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Foreword 

The New Jersey Constitution authorizes the taxation of real property to fund local government services. 

The Constitution’s framework for property taxation is “uniformity based on current market value”. It is 

the prime directive of the property assessment practitioners, comprised of the municipal/county 

assessor, the County Tax Board, and the State Division of Taxation, to establish and maintain a model of 

assessments to distribute the annual property tax levy based on current market value.   

The purpose of this document is to introduce and quantify the primary variables and analytics associated 

with the administration of the taxation of property. This document and the resources listed below are 

intended to provide a comprehensive suite of tools to assist taxpayers and government decision-makers 

with understanding the property assessment function and fair levy distribution.  

 

Monmouth County Taxpayer Assessment Resources 

 

1. MARS – Monmouth Annual Reassessment Summary 
Provides countywide summary of Annual Reassessment data. 
https://www.visitmonmouth.com/page.aspx?ID=277  
 

2. Tax Rate Estimator 
Provides an estimate of individual Tax Bill once the Preliminary Tax List is certified. Used to 
demonstrate the relationship between a property’s year-over-year change in assessment and the 
town’s average change in assessment.  
https://oprs.co.monmouth.nj.us/oprs/GoogleWithUC/TiaraSearch.aspx 
 

3. OPRS\MODIV 
Provides countywide review of other assessments. 
https://oprs.co.monmouth.nj.us/Oprs/External.aspx?iId=12 

 
4. Understanding Tax Appeals 

Provides a detailed explanation of the assessment appeal process. 
 https://secure.njappealonline.com/prodappeals/Download.aspx 
 

5. File an Assessment Appeal Online:  
Provides the ability to submit and manage an assessment appeal online. 
https://secure.njappealonline.com/prodappeals/login.aspx 
 

6. Tax Board Portal  
Taxpayer submission of Farmland Application, Income and Expense Forms and TIARA 
https://taxboardportal.co.monmouth.nj.us/taxboardportal/home/login  

 

https://www.visitmonmouth.com/page.aspx?ID=277
https://oprs.co.monmouth.nj.us/oprs/GoogleWithUC/TiaraSearch.aspx
https://oprs.co.monmouth.nj.us/Oprs/External.aspx?iId=12
https://secure.njappealonline.com/prodappeals/Download.aspx
https://secure.njappealonline.com/prodappeals/login.aspx
https://taxboardportal.co.monmouth.nj.us/taxboardportal/home/login
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Annual Reassessment History 

The purpose of the property assessment function is to provide a mechanism to fairly distribute the property tax 

levy (amount to be raised by taxation) based on each parcel’s proportionate share of the town’s overall value. In 

other words, if a property is worth 5% of the total value of the town, it will pay 5% of the total property tax levy. 

While necessary prior to computers, the historic method of letting the assessments stay static and have the Tax 

Rate increase annually results in parcels paying too much or too little because the relative change in value within 

the town is not captured for many years.  In a town that has static assessments, generally, the levy increase is 

applied to every property. While applying the same % tax bill change to all properties may sound fair, you would 

not think so if your assessment was proven to be wrong, but fell within the “permissible range of assessment 

errors” (see Chapter 123) for +10 years. Successfully employed in New Jersey for over 20 years, annually 

maintaining assessments at current market value results in a fairer distribution of the annual levy by reducing the 

size and the duration of assessment errors. The statistical data is clear, annual reassessments result in more 

accurate individual assessments which provide a fairer distribution of the property tax levy.  

To shepherd in a modern assessment function that permanently removed several of the barriers that prevented 

fair levy distribution in New Jersey, the Assessment Demonstration Program law (P.L. 2013, c. 15) was passed 

unanimously by the New Jersey Legislature. Each of Monmouth’s 53 towns were given the opportunity to oppose 

the legislation before passage. Each town was invited to participate in a forum to establish the implementation 

schedule for Monmouth. Countywide implementation began with the filing of the 2014 Preliminary Tax List. In 

2016, in response to concerns over implementation, all towns were given the opportunity to opt-out of the need 

to perform annual reassessments and a few did. In 2018, having addressed all concerns over implementation and 

under the belief that the Board never had the authority to permit the opt-out, the Monmouth County Tax Board 

rescinded the ability to opt-out of annual reassessments requiring all towns to return to the practice after their 

next revaluation.  

