
Page 1

 This FREE Consumer Guide Courtesy Of Linden Moe And The Top Ten Team Certified Real Estate 

Experts At Americas Elite Real EstateFor More Help Lowering Your Property Taxes please call us 201-

839-4927 Or Visit us at www.BestBuysInNJ.com

The materials in this guide are provided “as is” and without warranties of any kind, either express or implied. Tax Appeal Guide. disclaims all warran- 
ties, express or implied, including, but not limited to, implied warranties of merchantability and fitness for a particular purpose. Tax Appeal Guide.com 
does not warrant that the information contained in this guide will be error free. Tax Appeal Guide does not warrant or make any representations 
regarding the use or the results of the use of the materials in this guide in terms of their correctness, accuracy, reliability or otherwise.

Under no circumstances, including, but not limited to, negligence, shall Tax Appeal Guide be liable for any special or consequential damages that 
result from the use of, or the inability to use, the materials in this guide.

Facts and information in this guide are believed to be accurate at the time they were created. Changes may be made at any time without prior notice. 
All data provided in this guide are to be used for informational purposes only. The information contained in this guide is not intended to provide specific 
legal, financial or tax advice, or any other advice, whatsoever, for any individual or company, and should not be relied upon in that regard.  information .



You may be paying more in property 
taxes than the law requires.

Experts estimate that 60% of taxable property in the
United States is over assessed.

Middle and lower class taxpayers, who are least likely 
to challenge  their assessment are most often over 
assessed

Typically fewer than 1 in 50 taxpayers challenge their 
assessments.

Every taxpayer has access to a quick, inexpensive, 
and relatively simple appeals process.

By appealing your assessment, you may be able to cut 
your property taxes by hundreds or even thousands of 
dollars. Tax savings may repeat year after year.



Understanding Your Property Tax Bill

Taxes:
A sum of money demanded by a government for its support or for specific facilities or
services, levied upon incomes, property, sales, etc.

Real Estate Property Taxes:
An annual tax on real property or personal property that is paid by the owner of the 
property, based upon an appraisal of the monetary value of the property as calculated 
by the local taxing authority. The value of one’s property, looking at the median level
of the three years of sales prior to the assessment date, determines each property 
owner’s share of the total tax.

The real estate property tax provides a stable revenue stream needed by local taxing 
authorities for the purpose of supporting local services. The property tax, if not ideal, 
has many significant advantages over sales taxes, income taxes, and other forms
of taxation. To begin with, it is money collected locally and that stays local. We can 
actually see what we are paying for and we can decide whether we are getting our 
money’s worth.

Compared to every other tax we pay, the property tax is by far the most transparent, 
and the assessment process is the most transparent part of the tax system. Property 
owners receive notification that tells them the new assessment, the change from the 
previous assessment and where to get additional information. No other tax we pay 
offers the taxpayer as much openness in the process.



How the Property Tax Assessment
System Works

Although every state’s property tax is unique, we can make some generalizations:

Appraisal:
The set of methods the assessor uses to estimate what a property sale’s price, called market value, 
would be if it were sold on the open market. Major problems are often caused by the inadequate job 
done by many assessors’ offices in determining the theoretical market value.

An appraiser usually determines market value for owner-occupied homes by using the comparable 
sales price method.

Comparable Sales Price Method:
The appraiser compares the value of your property with the sales price of recently sold property similar 
to yours, that is, with comparable property. Properties are valued as of January 1st of each year. 
However, the county and the state monitor assessor values so that
values throughout the county and state are 
equitably assessed. The formulas that are used to 
measure accuracy and equity always include 
consideration
of actual sales over a three-year period as 
required by law. Therefore, when properties are 
valued for a specified year, assessors are 
obligated to look back at the sales that took place 
not only during the prior year, but also the two 
years prior to that. Allowances are made for 
certain difference between the properties, such as 
age, area, absence of luxuries (e.g. fireplace), or 
presence of property damage
(e.g. dry rot).

Once the assessor has decided the market value 
of a parcel of real estate, that number is then 
multiplied by a fraction to obtain the property tax
assessment. This fraction is known as the assessment ratio and may be 100% of the appraised fair 
market value or a percentage of the fair market value.

