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CHAIRMAN JOHNSON: Let the record
show that after the introductions by Messrs. Haines
and Johnson, the chair ruled that the Task Force
would hear formal statements by Messrs. Befarh, Greenp,
Harvey, Elmer and Bailey, before going to a question
and answer session.

Now, are there questions of Mr. Greenp?

DOCTOR MILLER: I have a few quest-
ions, probably two kinds. One to clarify the effect
of what you propose, and another for alternatives.

As far as clarifying, you point out
which we all appreciate that assessors have been
using base year methods for a long time, and that
being so, how would you propose to change the present
law in any specific way?

' MR. GREENE: The present law, it
doesn't permit, even though the assessor is doing it,
actually the district doesn't permit him to do this.
The law still reads full and per value, and whatever
the law established by the county on an annual basis,
even on a revaluation program. It takes a year by
the time that i1s on the books, those values are now
two years old. So in effect, they're still doing it.

All the assessor actually is doing, once that program

is in effect and the problems ironed out in it, and




in the interim years, as he's able to revise the tax
lroll, he's taking all other values back to that level
basis. But in so doing it, it creates the problems

I attempted to show in the illubtration of the income
producing properties on appeal.

The effective tax rate rise, and that
property under appeal gets the current assessor rate
in his capitalization rate, in addition to the equal-
ization ratio, the director. 8So that in effect I am
saying that without some standards employed here that
class of property is being subsidized by all other
property owners in the district.

DOCTOR MILLER: Entirely aside from
the effect on the income producing property, would
you say that what you would like to see in the law
is a statement full and fair values six years ago?

MR, GREENE: I don't. The ideal way
of doing it 1s to take the most stable period of our
economy--

DOCTOR MILLER: We did that for a long
time and all the values got so far out that we had td
start out all over again. Prosperity was just aroung
the corner.

MR. GREENE: I don't know when we

really did it, Doctor. I might have milledaomothing.




I didn't know we were--

DOCTOR MILLER: After the great de-
preciation there was a tendancy to try to hold the
values.

MR. GREENE: That's true. Many statep
did that, and they used just the pre-war years as the
level. As a matter of fact, some of them continued
up until recently when they revised it. I say that
to coincide with the rates the county boards have
established, the county ratios every three years.
Then it should be if we are doing it, it should be
in multiples of three years. Three years I think is
to short. Six is the least desirable. But this
would permit all the properties going back to whatevep
that ratio be, whether it be a level established by
a county or the state or the legislature enacting
these guidelines. And in the meantime with this
addi tional work, the assessor can then be in the
process of up-dating this so when they revise 1it,
he would be able to submit the rolls on that level
basis.

DOCTOR MILLER: Let's say you have
a fixed year, full and fair value of 1960 or 196i.
They used the six year period. Is that what you're

proposing?




MR, GREENE: I am not saying go back.
I am saying it could be worked that way, mechanically
I would Say. We recognize the problems today, or
whatever, whenever this possibly might be enacted.

I would my that would be the starting point. But eve
if it were 1960 or '6L4, everything would be worked
back to that, to that level. All conditions and
everything. It isn't quite practical to go backwards
because you don't have the history of the expenses

as of that period of time.

DOCTOR MILLER: So you would have
everything to be valued for the next six years
according to the full and fair value for 1970.

MR, GREENE: That is correct.

DOCTOR MILLER: And this, no matter
what happens in the meantime.

MR. GREENE: Well, that's--that's--

DOCTOR MILLER: You have two areas
in your one municipality, forget everybody else. One
1s booming, and the other is declining very rapidly.
They would both be assessed according to the same--

MR. GREENE: I am saying with those
changes that are recognized. You have to recognize
changes in neighborhoods or economic changes, deteri-

orating neighborhoods. That has to be recognized and




be brought proportionately on the same level of valueg
as the other property. You have to recognize deteri-
orating influences or values that are upwards or

a great spiral. This does not negate that thing at
all. Otherwise, we depart entirely from equities

of tradesmen or any concept or market.

DOCTOR MILLER: Then let's take new
construction where apparently the investment is Jjust-
iffed according to the cost of the--today's bills,
otherwise, it wouldn't have been started, I take it.

MR. GREENE: Under normal conditions
that would be true.

DOCTOR MILLER: So how do you value
that according to 1970 base period, regardlesa?

MR; GREENE: Yes, sir. It would be--
it would be cost--let's say it was 1976. We are usin
a base year of 1970. It would be the cost basis tren
ed backwarrds for the 1970 level, or it could be that
cost as of that date with the index backwards. Of
course these are published.

DOCTOR MILLER: Isn't a new construct
lon an economic change just like the rising neighbor-
hoods or declining neighborhoods?

MR. GREENE: It might be. It could




DOCTOR MILLER: So it gets hard to
administer,.

MR. GREENE: I don't believe so,
Doctor.

DOCTOR MILLER: You have to decide
whether that new construction was warranted, whether
it was a misplaced improvement.

MR. GREENE: Oh, yes. It might even
be an underimprovement at the time it's built. But
these are the--the things we consider right now and
at all times in valuing or assessing properties. So
this doesn't depart from that concept at all.

MR. HAINES: Can I interject a though
here? I just happened to bring with me the assessors
bible. I think the question that the Doctor has
asked was from a legislative standpoint. Wasn't that
what you were leading up to?

DOCTOR MILLER: More to sharpen up
what we were talking about.

MR. HAINES: I think what Al is try-
ing to amswer would require an amendment in S5l :l4-2U4
on page 85 of our pocket part, where the duties of
the aéseaaor and the determination of the taxable
value are set forth by legislation. I think it would

require an amendment in this section of the law.




MR. GREENE: Oh, yes. I agree, I
am glad that you pointed that out.

I think any departure along these
lines would require a legislative act.

MR. HAINES: Right.

DOCTOR MILLER: A couple of other
questions. Because the problem with using current
capitalization rates and the very good demonstration
we make of what it does, 1s there any other way you
could suggest of avoiding that?

MR. GREENE: I don't think we are
ever going to negate the income approach to value.,
But I think with the resources we have available,
not only from our own association, but particularly
through the research of the local property tax manual
that the pptitian of the cost manuals that we update
in their cost industries that they have an easy
source to what the market is in the given years on
keying into the prime locations of what the interest
rates would be demanded in those areas. I think it
would--this would be a supplement to the bureau and
would be a--would be so at any given time with the
rates éhanging, this would be the same published
material that we now have under the cross industries

set up. It's easily obtained through the larger




lending institutions.
DOCTOR MILLER: I8 it really the rat??
MR, GREENE: 1It's both. It isn't so
much the income, Doctor, because that can be handled|
It's a net income on income producing properties.
But it's the--
DOCTOR MILLER: It declines.