For the 2025 Preliminary Tax List, 46 of Monmouth’s 53 municipalities annually revise assessments to current 

market value. Millstone is transitioning to annual reassessments by revising all assessments to the Director’s Ratio 

for 2025 and 2026. Allentown, Belmar, Manasquan, Marlboro, and Wall  have contested the state-approved order 

to perform a districtwide revaluation for the 2026 tax year and perform annual reassessments for the 2027 tax 

year and beyond. Avon and Marlboro have separate litigation against the implementation of the ADP.  

 

 

 

 

 

 

 

 



5 
 

2025 Annual Reassessment Summary 

Participating taxing districts must reassess all properties annually to maintain fair property tax distribution. The 

goal of the reassessment is to react to the market, rather than predict it. The continued market changes highlight 

the importance of the assessment function, which serves as the distribution mechanism of county, school, and 

municipal tax levies. The Assessor must capture the value changes by parcel and neighborhood so that everyone 

pays their proportionate share of the levy. 

The New Jersey Constitution (N.J.S.A. Const. Art. 8, § 1, ¶ 1) and statutory law (N.J.S.A. 54:4-1, 54:4-23) requires 

annual tax levies to be distributed based on market value. Contrary to popular belief, property assessments do not 

generate taxes. They simply distribute them. Despite technological advances, many municipalities in the state still 

take a “portfolio snap-shot” at a given point in time and distribute their property taxes the way that picture looked 

for the subsequent 10 or 20 years. By not implementing a proactive assessment maintenance approach, tax 

distribution becomes less accurate each year that passes. A static assessment model operates on the assumption 

that all property values within a municipal boundary appreciate or depreciate at the same rate over time. This 

assumption is not accurate since property values do not necessarily change in a uniform manner across all 

property types, price points, and sectors. This truth is seen when there are significant changes in tax bills after the 

neglected assessments are revised to current market value as a result of a traditional revaluation. Annual 

assessment maintenance is simply about tax distribution fairness (as defined by the NJ constitution). 

Through the annual reassessment, changes to the global assessment modeling are made to target market value. 

Adjustments are also made to all individual properties, neighborhoods, and submarkets to refine individual and 

overall assessment accuracy. The goal of a reassessment is to annually target 100% market value so that statistical 

measurements represent better assessment accuracy. 

The primary driver of a reassessment is recent “arms-length market transactions”. Statutorily, properties are 

assessed for what they would have sold for on October 1st of the pretax year. The 2025 valuation date is October 

1st, 2024. 

The New Jersey Supreme Court has held that “value for purposes of taxation has some measure of permanence 

which renders it secure against general temporary inflation or deflation.” (Hackensack Water Co. v. Division of Tax 

Appeals, 2 N.J. 157, 163 (1949)); and “True value must be fairly constant and must be gauged by conditions, not 

temporary and extraordinary, but by those which over a period of time will be regarded as measurably stable.” 

(Berkeley Arms Apartment Corp. v. City of Hackensack, 6 N.J. Tax 260, 286 (Tax 1983)). 

These quotes are more important now than ever. While the local market has appreciated at significant rates, 

assessors must view sales data used in the study in its totality while mass modeling assessments. While more 

recent sales are certainly given more credibility in the analysis, older sales will still be a stabilizing factor with 

annual reassessments. Inevitably, older sales will pull the modeling in the direction that the market was in the 

past.  

Due to New Jersey’s increased reliance on property tax, the public service of establishing and maintaining the 

distribution mechanism (property assessments) must be more accurate than accepting of a 30% margin of error 

(Chapter 123 Corridor N.J.S.A. 54:3-22, 54:51A-6) that is permitted statewide with traditional static assessments.  
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2025 Annual Tax List Review – County Tax Board Review 

All Monmouth County Assessors must annually sign the “Implementation Requirements” that outlines the 

minimum expectations for the reassessment process and the limitations to those towns that are not performing 

annual reassessment. Additionally, every town performing an annual reassessment must complete the Application 

For Reassessment- Annual (AFR-A) which must be approved by the New Jersey Division of Taxation.  