The assessor lists all assessed valuations for property in his district on a document called the tax
roll, which is usually open for public inspection. Local legislators use the tax roll to determine the total 
assessed value of property in their district. The local government then determines the tax rate, usually 
expressed in terms of so many dollars per $100 or $1,000 of assessed valuation. For example, 
suppose a piece of property has been appraised at a fair market value of $100,000. If the assessment 
ratio is 25 percent, he assessment will be $25,000. The application of a locally-determined tax rate of
$10 on every $100 of assessed valuation would yield a property tax bill of $2,500.

In many tax jurisdictions, appraisals are performed once a year. Certain jurisdictions, however, operate
on an “appraisal cycle.” This means that after a property is assessed, a certain number of years will 
pass before another reassessment is performed. , for example, appraises property every three years. In 
states where the appraisal is not done every year, however, tax rolls are usually posted annually.



Real Estate Tax Calculation
The Basics

Using various methods, a tax appraiser estimates the property’s fair market value, or what the 
property would be sold for on the open market:

Cost for replacing the house – depreciation + land value = fair market value

Once the market value is determined, it is multiplied by a fraction known as the assessment ratio. 
Many states assess property at 100% of market value.  However, there are many other states or 
jurisdictions that assess property at less than market value:

Fair market value x assessment ratio = property tax assessment

The local government then determines the tax rate, usually in terms of so many dollars per $100 or
$1,000 of the property tax assessment value and multiplies that rate by the property tax assessment 
to calculate your property tax bill. In most tax jurisdictions, appraisals are performed once a year. 
Others operate on an “appraisal cycle” which means a certain number of years will pass before 
another reassessment is performed:

Property tax assessment x tax rate = property tax owed

Notes:

You can appeal your assessment in any year, as long as you do so within a 
certain amount of time after you get your tax bill, typically within 30 to 90 days.
So if you are considering making an appeal, you will need to find out exactly how
much time you have to prepare your case.

To appeal your assessment you will need to do some research and possibly hire 
an appraiser. The appeal process is set up for individuals. It is not a court of law.

Homeowners shouldn’t worry that if you file an appeal, field personnel from the 
township or county assessor’s office will visit your home and note the kitchen 
was remodeled without permits. Officials are not allowed to come into a house 
but may measure the outside square footage.

The best way to kill an appeal is with the emotional argument that the proposed 
valuation will raise property taxes so much that the homeowner can’t afford to 
remain in the house. It is totally ineffective and has zero effect.

Homeowners shouldn’t be shy about filing appeals each time they get a 
proposed change. The first experience will take the most time, but it will get 
easier each year.

Be sure to pay your taxes on time. Initiating an appeal does not release you from 
your responsibility to pay your taxes. If you are entitled to a return of your taxes 
when your appeal is resolved, the Auditor may automatically process a refund.



Should you Appeal your Property 
Taxes?

Up to 60% of taxable property in the U.S. is assessed at a value that’s higher than 
it should be, according to the National Taxpayer’s Union, an advocacy group from 
Washington, D.C. with a goal to lower taxes. And that means the property is taxed 
at a higher rate as well.

The American Homeowner’s Association references a Consumer’s Report article 
that up to 40% of property appraisals have clerical errors in them.

You may have a legitimate complaint to appeal your 
assessment if you can support any of the following 
claims:

1. The assessor’s market value is higher than actual market value. 
(This claim can be supported if you have recently purchased 
your property on the open market or if you supply a professional 
appraisal.)

2. The assessed value is at a higher percentage of market value for 
your property than the prevailing township or county median level 
as shown in an assessment to sales ratio study.

3. The primary assessment of the property is based on inaccurate 
information, such as an incorrect measurement of a lot or 
building.

4. The assessment is higher than those of similar neighboring 
properties.

So what can do if your property value has been overestimated, resulting in higher property taxes? 
You can appeal! Less than half of homeowners even attempt to appeal. Many homeowners don’t 
fight back because they either don’t understand the process, or feel that the amount of research and 
paperwork won’t be worth the time.

The process isn’t really all that complicated once you break it down into steps...



