[bookmark: _heading=h.8xnc4ypum3bd][image: A blue circle with white text and a letter

AI-generated content may be incorrect.]Borough of Neptune City




106 West Sylvania Avenue
Neptune City, New Jersey 07753
732-776-7224


ANNUAL REASSESSMENT FAQ

Background: Assessment Demonstration Program 
In 2013 Governor Christie signed into law the Assessment Demonstration Program (P.L. 2013,c15). Since 2014 Monmouth County has required the Borough to perform annual reassessments of all properties to 100% of market value. 

The Process
In November of each year, the Assessor reviews each property in Neptune City.  Based on current and prior year sales data, the assessments are adjusted up or down. In addition, each year a portion of the town is required to be inspected.  Around 350 properties are inspected with the entire Brough getting an inspection once during a 5 year period.  

Advantages
There are advantages to this assessment program: 
1) 	It serves to annually provide more accurate and uniform property assessments for fairer distribution of the annual property tax levy; 
2) 	Eliminates the need for very costly revaluations which can occur after years of various changes in the real estate market. Having a revaluation after years of an appreciating real estate market would result in a sudden substantial increase in your assessment and potentially your property taxes, instead of yearly gradual increases. 
3)	Since taxes are intended to be split up amongst the property owners based on the market value of the properties, it is critical that the assessment process be uniform, accurate, fair and transparent. 

Explanation of Terms

Tax Assessment
An evaluation of your property to determine the property’s assessed value.

Property Taxes
What you pay based on the assessed value of your property.  Individual property taxes are calculated by multiplying the general tax rate (see below) by the assessed value of your property.

Tax Rate
The Borough’s general tax rate is calculated by dividing the total dollar amount needed to meet expenses by the total assessed value of all taxable property. 

County, municipal and school budget costs determine the amount of property tax to be paid.
New Jersey’s property tax system is revenue-neutral, meaning that a reassessment does not generate additional tax revenue for the Borough.  Property taxes are a result of the municipal budget process. Each year the Borough, County, and School certify their budgets (how much it will cost for the provision of services).  Typically, in July these budgets are divided into the total assessed value of Neptune City which will create the tax rate for the year.  

While your total taxes (yearly tax rate times assessment) are paid to the Borough, the Borough also collects and remits the County and School taxes based on each of their certified budgets.  The Borough only has control over the municipal tax levy.  As the value of Neptune City has gone up each year since 2015, in turn the tax rate has decreased each year.

What triggers an increase in property taxes in New Jersey?
Keep in mind that while renovations and improvements to a home can increase a property’s assessed value, home values rise and fall based on supply and demand and economic conditions as well as the desirability and value of an area. 

Appeals
Each November you will receive a notice of assessment post card.  This will show your new assessment for next year.  If you feel this assessment is not what your property would sell for, then you can file an assessment appeal by January 15th (you cannot appeal your tax dollars). The appeal directions are on the back of the post card and it is filed with the Monmouth County Tax Board.

To be successful with an appeal you have to show comparable sales evidence that your assessment exceeds the market value of your property (you cannot use other assessments as evidence).  It is recommended that you review the comparable sales data in advance of filing the appeal to ensure you have a case.  

If you have any specific assessment questions you can contact the Borough Tax Assessor, William FitzPatrick at 908-675-5987 or wfitzpatrick@neptunecitynj.com
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