MR, GREENE: 1It's both the interest

rate as one that fluxuates. We have just gone through

a period of this. And the other, the very important
thing is the changing budget effecting the effective
tex rate. They're used as part of the capitalization
rate that puts that property presently at a distinect
advantage over all other properties.

DOCTOR MILLER: Even if you had a
stable tax rate or you had a state policy change
which relieves real estate of a considerable burden
which hopefully will reduce the tax rate, that of
course, is a factor which is independent, but if you
ere going to use a base period, you should use a base|
period beyond capitalization rate, too, I take it,
Do you not?

| MR. GREENE: Yes.
DOCTOR MILLER: How do you in 1976

compare to 1970 know what that 1s going to do?/
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MR. GREENE: We don't know in the
future.

DOCTOR MILLER: If we legislate now
that we shall now on through 1976 use the 1970 capits
alization rate, I assume that was the scheme, how
do you know what you're doing when you do that?

MR. GREENE: Well, I think if--if
the interest rate and the money, and that's developed
from, frequently from the market on what the lending
institution will grant on properties, if the interest
rate can be built up from that method, if this is
true, without considering some of the things that go
on in Trenton or in Washington effecting that poliey,
this also has a direct result of an effect on all
other classes of property, even in regards to resi-
dential property. You can do it in reverse. We havg
put all properties on an income analysis. As long ad
you have values and know the rate, you can assign thJ
net income to a residential property. All we are
concerned about here 1s something that is practical

and workable, and that every taxpayer shares the fain

burden of the budgetary requirement to operate govern

ment .
DOCTOR MILLER: Well, what do you do

in 1977, when presumably you're starting a new base




period? How do you make the transition if it turns
out to be substantial?

MR. GREENE: We--are we now going
back to the rate, again?

DOCTOR MILLER: Whatever--the whole
system,

MR. GREENE: Well, there is no prob-
lem with cost approach or the study out of market
data analysis, and market data really only pertains
to residential property anyhow. As far as rates,
when an interest rate is applied, it's a stable rate,
It isn't one that is going to apply from the year 196+
76, let's say for us, in 1977. If that rate, becausA
the banks were permitted or the lending institutions
were permitted to ralse the rates in one given year,
it's in the appralsal process., It's a stable rate.
It isn't one given year. So you dan't get these
rapid rises or falls in a--in a rate structure.

DOCTOR MILLER: Well, how about in
your cost approach where you have gone through a
period of--of very sharply rising costs? And if you
happen to hit it at the==at the time, let's say if
you did it in 1970, shifting from 19707 '60 which
1s a very good period, what happens to your new base,

and there's a though period of adjustment there?
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MR. GREENE: There is né question,
If we--let's use an example that I sald, a base year
of 1960, and all of the values remain constant for
that ten or eleven year period. We are going to re-
vise 1t in 1970. It is a drastic change in the valu-d
ation base, but in--also in respect it's a drastic
change in what would happen to that tax rate decreas-
ing proportionately. One ties in with the other.
But we do recognize, you would necessarily have to
recognize what the market concept or change is as of
that period as relative to the prior base year. I-=-
I only cited this as a nine year example in here. I
think three years is almost the same as the annual
requirement, because as soon as the revaluation is in
effect, it's only two years old on the basis of the
atudies that were analyzed.

DOCTCR MILLER: Which bring me to my

last question. We have been talking about revaluationL.

and some people say three yegrs and some five years.
fow often 1s a revaluation justified?

MR. GREENE: That's a very good quest
ion. We have differences of opinion with some of the
county boards. Some of the people in the room here
are directly affected, and I did speak of one county
that has ordered, I think as many as three revaluation

programs in the six year period. Theame municipality

13
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Now, if you keep this up you can bankrupt that com-
munity by ordering continuous revalutions by outside
concerns, and the only--and this would be in rising
economy in that particular tax industry, because it
1s because that ratioc no longer remained at that
hundred percent level. But now it has decreased to,
below eighty five percent. But the quality of the
assessment roil, let's say if 1t's ten, that's con-
sidered gooqf But that's a standard they establi shed
If that coefficiency exceeded ten, then--and it was
below eighty five, they ordered a revaluatim, ThesJ
don't make sense.

. DOCTOR MILLER: 1It's technical judg-
ment, obviously, having done it three times in six
years. You didn't get any benefit the firsﬁ two
times. So--

MR. GREENE: This is what happens,

and this happens to one of the fastest growing count-

les in the country. And one of the--one of the reallly

valued districts that's changing from, let's say at
one time, baslic residential to high rise apartment
district. So that all of these things going in it
change the value, but the quality of the assessmqnt
roll hasn't really changed that much. I believe it's

safe to say that it's still below fifteen, which
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naturally it's considered good.

DOCTOR MILLER: Very good. Yes,
well, wouldn't that kind of community react badly to
the base year approach?

MR. GREENE: No. I think they would
welcome it. It wouldn't effect=-1t isn't effecting
the quity between similar type properties unless it,
as in your prior example, saying, well, if that area
changed, would it be recognized? Definitely it
would have to be recognized. And they are doing
that.

DOCTOR MILLER: But the assessor
apparently wasn't able to keep up with these changes
in the roll from the viewpolnt of the county board,
and this is the very probiem you have,

MR, GREENE: Here's what happens,
Doctor. Wwhen the sales tax 1s placed, he's recogniz-
ing there is a trend here. Something is changing.
So all of the sudden all of these problems are assem-
bled, and now we have a high rise district. But
these--but the sales that took place in the past and
are used against him, even though he has recogni zed
the change in the subsequent roll and has recognized
this trend upwards and has changed these assessments

to recognize it. So the reverse is true. He's already
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recognized it after the sales have taken place. He
knew something was occurring there. He upped his
land value and everything else, but the prior land
on a different use was used against a sales ratio
studies, and the ratio dropped. That's the practice
today. And this is what--why I say, I don't think
we have any substitute for that method for county
cost of government or state school aid, but it does
not truly reflect the use of prior sales to assist
an assessor in determining the future value of the
property or what has occurred. So this doesn't per-
tain to the district. Fine for county, it's fine
for schools, but it reflects the reverse when you
talk about whether that municipality has recognized
these things and is maintaining equity between tax-

payers and recognizing change. Because, even though

he's recognized the change as it occurs, the historid

sale is used against him and the historic assessment.