Generally, the Assessor is expected to annually revise the mass appraisal modeling to ensure: 

1. The new assessments of recent sales are set close to the recent sales price. 

2. The parcels within neighborhoods that have recent sales are adjusted in a similar manner. 

3. The parcels within neighborhoods that have not had recent sales are adjusted in a similar manner to the 

“most similar neighborhood” that had recent sales activity – adjusting for neighborhood differences. 

4. The parcels that have not had recent sales and are unlike any other parcels should be adjusted by the 

year-over-year change implied by the Director’s Ratio.  

The Monmouth County Tax Board has a standardized review process to measure the sufficiency of the assessment 

changes.  The Board’s online application is called “ADAM 360” (Assessment Data Analysis Module) is available to 

the Assessor to assist in quantifying assessment changes and identifying outliers. The ADAM 360 modules are: 

1. PRC Statistics - measures new assessments against recent sale prices. With the goal to reset all 

assessments to current market value, a review of the recent sales should show that the new assessment is 

set close to the recent sales price. For 2025 the Board’s tolerance was that the average new assessment 

must be between 98% and 102% of the recent sales price.  

2. Assessment Change Review – provides a review of the percentage of assessment change by number of 

parcels. By example, if the Director’s Ratio is at 90% it implies that, on average, all property should be 

increased 10% to reset the assessment to 100% of current market value. This report quantifies how many 

parcels do not meet that expectation.  

3. Appeals Review – a review of the assessment change to any property that had an appeal judgment from 

the County Tax Board in the prior year. This report facilitates a review of parcels impacted by the Freeze 

Act. The Assessor must determine if an exception to the Freeze Act applies.  

4. VCS Change Report – a review of the total assessment by VCS. 

5. Property Class Change Report – a review of the total assessment change by property class. This review 

provides insight into the assessor’s modeling activity for different property types and the shift in 

distribution between classes.  

6. Annual Reassessment Report – with the ability to “sort” the entire town by common characteristics (VCS, 

Property Class, Style, Year Built, Building Class or Square Foot Range) this analysis provides the assessors, 

and the Tax Board with a tool to identify any “group” that has an average year-over-year change in 

assessment percentage that is  different than the average for the town.  
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Assessment Accuracy – State’s Postmortem Analytics 

Each October, the NJ Division of Taxation conducts statistical studies that measure the accuracy of current-year 

assessments. These studies could be considered the “assessor’s grade book” for that year’s assessments and 

resulting tax distribution. Nevertheless, recognition must be made that the assessments are produced the prior 

year based on past sales, and the study is performed the subsequent year based on current sales.  

General Coefficient of Deviation (COD)  

The General Coefficient of Deviation (COD) is widely held as the best indicator in determining proper tax 

distribution. It is a way to measure how tightly clustered individual assessment ratios are in relation to the average 

ratio. A lower COD means more accurate and fair tax distribution. The COD normalizes ratios to show accuracy 

within a municipality regardless of what the Director’s Ratio is in any given year. 

The more homogeneous the properties in a municipality are, the lower the COD should be. For example, a 

municipality that is comprised of mostly townhouses would be expected to yield better assessment accuracy than 

a municipality that is comprised of a complex range of property types and values. Through annual reassessments, 

Monmouth and Somerset Counties are showing much lower CODs compared to historical or statewide data. 

Despite the complexity of the towns, Monmouth County’s individual CODs are more accurate than the norms in 

the rest of the state, meaning that the assessments and resulting tax distribution are fairer. 