Step 1 – Gather Information
If you’re friendly with your neighbors, start by asking about their tax assessments. If your neighbor(s) 
have similar houses and their assessments are lower than yours, that may be an indication to explore 
further.

Your best bet is to look to your town or county’s assessment office.
Go to your city or county’s website to 
determine the property tax appraisal district 
information for your state and county. Most 
property tax laws differ from state to state 
and each county may have a different 
governing body or review board that 
handles the property valuations. Gather all 
the information you can online about your 
property assessment and the property tax 
process in your area.

Call to make an appointment to visit the assessment office. There you can obtain the 
necessary records, including the assessor’s work papers, especially his or her property 
record cards. Property record cards are filed by the assessor to justify your property’s 
assessment. Typically, property record cards contain your property lot number, 
dimensions, and a list of significant features important in determining the value of your 
property. Once in possession of the assessor’s working records, you should check
them for accuracy.

Obtain copies of the following records:
Assessment roll

Appraisal and building records pertaining to your property

The assessor’s working papers.

The assessor’s working papers maybe be slightly difficult to interpret so a professional property 
appraiser may serve to make them more understandable. There have been times that the assessor 
claims that his work papers are not “records” and therefore are not open to taxpayer inspection. In 
reality, there is no doubt that these papers are legal evidence that would be at your disposal at a 
hearing and as such you have every right to see them.

It is important to keep in mind that although the records of the assessor may be used as part of the 
evidence, you must establish the fair assessment of your property by INDEPENDENT EVIDENCE. It 
is not enough to show the assessor used an incorrect method of valuation or made other mistakes. 
The main point you must prove is that the assessor’s ultimate conclusion is wrong and your proposed 
assessment is right. Depending upon the regulations in your state, you may have to prove that
your property was assessed at a higher level than the legal standard, than the level of nearby 
comparables, or than the average level of all affected property in the jurisdiction- or a combination of 
all three. Check your state’s laws and ask officials to see what is required in your state.



Step 2 - Reviewing the Assessor’s
Working Records

Tips on What to Check For: 
Accurate dimesions of both the house and land 

Descriptions (the most common errors are found here)

Correct classification (example: a condo listed as a single-family home)

Incorrect age

Square footage that is off

Too many rooms

Math calculations

Were value reducers considered?
If you live near a major road, landfill, business, or industry, your home may be less desirable than the 
same home in a purely residential neighborhood. You may live in a mixed zoning area which includes 
commercial, industrial, and residential property. You may have a well, septic system or dirt road.

Were defects considered?
Deficiencies that would tend to reduce a house’s value. A defect can be anything you don’t plan to fix
soon.

Interior defects. Remember, the assessor might have inspected your property from the outside and 
therefore may not have seen a wet basement, broken air conditioning, pest problems, cracks in the 
walls due to settling, poor masonry work, or a leaky roof. Written repair estimates and photographs of 
structural damage are very good evidence of defects which could affect property value.

Personal Property
One of the most common mistakes home buyers can make is that they fail to inform the assessor of 
personal property and other valuable items which were included in the sale. Personal property items 
often included in a home’s sale price such as furniture, curtains, washer, dryer, etc. are expempt from 
assessment. If you do not inform your assessor in writing about these items, your assessment may 
erroneously include this value.

Exemptions
Exemptions that you may be elibible for such as the Homeowners Exemption, Senior Citizen 
Exemption, and Senior Assessment Freeze Exemptions. These examples can save you hundreds of 
dollars in taxes.



Step 3 – The Test of Fairness
Often THE most important test of the fairness of an assessment is by comparing your neighbors’ 
property tax records with your own to get a clear explanation for how the value of your house was 
calculated. Is your assessment reasonably consistent to other similar properties in your local area? 
Unfortunately study after study has shown that similar properties are generally not treated uniformly. 
Not even close. You may be paying half as much as you should – but then again, you may be paying 
twice as much as you should. What this means is that you had better be on your guard.

Suppose your property is assessed at 60 percent of its market value. Are you going to accept this as 
fair simply because it is less than market value? If similar properties are typically assessed at 30 
percent of market value, the assessment on your property would be much less than market value but 
twice as high as it should be.

