
TOWNSHIP OF VERNON

Annual Reassessment Program



Commonly Used Assessment Terms

Ad Valorem Taxation
Latin for “according to value”.  Tax that is based on a percentage of the value of property.  All counties in NJ are assessed at 100% of value.

Mass Appraisal
The method used to value a group of properties as of a certain date (October 1 of the pre-tax year).  This is accomplished by using 
common data, standardization and statistical testing.  Most commonly used for property assessment for taxation purposes.

Sales Ratio
The ratio between a property’s assessment and sale price.  Example:  A property sold for $350,000 and is assessed for $275,000 has a sales 
ratio of 78.57%.

Tax Levy
Total amount of money to be collected through property taxes to cover the municipal, school and county budgets.  

Tax Rate
Amount of tax paid per $100 of assessed value.  The tax rate is based on the total value of all property within a municipality to provide the 
necessary tax revue to cover the annual municipal, school and county budgets (Tax Levy).  

Inspection
A walk through of the property, both interior and exterior, for property record card maintenance.  



REVALUATION VS REASSESSMENT

• Revaluation (Reval): Ordered by the County Board of Taxation when a township’s 
assessment base meets certain criteria.  A revaluation is considered an emergency and must 
be completed by an outside firm approved by the NJ Division of Taxation. A revaluation 
requires 100% inspection and a full tax map review by the Division of Taxation.

• Reassessment: Can be applied for by the municipality or ordered by the County Board of 
Taxation.  A reassessment is performed by the tax assessor either fully in house or with the 
aid of an outside firm. A reassessment requires 100% inspection.

• Annual Reassessment: Can be applied for by the municipality or ordered by the County 
Board of Taxation.  This is a reassessment performed every year to keep assessments in line 
with market value.  A full revaluation or reassessment with 100% inspection must be 
completed prior to an annual reassessment being implemented.  An inspection cycle, for 
record maintenance, is a requirement during an annual reassessment program.



Myth:  Revaluation only required every 10 years by law

Reasons for a revaluation to be ordered by the County Board of Taxation:

• A director’s ratio of 85% or less 

• Coefficient of deviation greater than 15%

• Revenue lost due to appeals

• Neighborhood and zoning changes which affect value in part or all of a taxing district.

• Lack of adequate records

• A revaluation or reassessment that has not taken place for 10 years or more may be a factor in 
in ordering a revaluation. 

References: N.J.A.C. 18:12A-1.14



Will a reassessment 
raise my taxes?

• Overall a reassessment is revenue 
(tax) neutral

• Does not change the total amount 
of taxes to be collected

• Redistributes the tax burden 
based on current market value

How big is my slice?

2023 Total Tax Levy: $80,372,636.09 (size of pie)

2023 number of taxed properties:  13,543 (number of slices)

2023 Average Residential Assessment:  $262,600 (size of slice)
2023 Average Residential Taxes:  $6,809.22 or 0.008% of the pie (size of slice)



TAX LEVY 2019 -2023

County Library Health Open Space School Municipal Total % Chg

2019    $13,220,561.28        $910,751.84              $0 $55,577.80 $40,961,144             $17,750,655.59           $72,898,690.51           4.206%

2020    $13,339,612.82        $957,539.31             $13.19 $54,881.69 $42,993,996             $17,931,213.03           $75,277,256.04 3.263%

2021    $13,644,536.82        $972,643.55 $13.26 $55,306.18 $43,649,760              $18,975,394.75          $77,297,654.56 2.684%

2022   $14,551,664.85         $1,055,858.61 $56.42 $57,661.18 $44,481,118              $18,975,458.26          $79,121,817.32 2.360%  

2023   $14,868,425.09 $1,137,089.69            ($3.02) $57,990.80                     $45,333,916              $18,975,217.53          $80,372,636.09 1.581%



WHERE DO MY TAX DOLLARS GO?



HOW TO CALCULATE TAXES

DO:

(Assessment/100) x Tax Rate
Example: (390,000/100) x 2.819 = $10,994.10

Example: 390,000 x 0.02819 = $10,994.10

DON’T:
Do not multiply one Qtr x 4. 