DOCTOR MILLER: Wedl, it's only used
once, So he's made his change. Next year he should
be in better shape.

MR, GREENE: 1It's used in the follow-
ing years sales, also.

DOCTOR MILLER: It's a drag, yes.

MR. GREENE: That's one of the reason

16



why under the report many of us, and ver& particular
I was on it, and same of the others in the room, on
the sales ratio study when Bill Kinsley was still the
director, he undertook that study. I think we worked
two years, and I think they have had it three or foun
years and just Saturday there. But this would do
away with some of the sharp rising falls of ratios,
because they would phase themselves out, this system.

DOCTOR MILLER: Thank you, very much,

CHAIRMAN JOHNSON: Is your reasons
to the question as to frequency that it should be
triggered only by what the dispersion picture looks
like, or do you have a ludgment as to the number of
years?

MR. GREENE: No, I think it should
be a number of years. |

CHAIRMAN JOHNSON: What is that
number?

MR, GREENE: I think it should co-
incide with the county boards judgment. I think
three years, when they have the right to change

ratios is too short a period., I think every six

17

years should be the minimum. Well, it varies. Therq's

differences of opinion whether it should be six or

nine , Mr. Chairman. Some of the states have adopted




a six year basis. Some have adopted a ten year basis

CHAIRMAN JOHNSON: Other questions
for Mr. Greene? Mrs. Klein.

MRS, KLEIN: I was under the assumpt-
ion that New Jersey has some kind of a constitutional
decree, legal decree that all property in New Jersey
must be treated the same.

MR, GREENE: Assessed according to
the same standards of value,

MRS. KLEIN: How come we have had
preference treatment for the commercial propertiea?

MR. GREENE: Well, it's--the statutes
also define the duties of the assessor to value a
property as true value as of October 1 of the pretext
year and true value to be market value. So in the
approaches to value, the cost approach, market approa
market data approach are used. But also on income
producing properties, the greatest--the greatest
weight in the approach is given to the income approac
So that as tax rates go up, value would supposedly
go down on that one approach.

MRS. KLEIN: 1Is that an approach
that--I gather 1t, but i1s 1t valid under the law that

weé have?

MR, GREENE: It's--the basis, of

18
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course, it gives alternate decisions on whether
we agree or dilsagree.

MRS. KLEIN: Could you explain how
residential property could be assessed on that basis?
You said it could be done.

MR. GREENE: There are three methods.
There are three elements that enter into the income
approach. If you have--if you have an income, a
net income on a plece of property and you know what
the proper rates are, an income divided by rate will
equal value.

MRS. KLEIN: I'm talking about prop-
erty that doesn't have income.

MR. GREENE: We Jjust reverse it.

If we know what rate in values are, and we can then
assign what that net income would be required for
that property. So you would--it's not really an
income producing property, but it would have rela-
tivity. It's working it backwards. You're playing
semantics with the figures.4 But it keeps them
on the same level.

MRS. KLEIN: I gather, the thing
that you feel is important 1s that there should be,
it doesn't matter which technique you use, particularly

as long as you get equal assessments and equal assess-
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ment between facets of properties.

MR, GREENE: Absolutely. I think all
approaches, really, Mrs. Klein, would be applied.
Whether it be applied on the same basis as of the
base year with the other changes in income up or
down, being only on the basis of the net income
difference, And that could be treated along the
lines as I showed in the examples at the rear of that
report. This recognizes the change in the atrﬁcturo
of those income producing properties.

MRS.VKLEIN: The whole philosphy of
the property tax is that it's a tax on ownership of
property, it's not a tax of incoms or ability to pay.
So why is this--why is this, you know, applied to
business properties, this concept that your taxes
will be adjusted according to your income?

MR. GREENE: Well, it's not the in-
dividual income. It's the net income derived from
the property itself. Net income, and that does vary,
and the income approach 1s a very decided and valid
method of appraising the market value of a piece of
property. It's the only basis, if you have all the
data necessary, the net inocome and all the other
things that went into the property, it's the only

valid basls income producing property are bought and
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sold on. It's what the net yield is to the investor.

MRS. KLEIN: 1In cases where a man
leases a property on a hundred year lease or somethirg
like that, then the value of that plant would be
established on that income?

MR, GREENE: Not on that income. Not
on contract income. Income is gross income 1s alwaya
based on economic¢ rent or what that plant would rent
for if vacant and available today on comparable rentsgl
basis., Because, you can't--that was spelled out in
the National Shoe New Brunswick case, I thought that
the judge illustrated that very wsll, of some of the
problems that exist if we just dealt with say a
Woolworth, a longz term net lease 3such as you describg
that was entered into in the, let's say, the late
twenties, before the crash. And now we are still
talking about that kind of income, but if that prop-
erty were available today with the deecline of the
business area, it wouldn't bring any kind of rent
like that whatsoever.

MRS. KLEIN: Does your association
have any figures on what 1s spent in state and local
county and state level to administer the--

MR. GREENE: No. But I believe the

state would probably have, the local property tax
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bureau has statistics such as that, I think the
treasurer's annual report would include that. We
don't have that in here.

MRS. KLEIN: Are we going to get thaf
information?

MR. HAINES: We have the reports.

DOCTOR MILLER: How much did you
spend on assessmentas?

MRS, KLEIN: How much does it cost
to administer the property tax? I went to find out
for the two blllion dollars that we raise in property
tax, what are we paying? Just like you figured
admini strative cost of the sales tax and so forth,

DOCTOR MILLER: Well, you would havd
to add up three sets of numbers, and some of them
are a little unclear, particuarly what is spent in
the local offices, assessments, because the way it's
recorded, not that you can't find it, but just the
way 1t's recorded.

MRS. KLEIN: And included outside--

DOCTOR MILLER: No. That turns out
to be very--it varies from year to year. But we
might gt an estimate of it.

CHAIRMAN JOHNSON: Are there further

questions here?
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DOCTOR MILLER: Could I Jjust get
back to the question of valuation for property

according to its income? The courts haven't always

23

limited the valuation to income. This 1s one approa¢h.

MR. GREENE: That's correct.