In checking the fairness of your assessment, you may want to use what is 
often the most convincing test of all:
Compare your assessment with assessments on the most comparable properties in your area. 
The approach is this simple:

1.  Make a list of the properties in your area most closely comparable to yours. Some of the 
best comparables may be right in the same neighborhood.

2.  At the assessor’s office, ask to see the assessment cards and pencil out a side-by-side 
listing of important figures for your property and the comparable properties.

3.  Compare these figures to see if your assessment appears reasonably in line with the others.

Step 4 - Check the Assessor’s
Calculations for Accuracy

Find the assessor’s market value determination for your home. This figure is 
not readily apparent because the appraisal market valuation process is only 
one step in arriving at the property tax assessment. First the assessor decides 
what your property is worth on the open market. Next, despite the fact that 
many state laws require assessment at 100% of market value, the assessor 
probably reduces this figure as a percentage. This percentage (also known as 
the “assessment ratio”) varies among tax jurisdictions.

To arrive at the final figure of the assessor’s opinion of your property’s worth, or market value, all you 
have to know is the assessment ratio (the fraction that is multiplied by the assessor’s opinion of the 
value your property in order to arrive at the final figure displayed). Then, adjust your assessment by 
that fraction.
To determine whether this figure is inaccurate, you will have to find out what the assessor based his 
determination on. You will also want to investigate the selling prices of homes similar to yours. Once 
you take these prices and arrive at what you feel is an accurate market value, you can judge whether 
you have ground for an appeal on this basis.

The selling price of your own, or comparable properties, is far and away the best evidence of what your property’s market 
value should be. If your house was purchased within the last two years and the local real estate market has been stable, 
the fair market value should nearly equal the purchase price. For a house purchased long ago or in an unstable real 
estate market, the task is to collect a list of selling prices of comparable properties in your taxing district.



Step 5 – Find Comparable Sales
How? Where?

Online
There are several free websites that where you can research comparables. We recommend:

ww  w  .zillo  w  .com   - Provides a great deal of data, including key information 
(price, bedrooms, baths, square footage, lot size, year built) as well as price 
per square foot of building and of land, and distance of each comp from the 
subject. The user can sort the data on any of these items or click through for 
details and a current value estimate on any of the comps.

ww  w  .realestateabc.com   – Nice interface. It shows a list of 30 comps, each with 
a check box. The system has already checked off the ones it thinks are the 
most appropriate, but if you know the neighborhood better you can check and 
uncheck as you see fit.

ww  w  .cyberhomes.com   - Type in the address, town, state and zip to estimate value. 

ww  w  .eppraisal.com   - Free online automated valuation model.

OR Best Bet it to use.........

Real Estate Agents
Real estate agents can often provide you with current market values and lists of comparable sales. 
However, you must remember that the agent’s opinion will carry as much weight as a professional 
appraisal. And you save the $600  Remember also that agents are best at derterming market value
, and  always the LIKELY sales price.

Professional Appraisers
You can obtain the most authoritative opinion about the worth of your property from a professional 
real estate appraiser who is a designated appraiser by a national organization. Appraisers charge a 
fee but will gather all necessary information you require. He or she may even testify on your behalf at 
hearings, if you desire. Some states require that the appraiser appear at the hearing if their appraisal 
is presented as evidence. A professional appraiser may provide you with a sense of confidence and 
assurance that your appraisal was professionally done, and help eliminate the possibility that you 
might miss things or make mistakes that could cost you the appeal. Your decision as to whether or
not to employ an appraiser; and which one to hire, should be based on variables such as the time you 
yourself can devote to the research; your potential tax savings; how familiar and comfortable you are 
with the process; the opinions of your friends who have previously appealed their assessment; and
the opinion of real estate agents, attorneys or bankers.

