
2025 Tax Bill & Reassessment Program

August 2025
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Tax Levy & Rate

• Role of the 
Assessments

• Are You Assessed 
Fairly?

• Quarterly Bill 
Breakdown

• Q&A
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PROPERTY TAXES FUND LOCAL GOVERNMENT SERVICES

Monmouth County Required About $445M 
in Property Taxes in 2025 for its Operations. 
Little Silver Property Owners Paid Their Share 
of the $445M Based on the *Equalized* 
Value of Bradley Beach Relative to the other 
52 Municipalities in the County. Bradley 
Beach Represented 1.1% of the County 
Value, so Bradley Beach Property Owners 
Paid about $5M in County Taxes.

The Entire Operation of the 
Borough Represents About 39.7% 
of Your Tax Bill. This is the Only 
Portion of Taxes that the Borough 
of Bradley Beach has Control Over 
(despite the Borough’s 
Responsibility to Collect the Entire 
Property Tax Amount). 

*Equalized Value: For Shared Budgets, the Assessed Value of Each Municipality is “equalized” Based on NJ Division of Taxation Sales Ratio 
Study Which Analyzes the Relationship Between Assessed Values and Sale Prices Annually

The Bradley Beach School 
District Cost to the Property 
Owners was $7.2M in 2025. 
This Represents 33.4% of Your 
Tax Bill.
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• Police
• Fire
• EMS
• DPW
• Road Maintenance &  Repair
• Trash Collection
• Recycling
• Snow Removal
• Municipal Administration
• Construction/Permitting
• Recreation
• Sewer
• Stormwater Management
• Municipal Engineering
• Zoning
• Tax Assessment/Collection
• Parks
• Code Enforcement
• Budget & Financial Management
• Etc.
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$1M

$1M

$2M

TAX BILL IS DISTRIBUTED BASED ON RELATIVE MARKET VALUE OF PROPERTY
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THE ASSESSMENT FUNCTION SERVES AS THE DISTRIBUTION 

MECHINISM OF THE TAX LEVY
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But how are the assessments 

determined?
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Appraisal

An opinion of value based on property characteristics:

• Location

• Size of Lot 

• Age of House (New vs Old)

• Size of House

• Quality/Condition

• Style (Colonial, Ranch, Cape, Etc.)

• Amenities

• Etc.
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• Mass Appraisal is the process of valuing a 

group of properties as of a given date and 

using common data, standardized methods, 

and statistical testing.

• The goal is to have each 

assessment reasonably 

represent what the property 

would sell for in the market.
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Mass Appraisal Modeling

1. Collect Relevant Physical Data of Every Property (all properties inspected 

at least once every five years- next cycle is 2027/2028)

2. Research and Analyze Sales Data

3. Develop and Test Logical Modeling Rules Statistically Targeting Market 

Value

For modeling purposes, assessments are broken up into Two components:

• Underlying Land Value 

• Contributory Value of Improvements



Modeling Land Values

Location 

Variables
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Lot Size 

Variables

Modeling Land Values
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Modeling Contributory Value

Property Type

Residential

Condo & 

Townhomes

Commercial & 

Apartments 
(Income & Expense 

Capitalization)
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Condition & 

Other Factors
Age

Condition

Quality

Finishes

Pool

Etc.
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Modeling Contributory Value
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MASS APPRAISAL IS SALE PRICE 
DRIVEN



HOW DO I KNOW IF I AM 
ASSESSED FAIRLY?
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2026 ASSESSMENT POSTCARD WILL BE 
MAILED MID-NOVEMBER 

  

2024

BOROUGH OF BRADLEY BEACH

701 MAIN STREET

BRADLEY BEACH, NJ        07720

BOROUGH OF BRADLEY BEACH



COMPARE YOUR ASSESSMENT TO THE SALE PRICES OF SIMILAR HOUSES THAT RECENTLY SOLD 

(NOT BANK SALES, SHERIFF SALES, ESTATE SALES, ETC….)

CONSIDER ALL FACTORS THAT WOULD INFLUENCE A SALE PRICE

AGE, SIZE, STYLE, LOCATION, CONDITION, AMENITIES, ETC.
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• EMAIL THE ASSESSOR AND ASK FOR YOUR                             

PROPERTY RECORD CARD (PRC)

• MAKE SURE THAT ALL PHYSICAL CHARACTERISTICS ARE 

   PROPERLY NOTED ON THE RECORD

• THE ASSESSMENT SHOULD REASONABLY REPRESENT THE MARKET ASSUMING 

ALL PHYSICAL DATA OF YOUR PROPERTY IS ACCURATELY REFLECTED

PLEASE READ THE FAQS (POSTED ON OUR WEBSITE)
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CAN BE DONE ONLINE 

HTTPS://SECURE.NJAPPEALONLINE.COM/PRODAPPEALS/LOGIN.ASPX (SEE FAQ)
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COUNTY TAX BOARD APPEAL FILING DEADLINE IS 
JANUARY 15TH 

https://secure.njappealonline.com/prodappeals/login.aspx


WHEN YOU FILE AN APPEAL, YOU ARE 
DISCONNECTED FROM THE MODEL
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TAX BILL QUARTERLY 
BREAKDOWN
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Using EXAMPLE where taxes 

changed from $10,000 to $11,000
Q1- $2,500 (1/4 of last year’s taxes)

Q2- $2,500 (1/4 of last year’s taxes)

Q3- $3,000 ($11,000 - $5,000)/2

Q4- $3,000 ($11,000 - $8,000)



Q&A
eaguiar@bradleybeachnj.gov 
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