DOCTOR MILLER: And you have market
and cost, and in any event if you're looking for
what the willing seller and buyer would exchange
for, the big question 1s; why the confidence factor
that the buyer has that the incane now projected
will continue, and the seller'as lack of confidence
in it or vise-versa? Now, to teake a pure arithmatic
calculation of income value and saj currently this
is what 1t is, current cap rate is this, and tax
rate is this, this 1s what its capitalized value is,
It seems to me that if that's what you're facing ,
and it's very serios, of course, in many of the down-
town areas which are declining, it should be possibld
to take all that problem directly. I don't know
how. I am not an assessor. But if you are able to
legislate to us a base period concept, why can't you
legislate the formula for valuing commercial propert

weight
require equal / - to be given to the three values

everywhere in the state by all assessors?

MR, GREENE: You mean the three




approaches?

DOCTOR MILLER: Yes. As a matter of
fact, it's not original with me, because the New
York courts years ago used to do that in different
economies,

MR. GREENE: Well, they are supposed
to consider the three approaches.

DOCTOR MILLER: I lknow. Consider is
a rough word, Consider and disregard.

MR, GREENE: I don't think you can
give equal weight or proportionate weight to any one.
Becaus e any member of the appraisal profession is
supposed to use all three approsches. But his final
Judgment, and this is a judgment factor of which of
the approaches truly effects the willing buyer and
wllling seller concept, as the one he's going to
give greater reliance on. I think from experience
we found that in New Jersey, or my experience, I
think probably the majority of the assessors in the
room, have found that all of the sudden the court
is just short cutted the other three down to the one),

end that decision is based on the income approach.

DOCTOR MILLER: That's what I'm ask-
ing. I'm asking whether if you're going to legislate

anyhow where there wouldn't be some approach to this
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problem which would avoid or try to avold that kind
of notion of value. Particularly when any one of

them always has built in the expectation of the futun
What you're discounting for that or not.

MR. GREENE: Right.

DOCTOR MILLER: So we are not looking
at 1t as a mechanical thing. Self assessment would
do it. Is there any possiblity we could write in
your judgment a rule to go by which would, and of
course we have to face the constitutional requirement
which would improve the present situation?

MR. GREENE: I think--I think what
we would actually be doing there is if we negate
this approach, it is very valid, we would actually
be going to classification, wouldn't we, doctor?

If we did this? We say forget that, and as long as
everything is on the same basis, we s£tually in
effect, through the back door--

DOCTOR MILLER: We would write this
rule for all properties.

Mrs. Klein's question, or both my
tinking about it, you have this single family resi-
dence which doesn't have actual income as computed
income, and you use that rormulé for that property,

too.
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MR. GREENE: Oh, it could be done.

DOCTOR MILLER: And you use it for
all of them, and, of course, you still need to know
market sales involved, but there would be a third
of the factor.

MR. GREENE: The point you're going
to in using this, this substituted method is very
valid in the market approach, becaise I have a firm
conviction that the only ones where you get the true
history of sales in the state are the residential
properties. You don't know all the considerations
gone in the disposal sale or vacating of a plant, or
some of the downtown or older taxing districts. We
don't know the reasons or all of the reasons behind
the sales of a commercial plece of property. And
some. of those contracts that are into, I defy any
assessor to those--so I really know what the real
thinking is behind the purpose or sale of some of
these properties. So it is a weakness--

DOCTOR MILLER: Couldn't you make
the process a lot more tangible, a lot more objective
if you had a formula to apply to all properties?
Under the present constitution according to the same
standard of value, it would mean the same standard of

value, but you select a formula for your standard of
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value which would give due weight, mainl& one-third
to a current capitalized value, one-third to a curren
reproduction cost less depreciation, and one-third

to sales of comparables, if you have it. Since you
dn 't have them, you may have to drop them for the
type of property you're talking about.

MR, GREENE: I have never thought
of it--it never even entered my mind, Doctor. But
it seems to be contrary to the appraisal process
itself. It seems to violate it.

DOCTOR MILLER: Of course it does,
but it's violated everyday by the people that are
doing 1t.

MR, GREENE: That's true.

DOCTOR MILLER: This is all with
due respect to the expert. We know you just can't
got all the facts.

MR. GREENE: That's true, Doctor.

I would say that as whatever the law might be, and
being concerned primarily with the one thing, equity
in taxation, I think it's safe to say that every
assessor in this room would be for a method that
would assure that and make the administration of
that possible. If this could be worked out, I don't

say yes, but I am not sure about the one-third, one-

t
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third, one-third.

DOCTOR MILLER: I am not, either,
But I will have a question coming later to one of
the other gentlemen related to the same problem,

And that is, it isn't only Rader's Ralders that is
pointing out the regresstivity, and it happens that
someone can't be cured by the technic you point out,
you dan't know what the value is, and if you have
an objectiveness like this, it would be used in

that context, too.

MR. GREENE:t We just--as a matter of
fact, four of use Just attended an international
association forum in Chicago discussing these same
problems, and we know that Washington and Muskie's
subcommittee 1s looking in to it. They had their
representative there, but everything was averaged
so far, Maybe my impression is wrong, Sam or Randy,
or Norm can correct me., It seems to me that the
‘proasuro'groupa are the ones that when all of this
i1s done, I am not saying here, I am not talking about|
the State of New Jersey at all, I am talking about
some of the things that we heard out there from the
other states and Washington, and the ones that are

going to @t the preferential treatment is such with-

out--our saying it, are the real pressurs groups going
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before those subcommittees in Washington, and that's
why they are looking into the state rolls now.

MRS. KLEINt Which--

MR. GREENE: Preferential treatment
to the community, or the one thing of aid to the
cormunity with--I forget the title, the no strings
attached thing for the govermment, because they
thought they--the revenue sharing, no strings
attached, because they thought the federal government
had a more stable tax rate than the states, or the
taxing districts, and I said; holy cats, now I said,
the federal government is playing the tax rate game.
Because, now we have money, we will give 1t back to
the cormunities with no strings attached. I won't
repeat the corments.

CHAIRMAN JOHNSON: You're on the
record. Are there further questions of Mr. Greene?

MR. GUNTSCH: I have a further
question. I think most of the questions I already
have, how do you in your example, Al, how do you
reconcile the fact or justify the fact that assuming
the incame approach is a valid one that a--that eleven
percent increase in income results in a sixty six or
two thirds increase in tax?

MR. GREENE: Well, this was--all thig
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was was taking the tax rate of the base year, what
the other tax rate is, and find out what the obliga-
tion for the increase in taxes would be to any given
class of property. That's all that was, just to
prove that the method, in my thinking, is valid.
I am saying that everybody has an obligation to sharg
increased cost of govermment, whether they be resi-
dential, commercial, or industrial, or special pur-
pose properties, and this {s one method that would
go out. Well, this tax game that is done on appeals,
on tax rates. We're the only class of property that
can employ it.