On Your Own, Resources to Find Comparables
- Assessor’s office or website
- Your local library may have a reference book listing the sales prices of local real estate
- Your bank may have this information or can tell you where to find it, or
- The city or county clerk’s office will have a record of all deeds for property and these deeds

http://www.zillow.com/
http://www.eppraisal.com/
http://www.eppraisal.com/
http://www.eppraisal.com/
http://www.cyberhomes.com/
http://www.cyberhomes.com/
http://www.cyberhomes.com/
http://www.realestateabc.com/
http://www.realestateabc.com/
http://www.realestateabc.com/
http://www.zillow.com/
http://www.zillow.com/
http://www.zillow.com/
http://www.zillow.com/


Step 5 Cont. - Preparing your own Findings

When preparing your own findings, you should make adjustments 
for any difference between the comparables and your own property. 
Using the state or local appraiser’s manual at a local library or 
bookstore as a guide, you should adjust for the differences between 
your property and the comparables based on the formula presented 
in the manual.

For instance, assume that your house has a fireplace, whereas a 
comparable lacks a fireplace. If the manual places a value of $1,000 
on fireplaces, add $1,000 to the comparable’s value. If If your house 
lacks a garage contained in a comparable and garages are valued at
$5,000 in the manual, subtract $5,000 from the comparable’s value.

You should make sure that adjustments are made for any changes 
in market value occurring between the sale of comparables and the 
appraisal. Remember: the goal is to generate an estimate of what 
your property would sell for in the open market.

You will need at least three comparables for use in your appeal. Also, try to make sure the sale of 
your comparables were “arms length” (not bank owned) transactions between a willing buyer and 
seller with no other relationship or motivation to get the best price possible.

One other piece of information you may wish to gather is the “assessment to sales price ratio.” This 
is the assessments of property in your area divided by the actual recent sales prices. If you can, try 
to obtain a copy of the study made to determine this ratio. It will often list the actual sales prices of 
property used to calculate this ratio.

If the assessment to sales price ratio for property comparable to your property is higher than the 
average for your area, your chance of lowering your assessment actually increases. Thirty-nine states 
currently allow use of the assessment to sales price ratio; Massachusetts and Maine require its use. 
However only 31 states allow the ratio to be admitted into evidence, so if your case moves to the 
formal trial level, the assessment to sales price ratio may not be helpful.

An assessor’s rejection of your argument should not dissuade you
from appealing. Remember, that the assessor is an elected or appointed 
official, and that this may temper his response accordingly. If your visit to 
the assessment office doesn’t resolve the issues, which is most likely the 
case, you’ll want to take steps to formally appeal.



Step 6 - Find an Error?

Your main objective is to prove that your property was assessed for more than 
comparable properties or is inferior to properties with similar assessments. You 
can make this case with detailed data, selling prices and pictures. Once you’ve 
gathered your supporting evidence you’ll want to organize your argument and 
even rehearse your presentation a couple of times. You won’t win an Oscar, but 
you could save yourself quite a bit in taxes.

If there is a significant error and you catch it early enough, 
the assessor may correct it and change your assessment 
without your having to make a formal appeal.

If the assessment has already been factored into 
something called a tax roll, the assessor may also 
acknowledge the error in writing and forward it to a 
grievance board which is likely to accept the assessor’s 
statement as proof enough.

One key point to remember:
Always conduct negotiations with the assessor on a friendly basis. Take the attitude that any mistakes 
in your assessment were unintentional. However, be careful not to be misled by the assessor’s 
arguments that may be false or inaccurate.

At times an assessor may provide reasons why your appeal won’t work, such as by warning that the 
appeal board may raise your assessment rather than lower it. While this could be the situation, it 
rarely happens.

In most jurisdictions you’ll first bring your case to a town or county grievance board. Unless you file 
good documentation, such as an appraisal or letter from the original assessor, grievance boards will 
not likely be willing to change the assessment.

Don’t be discouraged
Many people, assuming you have a case, are successful at the next level, which is an informal
hearing with a hearing officer or retired judge. In a hearing, your chance of getting a reduction on your
assessment is substantial.



Step 7 - The Tax Appeal Process

You will be asked your opinion as to the value and the proper assessment 
of the property and the basis for the opinions. Your opinion regarding 
value can include:

- First hand testimony about the buying price
- The cost of improvements
- The property’s defects
- Potential uses of the property

Follow Directions
Most jurisdictions will provide you with a list of everything that is required when appealing your 
property taxes. It is vital that every item requested is provided or you will risk having your appeal 
dismissed.

