount of "pie" (money, points, 
etc.) is constant; no new wealth is created, and none is 
destroyed. 

Direct trade-off: For any gain to occur, there must be an 
equal and opposite loss from another player. 

Competition, not cooperation: The outcome is inherently 
competitive, as there are no shared interests, and a 
compromise is not possible without one side losing 
something. 



Property Tax 

Levy 
Distribution 
(Details if you want them)



SHOULD ANNUAL 
REASSESSMENTS BE 

MANDATORY? 



“The creation and 

maintenance of a model of 

property assessments to 

provide for inter and intra 

municipal levy distribution 
based on property values”. 

The Prime 

Directive of 

New Jersey’s 

property 

assessment 

function is: 



How Do We 
Check On 
Our 
Progress?

The Coefficient of Deviation 
(COD) is a measure of assessment 
accuracy. It simply states how 
closely the assessments are 
clustered around the average 
assessment ratio.

When the dispersion is greater 
than 15, New Jersey law requires 
a district-wide reassessment 
because some taxpayers are 
paying too much or too little in 
taxes. 



Assessment 

Accuracy



Assessment 

Transparency





MANDATORY 
vs PERMISSIVE 
Assessment 
Maintenance

The idea of “permissive, not mandatory assessment 
maintenance” has failed NJ horribly. The state is looking 
at a $210,000,000 price tag just to update the current 
assessments to return to compliance. 

State data suggests that 43% of the state’s 564 
municipalities are in violation of the regulatory thresholds 
of fair assessment. 

Until these municipalities correct their assessments, billions 
of dollars are being paid by the wrong people. Year after 
year. 

Similarly, for the municipalities within Monmouth that 
have been ordered to perform a traditional revaluation, 
then return to annual reassessment, a lack of assessment 
uniformity has certain taxpayers paying significantly more 
or less than the Constitution requires. 



MANDATORY 
vs PERMISSIVE 
Assessment 
Maintenance

◦ The authority to compel assessment revision is vested in the County 
Tax Board. Seeing the harm caused by self-interest, understanding 
that best practices point to annual assessment maintenance and 
that annual reassessments will cost less than the traditional service 
model, the Monmouth County Tax Board relinquished its authority to 
order revaluations. 

◦ Stated again, to remove the possibility of undue influence and 
ensure the best possible service to the taxpayer at the lowest 
possible cost, the Monmouth County Board of Taxation established 
the mandatory need for annual reassessments. 

◦ To protect the average taxpayer from unknowingly having to pay 
even more than they should because the process was affected by 
self-interest, do not alter the mandatory nature of annual 
reassessments within Monmouth County. If you return to an elective 
system you are not fixing a problem; the same levy will be collected, 
just from the wrong people. And, you will no longer be able to say “It 
is the Tax Board, which doesn’t report to us, go talk to them”. You will 
now be responsible for both the “amount to be raised” and “who 
pays what”. By retaining “mandatory reassessments” you place the 
discussion of assessments solely on the Tax Board – where it should 
be. 



Only annually reassessing 
property will ensure that 
changes in “relative value 
within the town” are 
captured. 

Maintaining an accurate 
proportionate share of total 
value for each property 
results in fair levy 
distribution within the town. 

Annual 

Reassessments 

Should Be 

Mandatory 

because: 



Tax Boards have failed to 

effectively manage the 

need for timely assessment 

maintenance. 

Annual 

Reassessments 

Should Be 

Mandatory 

because: 



It will ensure that fair levy 

distribution is not affected 

by self interest.  

Annual 

Reassessments 

Should Be 

Mandatory 

because: 



WHY DOES NEW JERSEY’S 
PROPERTY TAX FUNCTION 
NEED TO BE CHANGED?



1.The size of the levy, 

2.The level of assessment 

Inaccuracy, and 

3.The Cost of the current 

system.

New Jersey needs a 

better solution 

because:



New Jersey’s 
2025 Property 
Tax Levy

◦$ 36,153,017,287 



Assessment 
Accuracy

43% or 1,505,000 parcels in 

New Jersey are in 

immediate need of 

Revaluation

(translation – almost half 

the state is paying too 

much or too little)



Cost of Constitutional 

Compliance



Why Do We 
Need A 
Better 
System

◦$ 36,153,017,287 = 2025 Tax Levy

◦43% or 1,505,000 = # of parcels in 

need of revaluation

◦$140 = revaluation cost per 

parcel 

◦$210,700,000 = cost of revaluation

◦10.3 = years to perform 

revaluations with current vendors



To permanently address the 

Constitutional requirement for 

uniform assessments and the 

scarcity of “revaluation 

professionals”, New Jersey must 

adopt “mandatory annual 

reassessments performed by the 
assessor”.

Why Do We 
Need A Better 
System



WHY MUST THE 
REASSESSMENT BE 

ANNUAL?



Why Must 
Reassessments 
Be Annual?

◦The public service rests in 

the “reduction of the size 

and duration of the 

individual assessment 
errors”. 

◦This is only accomplished 

by annually resetting 

every assessment to the 

current market value. 



What would 
“Abandoning 
Annual 
Reassessments” 
Mean? 

◦Return to unfair levy distribution 

within the town. 

◦Return to Chapter 123 “30% 

corridor of acceptable 
assessment errors” for appeals.

◦Return to the ability to thwart the 

implementation of corrective 

action by self-interest.

◦Exposure to increased cost for 

outside valuation services. 



CHALLENGE TO 
STAKEHOLDERS



How To Make It Better
1.Change CTA education and testing to include “mass 

appraisal”.

2. Amend the appeal filing threshold to have more matters 

resolved at the County, using the alternative Calendar, to 

further reduce the need for refunds.  

3. Review the “exceptions to taxations”. 

4. Establish “guardrails” that ensure a meaningful portion of 

State Income Tax goes to the district in which it was 

collected. 

5. Convene the ADP Steering Committee to review the status 

of the ADP and provide a report to the Legislature. 



Conclusion

◦ It is irrefutable that the performance of annual 

reassessments reduces the size and duration 

of assessment errors, which leads to a fairer 

distribution of the annual property tax levy. 

◦ It is undeniable that traditional revaluations 

are more costly than the cost of annual 

reassessments, where the Assessor performs 

the valuation process supported by an 

internal inspection vendor. 

◦ The fact that some will pay more tax over time 

due to annual reassessments does not mean 

that the service is flawed; to the contrary, 

annual redistribution based on current data is 

a transparent process that costs less and 

reduces long-term overpayments and 

underpayments. 



The ADP 
Delivers
(What is the 
motivation to revert 
to a system that 
costs more and is 
less accurate?)

More accurate property assessments; 

Fairer distribution of the tax levy to all 
taxpayers; 

Fewer tax appeals (caused by 
inaccurate assessments); 

Improved municipal budget stability 
and budget planning; and 

Significant cost savings to the taxpayers. 
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