CHAIRMAN JOHNSON: Are there further
questions?

A SPEAKER: 1 may make one comment.
I would like to refer to the statute that Marriot
referred to, and I think one of the biggest falacles
to the statute is that the assessor must assess all
proporty'according to its market value. Now, this
is almost an impossiblity in most of the taxing dis-
tricts throughout the state. As of October lat, the
present tax year, in order to comply with that, he
would have to revaluate every single year, and this
Just cannot be damne. And maybe some of the amaller

taxing districts with five hundred, this might be
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accomplished. But certainly it can't be, and I thinlk
this is one of the reasons Mr, Greene pointed out

that most assessors have been staying with the base
year, rather than trying to camply with the law which
is impossible.

CHAIRMAN JOHNSON: Right. Thank you.
Let's have a recess for lunch and cut it.

MRS, KLEIN: We had some testimony
when we over in Fort Lee about--from people who live
in houses which are in an area which has become a
high rise area and 1t probably has increased in
value astronomically. Although I am not positive
that someone owning a small parcel of land in an
apartment high rise area would have a comparable
increase of the value of that smaller parcel, you
know, if it wasn't arallable for high rise. These
people testified that they've been living in these
houses all their lives and want to stay there. Be-
cause they changed them to high rise, they are being
forced--well, they can't say it, their taxes have
gone up. It figures you Jjuste-now, I wasn't aware
of that, that we had--that our taxes were, you know,
based on the assessed usage of land, that we had a
land tax. And to me this sounded very much as though

that practice was applying to land tax,~saying, w0114
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you live on this property, this propertf to be used
for high rise. Based on that, it is worth much more.
Therefore, you're taxed at that level. And I was
really surprised to hear that. I thought until the
land was changed for that new use that it retained
its value as a residential piece of property.

MR, GREENEt I think I am familiar
wit type property you're talking about in Fort Lee.
And that would be the property that would fall into,
if they were going to devedop it into high rise, would

fall into a--assemblies plots, so it's a small pilece

of it. But under the zone up there, we must rooognizr

the highest and best use of the land as the zoning
permits, whether it's a small piece. It isn't going
to have the value it could have if it were part of
the entire tract permitted, permitting this high
rise use. Although, the value is of by virtue ¢ the
zoning, the change in use and everything else. But
then the building itself has a negative value, and
the value of that building on it probably detracts
from the land value. Although this is true, and this
1s true not only in Port Lee, it's true all over the
country. It doesn't p;rmit the value for the use on
which property is put. It is market value., So,

value, even though the person that lived in the home
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and raised all her children wants to 1iv§ there, if
the economy has changed and everything changed in
that community, and that value is upwards, you have
to., And that's true. And I don't lkmow what the
simple answer to that is. It is not under its pres-
ent use, It'w what the value of that property is.

MRS, KLEIN: Have you given any
thought to placing a tax upon the transfer of real
estate? A good capital gains kind of tax at the
time of transfer would be better--

MR. GREENE: I know you heard a lot
of things to the contrary. You heard people saying
do away from the property, and we will go to an in-
come tax. The only fair tax, really, if you look at
it in the administration and loopholes, the only faixr
tax is the one that is according to its velue, the
property tax. It's the only one that--that it was
left with the people by choice. You have no other
tax that they have any cantrol over whatsoever,

MRS. KLEIN: They don't have any
control on the property tax, either.

MR. GREENE: They have the right to
do with the property;. They don't have to--they don't
have this choice on anything else.

CHAIRMAN JOHNSON: I bellsve Mr.
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Mowery has a question.

MR. MOWERY: Mr. Chairman, I have a
special request. This is the first meeting I am
going to have to--I have to leave at one thirty. If
you allow me five minutes, I would like to respond
toMr. Bailey. I am vitally interested in his--if you
overrule me, I would--it would take me five minutes,
I think, to respond. I know--I don't know whether
this would be out of order, but I muét leave at one
thirty.

CHAIRMAN JOHNSON: Okay.

MR. MOWERY: I appreciate the
opportunify to make a few comments, Mr. Bailey, be-
cause I happen to be a farmer. I think there's been
a tremendous misunderstanding in this farmland
assessment =ct.

First, I think I would like to
suggest that we ohdngo to the open space assessment
act. You made a couple of recommendations here,
whether you are aware of it or not, but maybe one

percent of the farmers would be eligable for the

3b

farmland assessment, I point this out, you're suggesgt-

ing a gross of one hundred dollars per acre. I
don't know what county you're from. In north Jersey

we have land, if it has a gross of thirty dollars an




acre, it's not doing too badly.
Now, to clarify this, we have veget-
able crops in south Jersey that are very high income,

gross income producing per acre. In north Jersey,

from here north, we have land where we are restricted.

We can only grow low income crops. For instance,
wheat, barley, we are mainly dairy. Wheat. If you
get an average yield of forty bushles to an acre,
and I have seen thes price we got, a dollar a bushle.
So you can figure that out. We are mainly dairy.

So this would make practically every farm--there is
no farm that I mow of in north of Trenton that
could produce a hundred dollars gross income per
acre,

Another thing you're saying here is
that the--there had been abuses of the law, mainly
the land speculator who, as a tenant farmer, I am
no longer farming my land. I had to quit. But I--
if I want to farm 1t, I have to look to a tenant to
farm my land., Now, here's what's happening in this
agriculture economics. We heard that land that the
farms have disappeared, so many, you know, this is
not true. Land is not disappearing. It's still here.
What's happening, we are having a small operator, a

hundred acre farm, their disappearing because of the
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price of equipment to gerate. You can no longer op-
erate a hundred acre farm. So what's happening, the
farms are still there, but they're tenant farmers
that are representing, instead of a hundred acres,
maybe five hundred acres or more, with the large
tractors and equipment, economically they could not
farm a hundred acres. So, under the farmland assess-
ment, I am paying my full share. I don't know how
much longer I can do it. But I Jjust wanted to point
this out to you. I think you should take--take this

into serious consideration, if you look into this,

under the farmland assessment act, of your recommendsg-

tions, I don't think it would be one percent of the
farmers eligable,

So, mainly the whole intent of that
act was to maintain open space. Thank you.

MR, BAILEY: Could I just say one
thing?

CHAIRMAN JOHNSON: Sure.