Do not add 3rd & 4th Qtrs of current year with 1st & 
2nd Qtrs of following year



REVALUATION/REASSESSMENT HISTORY

• 1994 Revaluation (1993 ratio 51.02%)

• 2009 Revaluation (2008 ratio 46.65%)

• 2020 Revaluation (2019 ratio 105.68%)  *ordered by CTB in 2013

• 2021-2025 Reassessments (Ratio 100%)



WHY DO ANNUAL REASSESSMENT?

• Vernon has a very diverse real estate market.
• Lake communities/Lakefront homes

• Condos

• Hotel condos

• “Typical” subdivisions

• Resort commercial properties

• Large luxury homes

• Small seasonal homes



WHY DO ANNUAL REASSESSMENT?

• Tax Appeals 
• Maintaining assessments at actual market value instead of equalized market value 

takes the burden of filing a tax appeal off the property owner.
• Maintaining assessments at market value means the township will lose fewer appeals.
• Between 2008-2019 the township lost between $3-$13 million in ratables per year 

during County Tax Board appeals.  Those lost ratables creates a tax shift towards 
everyone who didn’t win an appeal breaking the uniformity of assessments and the 
equitable distribution of the tax burden. 

• From 2009-2019 the township refunded $2,277,264 (avg. $207,024 per year) in taxes 
due to county tax appeals. 

• From 2020-2022 the township has given back $61,406 (avg. $15,351.50 per year) in 
taxes due to county tax appeals.  



Revaluation/Annual Reassessment/Periodic Reassessment Cost Analysis



2008-2023 County Tax Appeal History



Tax Appeal Legal & Appraisal Costs 2012-2023



WHY DO ANNUAL REASSESSMENT?
Sustains an equitable and fair distribution of the tax burden over time



WHEN WILL I  BE INSPECTED?

• 100% of the town will be reassessed each year.  Property owners should expect 
their assessment to change each year, even if the property was not inspected the 
previous year.  

• In 2019 all properties were inspected for the 2020 revaluation.

• 2021-2025 Reassessment requires 20% of the town be inspected each year, 
inspections started in 2020.

• Approximately 2,800 properties will be inspected each year
• The 20% inspection cycle is a requirement of the Director of the Division of Taxation.
• The purpose of property inspections is to maintain accurate property record cards for each 

individual property.



INSPECTION & REASSESSMENT CYCLE

Inspections Reassessed



INSPECTIONS BY YEAR
Inspections are usually done by neighborhood each year.

2019:  All property was inspected for the 2020 Revaluation

2020: All commercial, tax exempt and vacant land. Residential sales that closed after 10/1/2019.

2021: BYL2, BYLK, BYR1, C105, HLK1, HLK2, HLK3, HLK4, HLK5, LKWA, R105, C1HL, R211, 
SSRG

2022: A103, A104, BCA-BCH, BKLN, BKN1, BNTD, C01., C301, CR06, CRTS, CV05, CWLK, 
GLW5, GLW6, GLW8, GW11, HDV1, HGDR, I001, KSTN, LKCW, LKGW, LKWW, MDBK, 
MLBU, MSPD, R103, R203, R206, R207, R208, R301, R302, SCH1, SCH2, SCH3, SCH4, SEAP, 
SEAS, STR3, STRM, SWPD, SX04, SX05, SX06, SX08, TWNC, UPPL, VN01, VN02, VN03, VVLK

2023:  GLW4, GLW3, GLW2, GLW1, R233, R234, HRRD, GLW7, PKLN, R102, R205, GLW9, 
LKPN, GW10, SX03, LKWK, R204, CV02, CV03, SX07, SX10, SX11, SX13, DAGD, SCLK, SX12, 
LKPO, C202, PVLK, SX01, SX02, C101, CR04, R226, SLR2, SX09, VVDR, WSLK

