WHAT’S WAHLER HIDING?

• The Difference between TAX RATES and the TAXES YOU PAY
• The Real Record of Tax Increases

Full Presentation Available At:

https://www.pwayprogressives.com/2020-candidates

What We’ve Learned in Part 1
• The Town’s claim to be holding municipal
taxes down isn’t the case.
• Tax rates have been cut slightly the last two
years BUT assessed values have been rising.
➔Property Tax = Tax Rate × Assessed Value

What We’ve Learned…
• The Town is using continuous revaluations and
inadequate computer models to raise
assessments and raise tax revenues.
• Homeowners, especially new homeowners,
need to check their assessments carefully.
• We need an open and honest discussion of
municipal tax policy.
• We need a fair and accurate assessment
system.

WHAT’S WAHLER HIDING?
Today’s Program
Saturday, May 9, 2020

• Filing a Do-It-Yourself Tax Appeal
• Yearly Revaluations – A Flawed Process
• Getting Overcharged on Your Taxes

Full Presentation Available At:
https://www.pwayprogressives.com/2020-candidates

Find Out More
To learn more about the Dems on YOUR Side
campaign and candidates, view our previous
presentations, read our platform, or support or
donate to the campaign, please go to:

https://www.pway2020.com
or
https://www.pwayprogressives.com
/2020-candidates

But first…

Neighborhood Aid Network

Please sign up to offer or request assistance at:

https://tinyurl.com/Pway
Neighbors

Thoughtful

Thursdays

Food Donation Drop Off Locations
Ward 1: 411 New Market Rd
Ward 2: 10 Seward Ave
Ward 3: 233 Ellis Parkway or
102 Stratton St South
Ward 4: 24 Ross Hall Blvd. North

Disclaimer
Please Note: We are not attorneys nor are we
tax professionals. The material in this
presentation is for informational purposes only
and we do not represent that it is appropriate
for your specific financial and tax circumstances.
For information specific to your circumstances,
please consult with your tax professional,
attorney, or financial advisor.

Filing a Tax Appeal - Overview
Steps in the Process:
1. Gather your assessment information.
2. Estimate your property’s fair value. Find comparable
sales to prove your case.
3. Prepare the necessary information to file an appeal.
4. Know what you need to prove in your appeal.

5. File the appeal with the proper forms and required
copies.
Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

1-1. Your Assessment Information
• Information on property tax assessments is publicly available and searchable by
owner name or block and lot
• You can find information on your property at this link:

https://tinyurl.com/PwayPropTax
Full link: http://tax1.co.monmouth.nj.us/cgibin/prc6.cgi?&ms_user=monm&passwd=data&srch_type=1&adv=2&out_type=2&district=12
17

Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

1-2. Your Assessment Information
• Entering your name or property block and lot brings up search results matching the
information you have entered. Click “more info” by your property for more detail.

Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

2-1. Your Property’s Fair Value
• The fair value of your property is what the property could reasonably be
expected to sell for in an arm’s-length transaction between willing
buyers and sellers.
• Comparable sales: Recent sales of similar properties in your
neighborhood are accepted as evidence of your property’s fair value.
• When researching comparable sales, you need to make sure that there
we no special circumstances affecting the sale (foreclosures,
bankruptcies, transactions between related parties, etc.). Those
circumstances would be reflected in a “Non-Usable” Code being entered
on the sales record.
• Transactions with a “Non-Usable” code cannot be used as evidence in a
tax appeal.
Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

2-2. Your Property’s Fair Value
A Quick “Guesstimate”
• You can go to Zillow.com and enter your property’s address to get a
quick estimate of your property’s value.