The Board
The appeals board members may be elected or appointed. They may have other duties besides 
serving on the appeals board. They may serve as chairman of the Fire Department, or as county 
commissioner. This means that the members may lack special expertise in property valuation, and 
that they will probably appreciate shortcuts to save time. Remember this in arguing your case.

The appeals board hears cases during only one specific period of the year and it will normally only listen to 
appeals based on the current year’s assessment, so you must file your appeal before the annual deadline 
or you may have to wait another year to reduce your tax bill. If the deadline for filing an application for 
appeal is not shown on your tax assessment, call the assessor’s office and find out what it is. Proceed on 
the assumption that the assessor’s office
is obligated to inform you of all pertinent forms, regulations and deadlines. And don’t worry if you’ve had 
the same assessment for three years and are just now getting around to an appeal. Not only will this not 
block an appeal for your current taxes, but in some states you may even be able to get a refund for 
previous years!

The Form
40% to 50% of those appealing on their own have not prepared properly. Don’t let this happen 
to you! Make sure you fill out the appeal form carefully and that you have complied with all the 
regulations! You can get all the documents necessary from a tax specialized real estate
company like ours if you are in nj just call email us at linden@bestbuysinnj.com

Some states require that you submit your comparables or other evidence with your property tax 
appeal form. And be sure you know the date of value for the assessment, and that your proposed 
assessment is for that same date. If you estimate is for value on July 1 and your state’s date of value 
was January 1, your estimate may be inaccurate and your case could be dismissed.

Included in this guide is a sample appeal letter for your reference.
You may have to pay a nominal fee, usually under $25, to appeal your assessment. Check your 
state’s requirements.The law in virtually every state presumes that an assessor has assessed all 
properties fairly. This means that you, the taxpayer, have the burden of proving otherwise – by 
presenting evidence that the assessor cannot overcome.



Step 7 Cont. - Presenting your case
Present the facts that prove that the current assessment of your property is unfair. The facts that you 
present must be stronger than the facts the assessor presents. Plan ahead to anticipate how the 
assessor will argue his or her own case.

You need to present a value representing your own estimate of a fair tax assessment. Your crucial 
weapon however will be knowledge of comparable assessments and comparable sales. If the case is 
complex and important enough to retain an independent appraiser, have your appraiser testify on his 
or her market value opinion, his property assessment opinion, and the basis for the opinions.

In turn, the assessor is required to defend the value he or she determined for your property. In 
supporting his conclusion, the assessor may introduce your taxpayer’s property statement, or 
evidence of comparables of which you were not aware. If this evidence throws you, ask the board for 
a continuance. This will allow you extra time to study the new evidence and, perhaps, to find a means 
of contradicting it.

Appearing before an appeals board
Before the appearance date make sure the board furnishes you with a copy of their procedures.

If possible, prior to your hearing, sit in on someone else’s appeal hearing to get an idea of the typical 
settlements, level of formality and kinds of questions asked. This will allow you to understand how 
things will work on the day of the appeal, and to build your own confidence and level of comfort before 
the hearing.

Presentation Tips and Suggestions:
1.  Consider having an appraisal done.

2.  Be thoroughly and properly prepared.

3.  Tell the truth.

4.  Use less than the allotted time and only address the main points. Don’t try to “cover 
everything”.

5.  Use visual aids that tell the story, maps, photographs, etc.

6.  Summarize important points in writing. Provide copies for everyone who will hear the 
appeal. Be as persuasive as possible.

7.  Dramatics and humor do have a place, but don’t overdo it.

8.  Agree with as much of what the assessor presents as possible with sincerity if at all 
possible.

9.  Keep the presentation concise and be aware of signs of interest – or lack of interest.
Encourage everyone to ask questions or make comments. Stick to the subject. Don’t 
complain or argue about real estate taxes in general.

10. Make brief, clear recommendations on what the assessment should be. Don’t just 
show that the present assessment is improper.



