2016 | STATE OF NEW JERSEY 2016

DEPARTMENT OF THE TREASURY
DIVISION OF TAXATION

CERTIFICATION OF THE 2015 AVERAGE RATIOS
AND
COMMON LEVEL RANGES FOR USE IN THE TAX YEAR 2016

TO THE: Assessor of Each Municipality or County
Clerk of Each Municipality
Tax Administrator of Each County Board of Taxation

Pursuant to the provisions of Section 5, Chapter 123, Laws of 1973, as amended by Chapter 51, Laws of 1979, I, as Acting Director of the
Division of Taxation in the Department of Treasury of the State of New Jersey, hereby certify that attached hereto is a true copy of the list setting
forth the common level range and the average ratio for each taxing district promulgated by me as required by Chapter 86, Laws of 1954 (N.].S.A.
54:1-35.1 et seq.}, as of October 1, 2015, and subject to revision by the Tax Court of New Jersey. This list, under the authority conferred by said law,
is on file in the office of the Director of the Division of Taxation. ‘

Although there is no formal statutory mechanism for challenging this Certification of Average Ratios and Common Level Ranges, any taxing
district objecting to this Certification may appeal the Table of Equalized Valuations to the Tax Court within 45 days after its promulgation, pursuant
to N.J.S.A 54:51A-4(c). Purscant to N.J.S.A. 54:1-35a(a), any revision by the Tax Court to the average ratio in the Table of Equalized Valuations
will be reflected by operation of law in a revised Certification of Average Ratios and Common Level Ranges to be issued on or before April 1, 2016.
No appeal of the Table of Equalized Valuations may be taken after the 45 day appeal period has expired. '

Witness my hand and seal of the Cffice of Director, Division of Taxation, at Trenton, this first day of October, 2015.

Dennis Shilling
Acting Director, Division of Taxation

Published by

Property Administration 1/2015

cc: Acting Stale Treasurer — Robert A. Romano
OMB - David Ridolfino




COMMON LEVEL RANGE

{CHAPTER 123, LAWS OF 1973)

The “average ratio” of agsessed 1o frue value of real property far a taxing district for Ihe purposes
of ihis act shall mean that ratio promulgated by the Director of the Division of Taxation pursuant

to P.L. 1954, €. 86 {C 54:1-35.1 et seq.), as of Octaber 1 of the year preceding the taxs year as
revised by the Tax Court of New Jarsay.

The “cominon Jevel range” for a faxing district 1s that range which is plus or minus 15% of the
average ratlo for that district.

Whenever the County Board of Taxation, Tax Court of New Jersey, or Superior Court In an
appropriale case Is satisfied by the prools that the ratio of the assessed valuation of the subject
property 1o its frug value exceeds the upper lienit or falls below the lower limit of the comman lavel
ranga, the taxable value of the property shall be ravised by applying the average ratle 1o the true
vaiug of lhe properly except as hereinafter provided.

{f the average ratio is below the county perceniage lgvel (in al counties this level {s 100%) and
the ratic of the assessed value of the subject proparty 1o its true value exceeds the counly
percentage level, the County Board of Taxation, Tax Court of New Jersey, or Suparior Court in an

apprapridte case shall reduce the taxable value of the property by applying the average ratio to
the {rue value of the propeary,

If oth the average ralio and the ralio of the assessed value of the sublect propery to its true
value excasds the county percentage level, the County Board of Taxation, Tax Court of Mew
Jersey, or Superior Courtin an appropriate case shall revise the laxable vaiue of the property by
appiying the county percentaga level lo the rue value of the property.

The act is not apalicable with respect to any appeal Irom assessment of real proparty laken with
respact 1o the tax year in which the taxing district shall have completed and put inta operation a
district-wide revalualion program approved by e Director of the Division of Taxation pursuant to
Chapter 424, Laws of 1371 {C. 54:1-35.35 &t seq.).

See County Board of Taxation rules with respect to a completa reassessment by a laxing district.



CHAPTER 123, LAWS OF 1973

EXAMPLE |

Situalion

“Whenever the County Board of Taxation, Tax Court of New Jersey, or Superior Count are
salisfied by the praols that ihe rafio of the assessed valuation of the subject property o ils true
value gxgeeds the upper limif or falls below the lawer limit of tha common Jevel range, it shall

revise the taxable value of the property by applving the average ratio ta the true value of the
prapesty except as hereipalter pravided.

Assumplion
County perceniage level 1£0.00%
Avarage ratio 95.41%
15% Comman level range 109.72 Upper fimit
16% Commaon lgve! range 81,10 Lower fimit
Examoie
Sublect property, rue value $100.000
Assessment $120,000
Ratio of assessment 120.00% (Excesds upper limi)
Feduce laxable valua $100,000 x 895.41% = $95,410
(Applying average ratio 95.41%)
Property, same subject $100.000
Assassment $ 70,000
Ratip of assessmeant 70.00% {Below lower Himit)

Increase taxable value $100,000 x 95.41% = 395,410
(Applying average ratio 85.41%)

‘Reference
County Tax Board - MN.J.S.A. 54:3-22

Tax Court of Naw Jersey - N.J.5.A. 54:531A-6
Superdior Court - NLLS.A. 54:4.62



CHARTER 123, LAWS OF 1973

EXAMPLE Ut

*If the average ratio is below the county parcentage lavel and ihe ratio of the assessed
value of the subject property 1o its true value gxceods the county percentage tavel, tha Counly
Board of Taxation, Tax Court of New Jersey, or the Superior Court shall reduce the taxabls value
of the proparly by appiving the average ratio 'o the true value of the property,