The recent real estate market has affected assessment accuracy/market predictability statewide and beyond. It 

should be understood that when markets are more volatile (up or down), assessment coefficients will statistically 

be higher. The incredible price appreciation experienced since COVID comes with volatility and an inherent level of 

difficulty for the market participants (buyers and sellers) to discover a tight range of “Fair Market Value (FMV)”. In 

such an environment, FMV understandably has a wider range, and it is expected that assessment coefficients will 

rise to some degree. Further, when markets move so rapidly (like the 1-2% per month appreciation we have seen 

in recent years), the dataset of sales within the sampling period will contain sales from various points in time when 

the market was different. Since the sampling period extends the entire timeframe, without accounting for market 

changes, the State’s Coefficient of Deviation (COD) measurements are expected to be higher. 

While CODs will be higher in both; reassessment and non-reassessment districts, the fact remains that the 

reassessment districts are better suited to deal with this higher level of volatility. Coefficients in stagnant 

assessment districts will continue to deteriorate each year the assessment maintenance is ignored. On the other 

hand, reassessment districts can adjust assessments accordingly to the changing market. Municipalities that 

regularly reassess stand the best chance of providing their constituents the fairest level of tax distribution possible, 

even in the most difficult of times. It should be no surprise that municipalities that take proactive steps in 

maintaining fair tax distribution consistently outperform those that ignore such an initiative. Tax Distribution 

fairness in non-reassessment municipalities will continue to deteriorate until assessments are reset to current 

market value. Proactive municipalities will continue to adapt annually, incorporating the various market changes 

into the subsequent year tax distribution. 

Below is a summary of the general COD for the past 11 years (see Table 1). The Monmouth County average COD 

prior to implementation of annual reassessments (years 1991-2013) was 12.22. The average Monmouth County 

COD since implementation of annual reassessments (years 2014-2025) is 9.95 or an 18.58% improvement in 

assessment uniformity.  
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Table #1: Coefficient of Deviation  
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Director’s Ratio  

While the “Director’s Ratio” is a complex calculation, this measurement is intended to express the typical 

relationship between assessments and sale prices in a given municipality. The sampling period used for the 

Director’s Ratio contains sales that took place between January and June. It is then blended with the Director’s 

Ratio from the prior year to stabilize shared tax levy impacts. With assessments being set during the pre-tax year 

(based on sales that took place during the prior two-year period), it is expected that ratios will be lower than 100% 

when markets are appreciating. The opposite would hold true for declining markets. Typically, real estate markets 

do not appreciate significant amounts year over year. However, the recent market changes have been exceptional, 

so the calculation is worth noting in this report to provide context to the declining ratio. Please see the formula 

below:  
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Table #2: Director’s Ratio  
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Tax Rate 

The “Tax Rate” is simply the percentage of the current assessment that the property pays in property taxes. When 

all assessments reflect 100% of current market value, the comparison of General Tax Rates, holding costs and 

service levels becomes more transparent and easily understood.  

The aggregate value of taxable property (or the total taxable value of the town) and the tax rate have an inverse 

relationship. In other words, If the Levy remains the same, higher property assessments will cause a lower tax rate. 

Absent an increase in the levy, when the appreciated values are captured by annual reassessments, the new tax 

rate will be lower than the prior year’s tax rate. The relationship is shown below.  

 

Provided below is the recent history of past tax rates and an ESTIMATED tax rate based on the new assessed values 

and various budgetary assumptions. It is important to reiterate that this is an ESTIMATED rate and the actual rate 

will not be known until the middle of the year when budgets are finalized. 
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Table #3: General Tax Rate  
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Table #4: Special District Tax Rate 
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Table #5: General Tax Rate Estimate - 2025 
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Levy (Amount to be raised by taxation) 

The property tax levy is the amount to be raised by taxation to support County, Municipal and School services.  

Table #6: Property Tax Levy - 2024 
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Table #7: Property Tax Levy Change 
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Net Valuation (Taxable Value of Town) 

The Net Valuation Taxable is the sum of all taxable assessments within the taxing district.  