Be an actor

Step 7 Cont. - Practical Tips

Treat your presentation as though it were a performance. The script reads that you are an average 
citizen who still believes that the appeal process will ultimately right this wrong. Any judge appreciates 
this show of faith, no matter how unjustified, and will often reward it (even if he can think of a technical 
way to deny relief).

Keep your presentation short and simple.
Five to ten minutes to summarize your case is the norm. Rehearse and prepare so you can skillfully 
present your argument.

Deliver a compact and logical presentation of facts and figure to support your case at the same time
expressing your faith in the process and assurance of ultimate victory.

Don’t criticize high taxes, government waste or local incompetence. The property tax appeals board 
can’t do anything other than review your assessment.

Confidence is key.
You must act as though you are absolutely convinced, without a doubt whatsoever, that you are right.

If you Lose...
...and the annual amount you’re being overcharged is at least a few thousand dollars, it may be worth  
it to make an appeal at the state level. In roughly half of states, you must do so through a state review  
board; in the rest, you file a complaint in a state tax court.

You’ll need a property tax attorney (or a property tax consultant if you’re appearing before a board). 
To avoid hourly fees of $150-$400, ask if your pro will take your case on contingency. Most demand 
half of your first year’s tax savings. But remember: If you win, those savings should accrue for years 
to come.Consult with a local appraiser Or Certified Real Estate Experts ..Call Us For Help 201-839-4926



HOMEOWNER’S CHECKLIST

   Make sure all deductions to which you are entitled were granted

   Determine the deadline and legal requirements for filing the appeal or claiming any deductions.
Comply with the legal requirements and don’t miss these deadlines!

   Check the accuracy of the assessor’s math, description of your property, work papers 
and record card for your property.

   Consult with any experts who might be of assistance. Consider hiring an apppraiser.

   Locate at least 5 comparable properties.

   Make adjustments for differences between your property and the comparables.

   Compare your property’s assessment to the assessments of the comparables.

   If your assessment is unfair, make an informal appeal to the assessor first. If the 
assessor doesn’t agree, file your appeal.

   Attend an appeal board hearing to get a feel for the process.

   Prepare a written summary of your case and rehearse your presentation.



SAMPLE APPEAL LETTER
Date

Name, Address, Telephone

To the Board of Review/Tax Tribunal:

I wish to appeal my property tax assessment for the following reasons:

1. According to my Worksheet/Property Record, I have noted the following discrepancies: 

A.   I do not have a fireplace as indicated. Estimated value: $1,800.00

B.   I do not have a tile bath as indicated. Estimated value: $1,300.00

C.  According to my worksheet, I have 1,500 square feet of living spaice. I have 1,000 square feet. Reduced 
value: $6,920.00

This amount should be deducted from true cash value: $9,920.00

2. I have noted the following structural defects on my property. The reduce the value of the property by the following 
amounts:

A.   Cracked foundation: $3,800.00

B.   Cracked exterior wall: $2,200.00

This amount should be deducted from true cash value: $6,000.00

3. I live in an area that has mixed zoning and next door there is a new junkyard which emits loud noises and noxious 
odors. This affects the value of my property. I feel my true cash value has been reduced by $3,000.00.

3a. Grand Total, add #1, 2 and 3 above: $18,920.00

4. I wish to make the following comparables:

231 Main Street, assessed value $........................
(List all comparables and ask for an average reduction. Note, add all items you noted as discrepancies, comparable
amounts, etc.)

Example:
True cash value: $60,000.00
Minus Discrepancy/Grand Total: $18.920.00
New True Cash Value: $41,080.00
One half = Assessed value (SEV) $20,540.00

Note: This sample letter indicates many of the grounds for a reduced assessment. It is very unlikely that n assessment could be reduced by nearly 
one-third, as illustrated here, but every reduction is important.



Glossary of Property Assessment 
Terms

The following alphabetical listing of terms is provided to help you understand property valuation and tax assessment:

Abatements: Abatements reduce the amount of tax by providing a reduction. The City has several abatement programs: 
the J-51 housing rehabilitation, the Senior Citizen Rent Increase Exemption, the Lower Manhattan Revitalization and the  
Cooperative and Condominium abatement. (See also exemptions)

Actual Assessed Value: The assessment established for all tax classes without regard to the five year phase-in
requirements.