Agsumption
County percentage level 100.00%
Average ratlo 95.41% (Below county parcentage level}
15% Common fevel range 109.72 Uppar limit
15% Commeon level range g81.10 Lower Hmit
Example
Subject property, true valug §100,000
Assassment $110.000
Ratio of assessment 110.00% (Exceeds county perceniage level)

Taxable value reduced $100,000 x 95.41% = $95,410

In this example, average ralio is below county level 95.41%
assassment ratio exceeds county level 110.00%

Therefore, taxable value is reduced by applving average ralic 95.41%

"Relerencs

County Tax Board - N.J.S.A, 54:3-22
Tax Court of New Jersey - N.J.S.A. 54:51A-6
Suparior Court - N.JLS.A. 54:4-62




CHAPTER 123, LAWS OF 1373

EXAMPLE {1l
Sijualion

*If both the average ratio and the ratio of assessed valug subjact property to its true valug
excesd the county percentage level, the County Board of Taxation, Tax Counl of New Jersey, or
Sugerior Court shall revisg the taxable valug of the property by applying the county percentage
fovel ta the true vatue of the property.

Assumption
County perceniage levei 160.00%
Average ratio 110.41% {Exceeds county percentage leval)
15% Common level range 126.97 Upper fimit
15% Common level rangs 93.85 Lower limit
Example

Subject praperty, true value $100,000
Assessment $120,000

Fafio of assessment 120.00% (Exceeds counly percaritage lavel)
Taxahle value decrgased lo county lavel$100,000 x 100.00% = $106,000

In lhis exarmple, both the average railo and the assessment ratio exceed the county
percantage lzvel,

{a}  Average ralio 110.41%
(6} Assossmentratic  120.00%

“Referenge

Couniy Tax Board - N.J.5.A, 54:3-22
Tax Court of New Jersey - N JL.S.A. 54:51A-8
Superior Court - N.J.S.A. 54:4-82



MIDDLESEX COUNTY i

Chapter 123 Laws of 1973 @

Applicable to tax appeals for tax year 2016 I‘

: Average| Lower Upper |

District Ratio Limit Limit

Carteret 88.36 75.11 101.61|
Cranbury* 100.01 85.01 115.01
Dunellen 24.61 20.92 28.30
East Brunswick 26.64 22,684 30.64

Edison 45.07 38.31 51.83|

Helmetta 92.90 78.96 106.84
Highland Park 42.80 36.38 49.22
Jamesburg 54.13 46.01 62.25
Metuchen 43.66 37.11 - 50.21
Middlesex 35.22 29.94 40.50
Miiltown 52.35 44,50 - 60.20
Monroe 90.21 76.68 103.74
New Brunswick 39.76 33.80 45.72
North Brunswick 54.71 46.50 62.92
Old Bridge 46.77 39.75] 53.79]
Perth Amboy* 107.34 91.24 123.44
Piscataway 90.37 76.81 103.93
Plainsboro * 114.77 97.55 131.99
Sayreville 50.67 43.07 58.27]
South Amboy* 105.72 89.86 121,58
South Brunswick 41.70 35.44 47.96

South Plainfield 36.86 31.33 42.39}

South River 30.82 26.20 35.44§

Spotswood 95.77 81.40 110.14||
Woodbridge 27.51 23.38 31.64}
* Ratios in excess of 100% are to be Considered 100%. l
“*Undergoing reassessment-Ratio subject to change. |

COMPARABLE SALES MUST BE WITHIN
THE PRE-TAX YEAR.
10/01/2014-09/30/2015




MIDDLESEX COUNTY !

Chapter 123 Laws of 1973 i

Applicable to tax appeals for tax year 2016 i

- Average| Lower Upper |

District Ratio Limit Limit }

Carteret 88.36 75.11 101.61|
Cranbury* 100.01 85.01 115.01
Dunellen 24.61 20.92 28.30
East Brunswick 26.64 22,684 30.64

Edison 45.07 38.31 51.83|

Helmetta 92.90 78.96 106.84
Highland Park 42.80 36.38 49.22
Jamesburg 54.13 46.01 62.25
Metuchen 43.66 37.11 50.21
Middlesex 35.22 29.94 40.50
Milltown 52.35 44,50 “60.20
Monroe 90.21 76.68 103.74
New Brunswick 39.76 33.80 45.72
North Brunswick 54.71 46.50 62.92
Oid Bridge 46.77 39.75] 53.79i
Perth Amboy* 107.34 91.24 123.44
Piscataway 90.37 76.81 103.93
Plainsboro * 114.77 97.55 131.99
Sayreville 50.67 43.07 58.27)
South Amboy* 105.72 89.86 121,58
South Brunswick 41.70 35.44 47.96

South Plainfield 36.86 31.33 42.39|

South River 30.82 26.20 35.445
Spotswood 95.77 81.40 110.14]
Woodbridge 27.51 23.38 31.64|
* Ratios in excess of 100% are to be Considered 100%. |
“*Undergoing reassessment-Ratio subject to change. J

COMPARABLE SALES MUST BE WITHIN
THE PRE-TAX YEAR.
10/01/2014-09/30/2015
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