Table #8: Net Valuation Change 
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Equalized Value – (State’s Estimate of 100% Market Value) 

Assessments that are at disparate levels of market value (different assessment ratios) are converted or 

“equalized” to 100% for the purpose of distributing shared levies. Once all municipalities are equalized to 

100%, levies are distributed based on that town’s proportionate share of the total value of the 

participating towns. If a town is worth 5% of the total value of the county, it shall be required to pay 5% 

of the county levy. Distribution between municipalities is based on each town’s total value, just as 

individual property distribution is based on a property’s proportionate share of the total value of the 

town.  
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Table #9: Equalized Valuation Change 
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Average Residential Assessment and Estimated Tax Bill Change 

While there will be many properties that are atypical, calculating the “average residential assessment” and 

estimating the “change in the Tax Bill for the average residential assessment” is a valuable tool in understanding 

the taxpayer impact of changing all of the assessments to current market value.  

Table #10: Average Residential Assessment and Estimated Tax Bill Change 
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Annual Reassessment Concerns for Discussion 

1. Impact of Assessor’s Declaration of Useable/Non-Useable Sale on Levy Distribution 

2. Freeze Act (N.J.S.A. 54:3-26, 54:51A-8) 

3. Notification of Assessment postcard (N.J.S.A. 54:4-38.1) 

 
 

Impact of Assessor’s Declaration of Useable/Non-Usable Sale on Levy 
Distribution 
 

The State’s equalization process is reliant upon the Assessor’s declaration of each property’s sales useability for 

determining the town’s average assessment ratio used in the equalization process. The Assessor is guided by the 

“categories of non-usable transactions” enumerated in N.J.A.C. 18:12-1.1. The incorrect exclusion of sales that 

represent “lower than average sales-ratios” or the incorrect inclusion of “higher than average sales-ratios” can 

greatly impact the municipality’s final Director’s Ratio. Higher Director’s Ratios result in smaller adjustments in 

Equalization. Reduced equalized value results in reduced levy apportionment. In sum, manipulation of the ratio 

can force millions of shared levy to be passed to your neighbors.  

 

 
Freeze Act (N.J.S.A. 54:3-26, 54:51A-8) 
 
Current statutory law (54:3-26 County Board and 54:51A-8 Tax Court) states in pertinent part:  
 

…. the judgment of the county board shall be conclusive and binding upon the municipal assessor 
… for the assessment year, and for the two assessment years succeeding the assessment year, …, 
except as to changes in value of the property occurring after the assessment date. The 
conclusive and binding effect of such judgment shall terminate with …. a complete revaluation 
or complete reassessment …. If …. the property in question has been the subject of an addition 
qualifying as an added assessment, a condominium or cooperative conversion, a subdivision or a 
zoning change, the conclusive and binding effect of such judgment shall terminate with said 
pretax year. 

 
In spite of detailed testimony and certification to the contrary from practitioners of annual 
reassessments, recent court rulings have concluded that the “annual reassessments” being performed in 
certain counties do not qualify for the existing exception to the Freeze Act. The Courts have concluded 
that the current logic that you should not freeze judgments when a town performs a “complete 
revaluation or complete reassessment” does not apply to “annual reassessments” because the current 
statute does not contain the term “annual”.  
 
We are respectfully requesting an amendment to N.J.S.A. 54:3-26, and 54:51A-8 and or N.J.A.C. 18:12A–
1.13 to clarify that the conclusive and binding effect of the Freeze Act not apply when the municipality 
revises all assessments to current market value by performing a districtwide reassessment of all parcels 
with the permission of the County Tax Board.  
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Chapter 75 Postcard 

Current law (N.J.S.A. 54:4-38.1) states in pertinent part:  

…. every assessor, …. shall notify by mail each taxpayer of the current assessment and preceding year's 

taxes .… notice …. shall contain information instructing taxpayers on how to appeal their assessment along 

with the deadline to file an appeal… 

Below is the “Chapter 75 Notification of Assessment Postcard” that is sent to roughly 3.5 million parcels in New 

Jersey. With roughly 80% of those parcels remaining unchanged since their last revaluation, the form provides 

little insight as to how it is being taxed.  

 

To provide greater transparency into how the assessment reflects market value, the following changes are 

requested: 

 

 

See that for the non-revaluation town on the right, without showing the assessment ratio, the static assessment 

implies that there has been no change when in fact the market value of all property has changed.  