• If the estimated market value on Zillow is within a few percent of your
assessed value, you probably will not have a successful tax appeal.
• Note: The Zillow estimate is not necessarily accurate. It is computergenerated and does not take into account many factors that could
influence your property’s value, and it is not evidence in a tax appeal.
It should only be used to give you a quick estimate of value – true
value is demonstrated by recent comparable sales
Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

2-3. Your Property’s Fair Value
A Quick “Guesstimate”

Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

Find Out More
To learn more about the campaign and candidates,
view our previous presentations, read our platform,
or support or donate to the campaign, please go to:

https://www.pway2020.com
or
https://www.pwayprogressives.com
/2020-candidates

3-1. Preparing to File
If you believe that your property’s assessed value is significantly higher than
its fair market value, then you may want to file an appeal. First, familiarize
yourself with the process:
Information on filing tax appeals can be found at the State and County websites
here:
NJ State Tax Appeal Information:

https://www.state.nj.us/treasury/taxation/pdf/lpt/ptappeal.pdf
Middlesex County Tax Appeal Information Guidelines:

http://www.middlesexcountynj.gov/Government/Departments/Fi
nance/Documents/Tax%20Appeal%20Guidelines.pdf
Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

3-2. Preparing to File
NJ State Tax Appeal Information:

https://tinyurl.com/NJ2020TA

Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

3-3. Preparing to File
Middlesex County Tax Appeal Information Guidelines:
https://tinyurl.com/MD2020TA

Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

4-1. What You Need to Prove
Understanding Chapter 123 (“The Corridor”)
• In 1973, New Jersey adopted a formula known as Chapter 123
that allows a property’s true value, based on its tax assessment,
to fall anywhere within a corridor of +/- 15% from the Director’s
Ratio.

• To have a successful appeal, you need to demonstrate that the
true value of your property falls outside of this allowable
corridor.

Ok, so what is the “Director’s Ratio”?
Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

4-2. What You Need to Prove
Understanding the Director’s Ratio

• Most townships do not do revaluations every year, because
doing them right is a time-consuming and expensive
process.
• Instead, towns do revaluations about once a decade.
• The goal of a revaluation is to have each property assessed
at 100% of its fair market value in the revaluation year.

• After a reval year, the State Dept. of Taxation calculates
something called a Director’s Ratio in each subsequent year.
Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

4-3. What You Need to Prove
the Director’s Ratio continued…
• The Director’s Ratio is based on all the sales that took place in a
town in the previous year.

• It calculates the relationship between the average assessed
value and the average true market value across the town.
• The Director’s Ratio is then used to calculate the implied current
market value of a property from its current assessment.
• Also known as the “Common Level Ratio” the current ratio for
your town can be found here:

https://www.state.nj.us/treasury/taxation/lpt/chapter123.shtml
Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

4-4. What You Need to Prove
Understanding the Director’s Ratio: An Example
Current Piscataway Common Ratio = 0.9349
Example Property Assessment = $300,000
Current Market Value = Assessment/Common Ratio
Example Property Market Value = $300,000/0.9349 = $320,890

Your Assessment divided by the Common Ratio

estimates the fair market value of your property.
Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

4-5. What You Need to Prove
The Director’s Ratio and Chapter 123

• Chapter 123 established a 15% corridor around the
current Director’s Ratio.
• For Piscataway this corridor is 0.7947 – 1.0751.
• The corridor is used to compare the ratio of your
property’s assessment to its true value with the townwide average.
• To win a tax appeal, you need to demonstrate that
your property’s ratio exceeds the Chapter 123 corridor.
Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

4-6. What You Need to Prove
The Director’s Ratio and Chapter 123: An Example

• Current Piscataway Common Ratio = 0.9349
• Chapter 123 Corridor = 0.7947 – 1.0751

• Current Assessment = $300,000
• True Value = $250,000

• Your Property’s Ratio = 300,000/250,000 = 1.20

Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

4-7. What You Need to Prove
The example continued…The Director’s Ratio and Chapter 123
Current Piscataway Common Ratio = 0.9349
Chapter 123 Corridor = 0.7947 – 1.0751
Current Assessment = $300,000
True Value = $250,000
Your Property’s Ratio = 300,000/250,000 = 1.20

Because 1.20 is outside of the Chapter 123 Corridor (i.e., it is higher
than the 1.0751 upper boundary), the example property could win the
tax appeal.
After a successful appeal, the assessment is lowered to the courtdetermined true value multiplied by the Common Ratio.
In this case that number would be: $250,000 X 0.9349 = $233,725.
Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

5-1. Finding Comparable Sales
• A good way to demonstrate the current fair market value of
your property is by using Comparable Sales data
• Comparable Sales are properties that are similar to yours
that have recently sold in your neighborhood
• Recently sold means sold during the last tax year (for 2020
tax appeals, comparable sales must have a sale date
between October 1, 2018 and September 30, 2019)