MR. BAILEY: As I said at the be-
ginning, Mr. Mowery, these are not necessarily my
opinions. These are consensus of opinions of the

hundred dollars per acre. Also, if you remember,

I sald about this advisory cormittee that was estab-|:

lished by law that sets up values of property which
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is affiliated with Rutgers University, ahd they
established the farm values per year on certain types
of soil., I am from Middlesex County, and I under-
stand the problems up in Hunterdon County, because
I have been talking to individuals up there, the
northern part of the state.

Now, when they established these
values, they could establish criteria on the type
of highest and best use of the soil, soil capability
maps, the capability between assessing flume and
sagsafras or plain clay or swamp, or whatever type
of individual land that is involved becomes into a
capablility. Perhaps, a typical incident would be
that you have sassafras flumed land which would be
the highest capability of soll, to get the best
product, and the best produce out for not the farmer
himself, but also for the state of New Jersegy and the
consumer., That individual will start a nursery,
which 1s not the highest and best capability. There-
fore, under the woodland portion of 1t, there is a
different value--different values that are establishe
in comparison to crop land harvest., This is a study
that has to be done in the entirety by this farmland
committee, headed by Doctor Luke from Rutgers Uni-

versity Agricultural School. And these individuals

d
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that could have the study and make it a#ailable to
the individuals that are responsible, and there is
nobody that 1s better responsible to adminlister the
farmland assessment act than the assessor himself,
because he's the one that knows the community better
than anybody. And as far as your tenant farmer is
concerned, again, I think you've got the wrong con-
ception of what I tried to bring forth. What is
happening i1s corporations such as typical incidents,
let's pick Bell Telephone 1s here. We will pick on
Bell Telephone. Bell Tele goes out and buys a
hundred acres, and Mr. Befarah, so he goes out and
farms it. There 1s nothing wrong with that. But
the law should be specifically, it should be clear!
and make known to the assessor which is the adminis-
trator of this law, that it's owned by Bell Telephond,
but it's farmed by Mr. Bafarah, and make substantiatd
ing evidence known as part of the application to the
n8sessor. And this is what I was referring to,

Mr. Mowery.

MR. MOWERY: I didn't mean for you
ve answer me. I imagine this afternoon there will
be further questions.

MR. BAILEY: I just want to get you

straight before you leave.
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CHAIRMAN JOHNSON: Gentlemen, we are
recessed.

(At which time there was a recess for lunch.)

CHAIRMAN JOHNSON: May we resume the
questions with Norm Harvey, please. Whose going to
start off?

MR. HARVEY: Mr. Chairman, may I--
during the questions that were put to Mr. Greene, I
had several thoughts, and I discussed these with
Mr. Greene regarding the base year, and why we are
--while we were having lunch., There are a couple of
points that I could very briefly make, and I would
like to do so at this time, if I may.

CHAIRMAN JOHNSON: All right. Proceedg.

MR. HARVEY: There was a question
about the effect of the base year which seemed to
have the thrdst of being related primarily to a perio$
of time, three years, six years, nine years. What I
would like to emphasize here is that when we are dis-
cussing base year in terms of assessing practice,
what we really are talking about is lengthening out
what 1s already a base manth, so to speak. There
isn't anj question as value changes during the twelve
month period between one October lst, and the next,

which is the basis for New Jersey statute. But that




what we are suggesting is that a year's éhange in
valuations 1s not long enough for the observation of
the kind of permanent trend effective property
valuation, which would be properly recognized in a
change of assessed value. And this is 6ne of the
bases that we have for recommending base year assess-
ment .

What we are saying 1s not so much
the change from one year, a unit, to three years,
three units, but changing it from twelve months to
thirty six months, and that doesn't seem like such
a radical proposal on those terms.

Second of all, one ofher question as
to the class benefit embodied in the principle of the
economic approach, or in the income approach, the
valuation, Mr. Greene agreed with me that it should
be pointed 6ut for the record that it is not an in-
tentional class benefit that is being granted to in-
come producing properties. Rather, the incame pro-
ducing propefty 1s assessed by the income approach
and their counterparts, the cost approach, and the
market data approach, but that certain inequities -
growWw out of appeals which are filed by members of
that class, and where judgments arevmade with the

greatest weight being given to the income approach,
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as en indicator of market value which is the same
standard of value which is required by the constitu-
tion. So that it is not so much that the assessors
are granting these speciesl favors to income produecing
property, but that they are--they are not being given
a reasonable basis for defending the valuations they
have on the books. When that kind of property is
appealed, and when evidence is brought in based on

a current situation which 18 not related to the same
standards or the same base of wvaluation as other
properties in the district. I think with that on

the record, I have--

CHAIRMAN JOHNSON: Yes, you've made
your point well.

MR. HARVEY: I have clarified those
points we felt were missed in the earlier session.

CHAIRMAN JOHNSON: All right. Now,
do you sutmit to questions?

MR. HARVEY: Surely.

DOCTOR MILLER: I think by way of
clarification, also, Mr. Harvey, in your papers you
make the point which certainly I think is easy to
agree with that the ratios were provided for a given
purpose, and now we are trying to use them for some

other purpose. What I don't see very clearly, I
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don't see at all in fact is that if you eliminate the
use of ratios in appeals based on discrimination,
where does the property owner go to use to show any-
thing other than his own value, being shown that,
or what is he going to use to show discriminaticn?
MR. HARVEY: Well, I think, that's
of course, of concern. But the degree of--the degreq
of inequity is really the problem. Not whether there
1s an equity, to be able to establish by the use of
fixed ratios to the second decimal point, no less,
that this ought to be my assessed value, because I
am a taxpayer in a given district is wrong. I think
it has to be recognized that it is not an exact
science that the legal basis for, is the opinion of
the aaaeasof after all, that this has to be reason- -
aply related to what the property would sell for;
But when we have to defend our assessment against
the contention, not by unrepresented taxpayers, but
by attorneys who are saying that our--our clients
property is valued at ten thousand dollars, but your
assessment ratio is seventy percent, so we are hereby
applying for a reduction to seven thousand dollars.

I am sure that those of us who are here at the table

having been exposed to all the intricecies of proportb

valuation would recognize the falacy in that.
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DOCTOR MILLER: Sure.

MR, HARVEY: Unfortunately, the falacy
isn't always recognized by the appellant bodles that
hear these cases, and it's to do away with that kind
of approach.