2024:  APPL, C201, CR03, CR05, CWR1, GGR4, GGTC, GVRR, GVSS, GVWL, I004, MF04, 
MNR1, MNR2, MVM1, NWDL, NWDM, NWDS, OSLL, OSUL, OSWB, OWLL, OWUL, PWDL, 
PWDU, R104, R107, R202, R401, R403, SDEL, SDLL, SDUL, SDWL, SDWU, SKYL, SKYR, SKYS, 
SWOD, SWWL, SWWR, MF01, MF02, T35A, T35B, T35C, TH06, TH07, TH22, TH23, TH24, 
TH27, TH36, WODL, WODR, WDOU



EXC EP TI O N S TO  T H E 5 -Y E AR  IN S P E C T I O N C YC L E

Common reasons you may be inspected more than once in a 5 year cycle:

1. Improvements made to the property after the last inspection

2. Property owner requests another inspection be made

3. Tax appeal filed

4. Owner has an informal meeting with Associated Appraisal Group and it 
is determined another inspection is needed



Inspection Process
• Inspection Notification Letters will be 

mailed every year only to properties that 
are scheduled to be inspected that year.

• The Associated Appraisal Group website 
& the Vernon Township website is 
updated regularly with the progress of 
inspections as well as the reassessment as a 
whole.

• All inspectors will have photo 
identification and be registered with the 
assessor’s office & the police.



INSPECTION PROCESS

First Attempt:
• First inspection visit is unannounced. 

• Inspector will verify the exterior information.

• Inspector will ask to inspect the interior if someone 18 
years or older is home. A virtual interior inspection can be 
arranged.

• If no one is home or the inspector is denied entry, a tag 
with a return appointment will be left on the door.

Second Attempt:
• A second attempt to inspect will be made on the date 

indicated on the tag left after the first visit.

• An interior inspection typically takes 5-15 minutes 
depending on the size of the home.

• If no one is home an estimate tag will be left with 
instructions on how to schedule an appointment if the 
information is incorrect.



HOW DO YOU DETERMINE MARKET 
VALUE?

• Vernon is divided into neighborhoods based on zoning & location; some 
condos have a neighborhood for each model type.

• A sales review is done for each neighborhood with a focus of 10/1/2022-
10/1/2023 for the 2024 reassessment.  Older sales and under contract 
MLS listings are also reviewed for trending purposes.

• A valuation model for mass appraisal is established based on the sales 
review.



MARKET PRICE VS MARKET VALUE

Market Price

This home sold on 4/12/2022 for 
$360,000 (market price)

Market Value

Market value is determined by reviewing 
all sales in a neighborhood.



A L L O C AT I O N  O F  A S S E S S M E N T :  L A N D  &  I M P R OV E M E N T

It is well established that the division of an assessment between land and improvements 
is an administrative action that does not create two separately contestable assessments. 

A taxpayer seeking to establish a taxable value must demonstrate the value of the entire 
property, not merely the value of either land or improvements. 

References:

In re Appeals of Kents, Inc. 34 N.J. 21 (1961)

William Kingsley, “The Kents Case – A Remedy for Assessment Inequality,” New Jersey Municipalities, February, 1961, pp. 4-8

Brown v. Borough of Glen Rock

Superior Court of New Jersey, Appellate Division



Tax Impact

2024 Reassessment Tax Impact

Calculated by taking the prior year’s tax rate 
and dividing by the current year’s change to 
the overall ratable base.

2024 Tax Impact Example:

2.593 (2023 tax rate)/1.097 (change to ratable 
base after reassessment) = 2.364 (impact to the 
tax rate)

**Does not take into account any change to the 
school, county or municipal budgets**



TAX IMPACT

Example 1

• 2023 Assmt: $272,000

• 2023 Taxes: $7,052.96

• 2024 Assmt: $302,600

• 2024 Tax Impact: $7,153.46

Example 2

• 2023 Assmt: $226,000

• 2023 Taxes: $5,860.18

• 2024 Assmt: $242,700

• 2024 Tax Impact: $5,737.43



REASSESSMENT Q & A


