
The following is the definition of 
a Revaluation Program as 
described in the ñHandbook for 
New Jersey Assessorsò :

ñA Revaluation program seeks 
to spread the tax burden 
equitably within a taxing district 
by appraising property 
according to its true value and 
assessing it based upon such                         
value. This is accomplished by 
the mass appraisal of all real 
property in the taxing district by 
an outside professional 
appraisal or Revaluation firm .ò

The following power point presentation was created by Appraisal Systems, Inc.

to provide a basic outline of the Revaluation process.  All rights are reserved.
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There is an erroneous assumption by some that a Revaluation is 
a means by which a municipality increase  property taxes. 

Revaluations do not increase the total amount of revenue 
to be raised by taxation.  The municipality only collects 
the amount of tax dollars that the four units of local 
government (local school, regional school, county 
government and municipal government) determine is 

   necessary to operate.

  New Jerseyôs real property tax is ad 
   valorem or a tax ñaccording to the value.ò 

  The State Constitution at Article Vlll , 
   Section 1, Par. 1 requires that all real 
   property be assessed at the ñsame 
standard of value.ò  New Jersey Statutes at N.J.S.A. 54:4-23 
establish the standard of property value to be the ñfull and fair 
valueò or ñtrue valueò which is defined as ñthe price at which,  
in the assessorôs judgement, each parcel of real property          
would sell for at a fair and bona fide sale.ò
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*last reval  (1991) 

 *average ratio (31.87)

 * 2025 C.O.D. (14.33)

        Other:

 *changes in characteristics in areas            
or neighborhoods within the      
municipality and in individual       
properties

  *economics (inflation and recession )

  *fads (desirability of architecture,                                                                                   

size of home, etc...)

  *legislation (wetlands, pinelands,  zoning, etc...)

Why a Revaluation?

ÅOrdered by County Board of Taxation

ÅCriteria used to determine need:
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For Example  Purposes Only

ÅProperty A: 2026 Assessment = $180,000

                   2026 Tax Rate = $ 6. 129 /100

                   2026 Taxes = ($180,000 x . 061 29 ) = $ 11,0 32  Taxes
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IF AVERAGE INCREASE FOR THE TOTAL TOWN IS 3.0 TIMES : TAX RATE WILL DECREASE 
BY 3.0 TIMES DUE TO REVALUATION ASSUMING BUDGET REMAINS THE SAME

2027 Tax Rate $ 6.1 29  / 3.0 = $ 2.0 43  Tax Rate for 2027 (Example Only) 

ÅProperty A: 2027 Assessment = $540,000

                   2027 Tax Rate = $ 2.0 43 /100

                   2027 Taxes = ($540,000 x . 02 043 ) = $ 11,0 32  Taxes 

Other Examples:

ÅProperty A: 2027 Assessment = $600,000 x . 020 43  = $ 12, 258  Taxes

                   2027 Assessment = $480,000 x . 020 43 = $9,8 06  Taxes

            



For Example  Purposes Only

ÅProperty A: 2026 Assessment = $180,000

                   2026 Tax Rate = $ 6.1 29 /100

                   2026 Taxes = ($180,000 x . 061 29 ) = $ 11,0 32  Taxes
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IF AVERAGE INCREASE FOR THE TOTAL TOWN IS 4.0 TIMES : TAX RATE WILL DECREASE 
BY 4.0 TIMES DUE TO REVALUATION ASSUMING BUDGET REMAINS THE SAME

2027 Tax Rate $ 6.1 29  / 4.0 = $ 1.53 2 Tax Rate for 2027 (Example Only) 

ÅProperty A: 2027 Assessment = $720,000

                   2027 Tax Rate = $ 1.53 2/100

                   2027 Taxes = ($720,000 x . 0153 2) = $ 11,0 30  Taxes 

Other Examples:

ÅProperty A: 2027 Assessment = $80 0,000 x . 01 53 2 = $ 12,256  Taxes

                   2027 Assessment = $ 640 ,000 x . 0153 2 = $9,80 5 Taxes
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Letter of Introduction with brochure

ÅMailed to address of record for all 
residential and vacant land owners .1Inspect
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ÅFirst visit between 9:00am -5pm

ÅEach inspector is issued an ID        
authorized by the Police Dept.

ÅDo not allow anyone in your 
home without this identification.

ÅCall Police Department before  
allowing anyone in your home if 
you have any concerns.

First visit -  Introduction of Field Rep. to property owner

1Inspect
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First visit ï Site Inspection & Outside Influences

1Inspect ÅEconomic loss due to outside influences (environmental nuisances 
and hazards.)

ÅTopography (land contours and grades.)

ÅView (positive and negative     
influences; views of water,        
mountains or valleys can              
produce positive values, conversely a 
poor view can produce a value penalty.)
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First visit ï Site Inspection cont....