DOCTOR MILLER: Well, quite a few
years ago, I had something to do with a bill known
as S-2. I don't know what the present version of
it is, which was to acknowledge that the best assess-
ment possible, reaslly a well conducted office over
a period of time probably would turn up coefficlent
variations of perhaps fifteen percent, so that if
you fell out within the band, you had to--if you go

outside the band then perhaps you should be brought

[14

down. And brought down to where? I would say brough
down to the edge of the band, not to the actual
average. But, would such a schemes satisfy your
problem?

MR, HARVEY: Yes, very definitely.
And I have the agreement of my collegues. On this
very point was discussed-—

DOCTOR MILLER: I notice thej are
gll shaking their heads. Well, then that would answer
the question I put. Mainly, we wouldn't want to go

back to the days before in re: Kantz, or even before
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it. What do you call it, the Mrs. Swits case, when
the only way you could get reiief in diecrimination
was to prove what everybody was assessed, and then
have yours raised to theirs.

A SPEAKER: Theirs raised to yours,

DOCTOR MILLER: No. Yours raised to
theirs. Or if you were higher, then theirs ralsed
to yours, yes, That scheme was really bad. So you
are not suggesting that I take 1t?

MR, HARVEY: No. Not at all. And
there are, I think, good evidences of the fact that
we have long passed the point where anything like
that would be possible today. The county boards are
much more alive to the significance of ratios than
the corresponding coefficient of dispersion, but the
coefficient itself is an indicator of a broad dis-
criminatory situation, not necessarily a practice,
but 8 reflection of a market which has placed these
assessments in that position which can be critieized
and should be changed. But we are now talking about
the individual, the individual property ovner who
bases an entire case, and sometimes to a great deal
of money, and the better held they are, the bigger
the property they own, and the more negative effect

it will have on the revenue of the taxing district
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to have a case based on a ratio and havihg that ratio
accepted as evidence--

A SPEAKER: The Feer case,

MR. HARVEY: Right. I have no ob-
jection to a taxpayer, a homeowner, and ask me what
my ratio 18, and asking me what I think his ratio
to true value is, and having an application made to
me personally that I ought to be given an adjustment.
I would be susceptive to that, but you have a large
property owner not even speaking before the hearing
then clought me with the opposition that his property
is worth "X" number of dollars, and he ought to be
assessed at same percentage of that, it negates my
whole function as the city assessor.

DOCTOR MILLER: Well, I think that the
only next question obviously is along the line you're
already talking, that is what assessed--would an
assessor be able to pose a quick and cheap appeal
for the smaller property owners who feels agrieved?
Now, he may not be agrieved, we understand that. But
right now, accept that he cames in and some men re-
ceive him well, and we know some men take it as some-
thing of a reflection on thelr ability, but i1s there
something formal that would be a good idea to try

to install which would give a quick and cheap appeal
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to the smaller owner who feels that he hasn't been
dealt with fairly?

MR, HARVEY: I personally would like
to suggest something of that kind, but I do feel
that there would be probably same reaction from the
present county board of taxation appeal. I take it
for granted that you're talking about a step hetween
the taxpayer-assessor relationship, and the taxpayer
going to the county board of taxation.

DOCTOR MILLER: Yes. That was
orginally designed to be a rather inexpensive and
simple appeal. We know now that it's no job for an
ameture most of the time, and it depends on the board
and the circumstances. But if he's going to bring
in an appraiser and a lawyer and take the time and
go through the steps, it's a little bit more than
many small owners can pick up.

MR. HARVEY: Right.

A SPEAKER: I think the problem with
the small taxpayer is, what is the value of the
property. This 1s the crux of the whole thing.
They're not really aware of what their property is
worth. What they are trying to do is take the assess-
ment and apply a ratio against it, assuming that fhe

assessment is the current market value, which in mos ¢




cases if you had a recent valuation, it'é not the
case., You're living in a revaluation six years ago,
against that six year old assessment. This issdl
the property owner knows. He doesn't know the curren
value of his property.

DOCTOR MILLER: If he needs- if it
were possible as a rather simplified exposure and
in a systematic way, that will make the thing reason-
able to him. I know many men are doing this anyhow.
People come in and you show them the cards, and what
you did and he goes away sometimes satisfied, but if
you think that's enough, maybe that is. Or, perhaps,
it would be wise to consider some more formal time-
table when it's known to everyone, and you can go in
and see the assessor and samebody else and get a
review, if you're not happy.

MR. HARVEY: That might be the answern
Doctor. It might be to formalize what is now a
suggested procedure. As a matter of fact, county
boards, when a taxpayers comes in to file appeals,

usually ask them if they have consulted with the
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assessor. Perhaps to formalize the interview approach.

Possibly add someone else to the hearing, to give it
the assemblance at least--

DOCTOR MILLER: A little independencdq




MR. HARVEY: A little independent
Judgment. Other than the assessor reviewing his
own work., Thatnmght be helpful to the--to the
psycology of the situation, not necessarily to the
solution, I don't think the results would be much
different than what they are today.

DOCTOR MILLER: You might be out
voited.

MR, DELGADO: Doctor, did you spesak
asbout S-2? S-2 was brought up by Sid Glaser due to
the fee or rebill, and we remember that so very well,
and we sort of lean to it for this reason, and going
back to the 1little property owner again. The man
"buys a house for twenty one thousand dollars, and
you have it assessed for twenty one five. So right
away he's down and wants you to reduce it for five
hundred dollars, because you have it in for twenty
one five. That sort of would eliminate all that, and
a lot of pickiun things that you run into in this
facet, or this appeal procedure.

MRS. KLEIN: I don't understnad why
you would want to bring him to the edge of the stand-
ard deviation. Why wouldn't you want to bring him
into the middle?

DOCTOR MILLER: I am speculating, the
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middle is an average of a sample, which may or may
not be the kind of sample that includes his property.
So the first assumption that you make if you bring
him to the average 1s that he has a right to be at
a point where most people are not. By definition,
an average is where most people are not., You have
those below and those who are above. So my only
reason for bringing him to the edge of the band, or
somewhere in the band, I didn't spell it out that
muich, is to recognize an average for what it is,
It's not a 1line. If you include all the cases within
the particu;ar coefflcience of dispersion, you would
have a bard. And my only thought was that he has
not--he has no right to be better off than everybody
else whose in the band and can't move because he
hasn't got a case. If you're just within the band
at all, you don't have any case.

MRS. KLEIN: Since I have been sittin
here, I have really been sort of shocked at the gen-
eral acceptance, the thirty percent difference and
tax assessment, because in the--in the o0ld days when
taxes on property were low, that would be acceptable,

DOCTOR MILLER: You say thirty per-
cent.