• You can use a minimum of 3 and a maximum of 5
comparable sales in your tax appeal
Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

5-2. Finding Comparable Sales
Things to look for in comparable sales:
• Similar size (sq. ft.) house to yours

• Similar lot size
• Similar style of house (e.g., don’t compare colonial to
ranch)
• Similar date of construction
• Similar condition
NOTE: Comparable Sales must be sales that are considered USABLE SALES
Check the SR-1A form to make sure there are no “non-usable” codes
Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

5-3. Finding Comparable Sales
What is a “usable sale”?
• A Sale is considered “non-usable” if there are special
circumstances that influenced the sale price (e.g.,
foreclosure, bankruptcy, and transactions between related
parties

• Non-usable sales are noted in the sale record of the
property (form SR-1A)
• You cannot use a “non-usable” sale as a comparable sale in
your tax appeal
Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

Finding Comparable Sales
Zillow has fairly reliable recent sales data: Google “Zillow recent sales Piscataway”

Click “More” to filter your search by square footage, how recent the sale
is, year built, lot size, etc.
Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

Finding Comparable Sales
• After finding a potential comparable sale, check to make sure it does not have a
non-usable code
• Look up the property by block and lot number at https://tinyurl.com/PwayPropTax
(Note: We did not find an easy way to look up the block and lot number using only
an address in Middlesex County, but Googling the address and adding “block and
lot” to the Google search will usually get you the block and lot information you
need)

Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

5-4. Finding Comparable Sales
Click on “More Info” to bring up the property card. It will show the deed date and sale
price. In the lower left, make sure the “NONUSABLE CODE” field is blank.

Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

6-1. Filing a Tax Appeal
Once you have determined you are over-assessed based on your fair
value, and have found comparable sales to demonstrate your case, you
are ready to fill out the appeal form and file the tax appeal.
To download and fill out the appeal form, go to:

https://tinyurl.com/MDAppeal

Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

6-2. Filing a Tax Appeal
Next steps:

• Make sure your property tax payments are up to date
• Fill out all of the information on the tax appeal form
• Print out and sign four copies, along with any supporting information (cover
letter, photos and information on comparable sales, etc.)
• Mail or deliver a copy to the Middlesex County Board of Taxation, with the
filing fee enclosed
• County must RECEIVE the appeal by the filing deadline (currently June 8,
2020)
• Mail or deliver copies to the Piscataway Clerk and Piscataway Tax Assessor
• Retain a copy for your records
Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

6-3. Filing a Tax Appeal
Some things to remember:
• Make sure to read all of the information at

•

•

•
•

https://tinyurl.com/NJ2020TA and https://tinyurl.com/MD2020TA
You must prove that the ratio of your assessed value to your fair
market value is outside of the Chapter 123 corridor
Comparable sales data is a good way to demonstrate your fair market
value, but sales must be USABLE and they must have taken place in
the last tax year (between October 1, 2018 and September 30, 2019)
Your tax payments must be up to date for an appeal to be valid
Your appeal must be received by the County by June 8, 2020, and you
must deliver copies to the local Clerk and Tax Assessor

Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

Find Out More
To learn more about the campaign and candidates,
view our previous presentations, read our platform,
or support or donate to the campaign, please go to:

https://www.pway2020.com
or
https://www.pwayprogressives.com
/2020-candidates

7-1. Yearly Revaluations – A Flawed Process
• The vast majority of towns do not do yearly revaluations, because
getting them right is an expensive and time-consuming process

• Yearly revaluations are not necessary unless you are trying to hide
tax increases by keeping the tax rate the same while actual taxes are
going up
• Most towns reflect tax increase in their tax rates, and don’t try to
hide them by raising assessments instead
• Raising assessments but keeping tax rates the same results in tax
break for developers whose properties have PILOT payments
• Who pays for those tax breaks? YOU!

7-2. Yearly Revaluations – A Flawed Process
• Piscataway is doing in-person inspections once every five years
• Every other year, your home is revalued, and your assessment
potentially raised, BY A COMPUTER
• Wahler and the Council have hired a company called “Professional
Property Appraisers, Inc.” who use computer estimates to revalue
your property automatically
• This is a flawed process – an accurate revaluation is done by a human
who inspects the actual property. Computer estimates of property
valuation are subject to serious errors.