1Inspect
ÅEconomic loss due to 
outside influences 

ÅImmediately adjacent 
commercial or industrial 
properties, gas station, 
stores, schools, firehouses 
(can produce a value loss.)

ÅHigh traffic streets 
(proximity to noise, fumes, 
congestion and accidents  
are also negative factors  
that are considered.)
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First visit ï Measure exterior

1Inspect ÅThe exterior of the residence is examined in 
detail, starting with the foundation, framing, 
exterior cover and roof.

ÅThe inspector will measure the exterior 
dimensions of the main improvement and all 
other structures on the property.

ÅThe architectural style of the main improvement  
is identified.
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First visit ï Measure exterior cont....

1Inspect

ÅA footprint of the house is drawn to scale.

ÅThe house is broken into sections

THE REVALUATION OF CLIFTON



First visit ï Style of the house

1Inspect
ÅArchitectural style: the character of a buildingôs form and 
ornamentation

ÅThere are five basic designs:     
 -One story      
 -One and One -half story     
 -Two story      
 -Split Level      
 -Bi- level

ÅThe architectural style of the main improvement is identified and 
its effect on property value is considered.  Is the style in harmony 
with the neighborhood and market standards?
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First visit ï Exterior quality of the house

1Inspect
ÅQuality refers to the character of construction and the materials 
used, the manner of construction and the workmanship.

ÅThe condition refers to the overall wear and tear, the extent of 
physical deterioration and the level of maintenance.
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First visit ï Call Back

1Inspect ÅIf no one is home on the first visit, the 
inspector will leave a notice.

ÅThe notice will have an appointment for 
return visit.

ÅThe appointment will be in the evening 
(typically between 5pm -7pm.)

ÅSome Saturdays may also be available.

ÅThe property owner can reschedule by 
calling the phone number on the card.
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1Inspect

ÅThe interior of the residence is inspected next and takes approximately 5 -15 
minutes depending on the size of the house.

ÅAll levels of the home including the main floor, upper levels, attics (with fixed 
stairs) and basements will be inspected.

ÅThe inspector will also note the number of rooms, heat type, air conditioning, 
number/type of fireplaces, plumbing, and the percent of finish in attics and 
basements.

First visit ï Interior Inspection
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First visit ï Interior Inspection -  Kitchens

1Inspect
ÅThe quality and condition of the kitchen will be examined.
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First visit ï Interior Inspection -  Bathrooms

1Inspect
ÅThe quality and condition of the bathroom will be examined.
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First visit ï Interior Inspection ï Basements/Attics

1Inspect
ÅThe quality and condition of the basement and

attic areas will be examined.
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Second Visit ï Estimate

1Inspect
ÅIf the callback appointment has not been rescheduled by the 
homeowner, the inspector will return at the scheduled day and time 
range.

ÅIf no one is home at the time of the second visit, the inspector will 
estimate the interior.  The estimated information will be left with 
the property owner on a blue ñestimate card.ò

ÅIf the information is incorrect, the homeowner can call the number 
on the card to reschedule another interior inspection to correct any 
inaccuracies.

ÅInformation can  not be             
changed  over the phone.
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Condominium/Co -op/Townhouse Properties

ÅSame inspection process as residential properties.  (Process will be coordinated 
with property manager if necessary.)

ÅMaster deeds will be utilized to confirm size, layout, model and common elements.

ÅSame review process as other residential properties.
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Neighborhood Development

ÅThe neighborhood is the immediate environment of the subject property.                
A neighborhood is defined by certain characteristics that are homogenous  and 
differentiate it from other areas in the community.

ÅElements of homogeneity or similarity

2Analyze

-Similar style houses       
 -Houses of similar utility       
 -Similar age and size of houses      
 -Similar quality of houses       
 -Similar price range of houses      
 -Similar land uses (zoning)
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Neighborhood Development cont....

ÅNeighborhoods are delineated for purposes of analysis and eventual 
establishment of land values.

ÅNeighborhood boundaries are often established by:   

2Analyze

 

-Natural barriers (rivers, lakes, hills, 
etc...)

-Political barriers (city limits, zone 
boundaries, school districts, etc....)       

-Man made obstacles (streets and 
highways,   rail lines, major utility 
rights of way, ñgreen beltsò, etc.....)
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ÅReports are generated based upon information realized from the 
inspection of properties and the market sales analysis.

ÅAssists in applying all market value indicators into a uniform 
standard that produces equitable  values.  

Market Analysis & Review cont....

3Review
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4Inform ÅMailed to address of record 
for all property owners.

ÅDate of mailing depends on 
the project schedule.

ÅMailings usually occur at the 
end of the year or early into 
the next year.

ÅContains total assessment for 
property.

ÅContains instructions for 
setting up a meeting to review 
assessment.  

Notification of Value
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4Inform

www.asinj.com

Website
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