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A Message from the Assessor 

In recent years, the real estate market has experienced remarkable growth, with property values rising steadily. As of 
the 2026 reassessment valuation date (October 1, 2025), there were no signs of market decline. The Borough is required 
to conduct annual reassessments to ensure a fair and equitable distribution of taxes—reflecting current market 
conditions rather than predicting future trends. 

While higher interest rates may eventually influence property values, assessments are still adjusting to the recent period 
of historic appreciation. This evolving market underscores the critical role of the assessment process, which forms the 
foundation for distributing county, school, and municipal tax levies. 

Under the New Jersey Constitution, annual tax levies are apportioned based on market value. Contrary to common 
belief, property assessments do not create or raise taxes—they only determine how the total tax burden is divided 
among property owners. However, many municipalities in the state still rely on periodic “snapshot” reassessments 
conducted once every 10 to 20 years. Without proactive annual adjustments, these fixed assessments quickly become 
outdated, leading to inequitable tax distribution (see Exhibit A). 

This static approach assumes that all properties appreciate or depreciate at the same rate—an assumption that does not 
reflect the realities of local real estate markets. In the Borough of Deal, for instance, different property types and price 
points exhibit varying growth rates. Annual assessment maintenance is therefore essential to uphold tax distribution 
fairness, as required by the New Jersey constitution. 

For the 2026 reassessment, adjustments were made to the overall valuation model to align assessments with current 
market levels. Neighborhood, submarket, and individual property values were refined to enhance accuracy. The goal is 
to maintain assessments at 100% of market value, thereby improving statistical measures of uniformity and equity. 

For the 2026 tax year, the total assessed property value in Deal will increase by 3.69% compared to 2025. While most 
property assessments will rise accordingly, this does not translate to a 3.69% increase in individual tax bills. The increase 
reflects the overall growth in property values across the Borough. Because the tax rate is inversely related to total 
assessed value, higher assessments generally result in a lower tax rate. Accordingly, depending on the 2026 tax levy 
amount, the 2026 tax rate may decrease slightly from the 2025 level (see Figure 7). 

This report provides an overview of the reassessment process, its rationale, and its implications for property owners in 
the Borough of Deal. 

Erick Aguiar, CTA 

 
Assessor 
Borough of Deal

Tax Rate History 
 

2019- 0.709% 
2020- 0.714% 
2021- 0.650% 
2022- 0.576% 
2023- 0.460% 
2024- 0.427% 
2025- 0.411% 

*2026- 0.406% 
 

*Estimated assuming +2% to tax levy and 2026 preliminary net taxable value 
of Borough less 0.5% to account for appeal reductions 



 

Inspections (data collection) 

The Borough is required to inspect every property at least once every five years for assessment purposes. Figure 1 displays the past and future inspection cycles. 
The entire Borough is scheduled to be inspected in 2026 and 2027 for the next inspection cycle. 

Inspection Plan  

  
(figure 1) 

 

 



Deal Tax Levy History 

 

 
(figure 2)



 

Total Change of Net Valuation Taxable 

 
(figure 3) 

 

 

Property Class Breakdown (Year over Year) 

 

(figure 4) 

 



 
(figure 5) 

 
 



 
(figure 6) 

 

2026 Tax Rate Prediction 

 
(figure 7) 

 



Residential Change Report  

 

(figure 8)



2026 Assessment : Sale Price (2 Year Sales Study) 

 
(figure 9) 

2026 Assessment : Sale Price (1 Year Sales Study) 

 

(figure 10) 



 

 

Value Control Sector Modeling Map 

 

(figure 11) 



Lot Valuation Matrix (Front Foot Costed VCS) 

*does not include property specific adjustments (Traffic, flood zone, economic obsolescence, etc.) 

 

 

(figure 12)



EXHIBIT A (1 of 3) 
Click Here for more information on the Director's Ratio Calculation 

International Association of Assessing Officers (IAAO) Standards on Ratio Studies 

 

https://www.nj.gov/treasury/taxation/pdf/lpt/chap123/ch123definitions.pdf
https://www.iaao.org/wp-content/uploads/Standard_on_Ratio_Studies.pdf


EXHIBIT A (2 of 3) 
Click Here for more information on the Coefficient of Deviation Calculation 

International Association of Assessing Officers (IAAO) Standards on Ratio Studies 

 

https://www.nj.gov/treasury/taxation/lpt/statdata.shtml
https://www.iaao.org/wp-content/uploads/Standard_on_Ratio_Studies.pdf


EXHIBIT A (3 of 3) 
Click Here for more information on the Coefficient of Deviation Calculation 

International Association of Assessing Officers (IAAO) Standards on Ratio Studies 

 

 

https://www.nj.gov/treasury/taxation/lpt/statdata.shtml
https://www.iaao.org/wp-content/uploads/Standard_on_Ratio_Studies.pdf