7-3. Yearly Revaluations – A Flawed Process
Problems With Computer-Driven Revaluations
• The computer model takes publicly available data on property descriptions and
sales, and runs it through an algorithm that tries to use that data to estimate a
property’s value. There are several potential problems with this:
• The data input into the computer could be inaccurate
• There could be errors in the algorithm – small errors in the program could lead to
big errors in your assessment
• The computer doesn’t know if your home has been updated, is in need of major
repairs, is unlike other homes that have sold in your neighborhood, or many other
things that can affect your home’s value
• Yearly revaluations are relying on small sample sizes for their sales data in a
neighborhood – small sample sizes reduce accuracy of estimates

7-4. Yearly Revaluations – A Flawed Process
An Example of a Blatant Error

• The assessment on this home went up 34.5% in a single year, with
absolutely no improvements or other changes made to the structure
• There was a complete lack of human oversight – the new assessment
was mailed to the owner and would have resulted in a 34% tax
increase if a tax appeal wasn’t filed
• Do you trust the computer to get your assessment right?

7-5. Yearly Revaluations – A Flawed Process
• Piscataway’s Revaluation this year had at least 142 blatant errors like
that, which they blamed on a “computer glitch”

• EXACTLY – Computers glitch – that’s why we don’t want them
revaluing our homes every year, especially when there is no good
reason for them to do so!
• Worse, Wahler and the Council did not even acknowledge the errors,
or offer to do anything about them, until they were forced to when
we wrote the NJ State Treasury Department calling for an
investigation into Piscataway’s revaluation errors
• Instead, there were just going to see if anyone noticed, and make
them file a tax appeal (which, as we have seen, is a big burden on the
homeowner)
Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

7-6. Yearly Revaluations – A Flawed Process
MORE QUESTIONS REMAIN
• How many more homes were over-assessed by the computer, in lessblatant, but still expensive ways?
• Given what we now know about tax appeals, and the Chapter 123
corridor, would it be possible to program a computer to
systematically over-assess homes by just enough that their valuation
still fell within the corridor where they would be over-assessed, but
you couldn’t win a tax appeal? Think about it.

• Do you trust a computer program to revalue your home every year
and have your taxes go up based on how much the computer says
your home value has gone up?
Disclaimer: We are not attorneys nor are we tax professionals. The material in this presentation is for informational purposes only and we do not represent
that it is appropriate for your specific financial and tax circumstances. For information specific to your circumstances, please consult with your tax
professional, attorney, or financial advisor.

Check your property assessments!
• If the Township has over-assessed your property,
you may be paying higher taxes than you should.
• If you feel that your property is assessed for more
than it is worth, the deadline to file a tax appeal
has been extended until at least June 8th!

Today’s program will be posted at:
https://www.pwayprogressives.com/2020candidates
Where you can find our past programs on:
•
•
•
•

PILOT Tax Giveaways
Environmental Issues & Community Energy Aggregation
Open Government for All
The Tax Reval Scam Part 1

For more information, you can read our Platform at:
https://tinyurl.com/PwayPlatform

What do YOU think?
We’re not Career Politicians on the Inside.

We’re the Dems On YOUR Side.
We invite you to take an online community survey to tell us
about your concerns and priorities for Township action:

https://tinyurl.com/PWAYSurvey

We invite Piscataway
voters to Get Involved:
• Unplug the Smith-Wahler political machine.
• Start the term limit process now:

➢ Elect new town leaders!

To Get Involved with the Dems on Your Side Campaign go to:

https://tinyurl.com/SupportPWAY2020
To Donate to the Dems on Your Side Campaign go to:

https://tinyurl.com/PWAY2020Donate

The Dems on YOUR Side!

Bill Irwin
Candidate for Mayor

Kamuela Tillman
Candidate for Council

Ralph Johnson
Candidate for Council

Laura Leibowitz
Candidate for Council

Thank you for viewing our presentation! Please remember to VOTE IN THE
DEMOCRATIC PRIMARY ON JULY 7TH. We will be located in Column A on the ballot.
We want to hear from you! Please send you questions and comments to:

PWAYProgressives@gmail.com

But first…