Assessed Value: The property value given for tax purposes. Finance determines a property’s assessed value by 
multiplying its estimated full market value by the assessment ratio for the property’s tax class. In New York City, 
property may have three assessed values – actual assessed value, transitional assessed value, and billable assessed 
value.

Assessment Ratio: The ratio of assessment value to market value. The assessment ratio is also called the uniform 
percentage of value and the assessment rate. The assessment ratio for Class 1 is 6 percent and for the other tax classes, 
the assessment ratio is 45 percent.

Assessment Roll: A list of the assessed value of all properties in a jurisdiction. The tentative and final assessments for 
every property in the City of New York are published by Finance in January and May. The tentative roll lists the same 
estimated market value, assessed value, and exemption information contained in the annual Notice of Property Value.

Billable Assessed Value: The assessed value on which the tax liability for all classes is based. The billable assessed value 
for Class 2 or 4 properties is the lower of the actual or transitional assessed value.

Capitalization: The process by which anticipated future income and benefits are converted to a present value.

Capitalization Rate: A rate of return used to produce the capital value of an income stream.

Comparable Sales Method: The process of estimating a property’s market value based on the sales prices of similar 
properties. The Method is also known as market approach.

Exemptions: Exemptions provide tax relief by reducing a property’s taxable assessed value, that is, the base amount to
which the tax rate is applied. A property may be fully or partially exempt. (Also see Abatements)

Exempt Value: The amount or percentage of assessed value that is not subject to tax.



Fiscal Year: A 12-month period used for financial reporting. The City’s fiscal year runs from July 1 to June 
30.

Income Capitalization Approach: A method of valuing property by leaving out the net operating income to arrive at a 
present worth estimate.

Market Value: The likely price a property should command in a competitive and open market.

Notice of Property Value: The annual notice mailed to New York City property owners in January that shows how their 
property’s market value is estimated.  It also shows any exemptions that have been granted for the upcoming tax year.

Operating Expenses: Includes all expenses necessary to maintain a property and/or its income excluding debt service. 
Property taxes are omitted for assessment purposes.

Replacement Cost: The cost to construct, at current prices, an improvement equivalent in utility to an existing structure, 
using modern building materials and according to current standards and building requirements.

Reproduction Cost: The cost to replicate an existing structure, using the same materials, standards, quality, design, etc. 
as the original structure.

Tax Class: Four groupings (Classes 1, 2, 3, and 4), to which every property in the City is assigned, based on the use and
size of the property.

Class 1: Includes most residential property of up to three units (family homes and small stores or offices with one or two 
apartments attached), vacant land zoned for residential use in boroughs other than Manhattan, and most condominiums 
that are not more than three stories.

Class 2: Includes all other property that is primarily residential, such as cooperatives and condominiums. 

Class 3: Includes property with equipment owned by a gas, telephone or electric company.

Class 4: Includes all commercial and industrial property, such as office, factory buildings and vacant land other than in 
Tax
Class 1.

Tax Rate: The amount, usually expressed in dollars per hundred of assessed value, applied to the tax base to determine 
tax liability. In New York City, the City Council and Mayor set an annual tax rate for each tax class.

Taxable Assessed  Value: This  is  the  assessed  value  minus  any  exemptions  and 
limitations.

Taxable Status Date: The date the assessed value, taxable status and, if applicable, tax class are fixed for all properties in
a taxing jurisdiction.



Transitional Value: Represents the assessed value of a property during the five year phase-in of equalization changes. 
Applicable to all Class 4 properties and Class 2 cooperatives, condominiums and rental buildings with more than 10 units. 
Increases in market value for Class 4 properties must be phased in over a period of five years because State law limits 
assessment increases other than those based on physical changes to the property. For example, on residential properties 
with ten or fewer units, assessments may not increase more than 6 percent over one year and 20 percent over five years. If 
market value rises quickly, it must be phased in, and the assessment for a particular year may not accurately reflect true 
market value for that year. For this reason, during the years when true value is being phased-in, the assessment is based 
on “transitional value.”
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