MRS. KLEIN: You're talking about

g
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fifteen percent either way.
DOCTOR MILLER: Average.
MRS. KLEIN: Aren't you talking about
fifteen percent standard deviation?

DOCTOR MILLER: That was to a place

where you get a reduction, yes. If you took a fiftedn

percent of the level at which you are, which is true)
you have--you could have thirty percent.

MRS, KLEIN: Well, you do have thirtﬁ
percent, otherwise you wouldn't have that table.

DOCTOR MILLER: Right.

MRS. KLEIN: In the days when people
were paying seven hundred, a thousand, fifteen hun-
“dred dollars taxes on a modest house, that thirty
percent difference between me and my neighbor is a
blg amount of money. You know, it could be rifty
dollars a month. And I just don't think we can con-
tine to consider this a good acceptable level of
performance that there would be this much variation
within a--

DOéTOR MILLER: 1If 1t were possible,
I would say that I would prefer to be a ten.

MRS. KLEIN: Zero.

DOCTOR MILLER: Zero, because this

is a matter I think everyone would prefer a zero, but
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dealing with a matter of judgment, where the assesson
judgment however is well informed, it may not be
actually on the nose,

MR. HARVEY: I would like to get intg

that statement right there and name it, because you'ne

not only talking about the assessors judgment, you're
talking about the judgment of the buyer and seller
who create the ratio in the first place.

DOCTOR MILLER: Of course.

MR, HARVEY: So this is what you're-
what you're dealing with, a percentage of a percent-
age of people wims and caprices in a market which
is in an extreme right now, and which no one can
anticipate the direction or the magnitude of it in
the next six months, let alone twelve months, and
that's where the--the aone year assessment cycle em-
braces. So that we are not dealing with hard and
fast figures. We are not--we are not ready to ad-
mit that someone who is within this thirty percent
is equitably taxed and all outside are inequitably
taxed. It could be in very extreme drcumstances
exactly the opposite, and for varlious reasons. What
we are dealing with is a concept of true value, and
these--these may very well be put in quotes, but it's

not as silly as it sounds, true value is a very def-

51



inite meaning, at least in the minds of the people
who use it, but with dealing with that versus a
market indicator, if we were to use the very most
sophisticated technics that we have available today,
we could change property values like we change priced
in the stockmarket by adding the most recent sale to
the data fed into the computer and out would come

a perfectly new tax list everyday, every time a sale

took place, everything else would change. Now, that'ls

--that's not a reasonable approach to quote true valuk
unquote, because everybody would recognize that the
last sale should not have all that effect on all the
rest of the sales. But that's what we are talking
about.

DOCTOR MILLER: Rjight.

MR. HARVEY: Any individusl sale
having all that effect on all the other sales is a
reflection on the judgment of a loecal assessor, in
terms of this spread evaluation and so on. So we are
not talking about anything that is so minute that we
can pin it down to the last two decimal places which
1s where the director's ratio takes us, and from that
point of view, it has to be a pragmatic range that we
are shooting at, not a bull's eys.

MRS. KLEIN: Well, we had testimony
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in Jersey City that when you have this sbecial legis-
lation that allows people to buy houses without down-|
payments, some kind of federal housing program, that
as a result of that, people are buying houses at
highly inflated prices. They abandon them, and--but
those highly inflated prices for those houses effect

the ratio for the whole community. And it really has
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a terrible effect on the tax rate. I just keep getting

more and more convinced that we are dealing with a
very bad tax and taxation is a very bad point of
peoples lives, and they have a right to be taxed

equally, because, you know, I am sure we can improve

it, but I am not sure we can improve it satisfactorily.

MR, DELGADO: You're talking about
this range here, and the high inflation. Now, going
right back to this subject, where I said with the
five hundred dollar differential, if that man applied
to the county tax board, the county tax board would
say, well, the fair market value is twenty one, not
twenty one five. But if the dale was twenty two
thousand dollars, you wouldn't be able to increase 1t
The assessor can't go ehead and increase the thing.
So he's only got a one way street, that he has no--
he can't knock it down, but he can't go ahead and

take it up the other way. Sovyour ratio is being




effected on a downward trend on the oth&r basis, be-
cause the sales is going up, and you divide the sales
to the assessment and the ratio value.

MR, HAINES: Randy--

DOCTOR MILLER: Mrs. Klein 1s the
chairmen in the absence of Mr., Johnson.

MRS, KLEIN: Oh, I am? PRease pro=-
ceed.

MR. BROKAW: Mrs. Chairman, in the
question of being taxes equally, I would like to
address myself to the remedies available to these
modest homeowners as of today. As you know, every
year .each assessor must advertise his complete tax
roll, muat bé a public notice., And anyone may inspedt
that and see what assessment has been made against
him and all of his neighbors. Now, the owner does
not have to be familiar with these ratios and all of
this. They can come into the office and inspect this|
list and see what assessment has been made against
their property. And we assume they have a three bed-
room cape code with a bath and a half, and it's assess-
ed at fifteen thousand dollars. And they probably
have neighbors that have a cape code with three bed-
rooms and a bath and a half, snd they can bring it to

the attoncidn of the assessor, the assessment on thosp




similar comparable properties, and they are entitled
to similar treatment, a similar assessment. And I
think relief can be granted right then end there in

the assessor's office.

I know I have a form and make avallable

to the taxpayers the assessment on their property,
and all other similar properties. And if they do not
receive relief that they think they are entitled to,
it's a very simple matter to proceed to the county
tax boai'd of appeals.

MRS, KLEIN: Nobody I know that has
ever tried this has said it's a simple procedure.
But do you really feel that these books should only
be opened, you know, you have this one day that you
can go down and look at this and make this appeal.

MR. BROKAW: Spesking for myself--

MRS. KLEIN: With the county tax
board, you have a very limited time in which you can
make an appeal, right?

MR. BROKAW: Anytime. At anytime.

MR. DELGADO: The law requires one
day. I just had a revaluation. My books were opened
three days from nine a.m. to nine p.m.

MRS, KLEIN: So we have different
admini stration.

MR, DELGADO: It depends on a certain
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situation, I felt the people were entitiod--

DOCTOR MILLER: It duplicates as a
public record--

MR. HAINES: Yes.

DOCTOR MILLER: And I realize that
collectors don't 1like to have you fusing over them,
but they are available all of the time, and until
August 15th, you can file your appeal.,

- MR, BROKAW: This is a public record.
It's available at the county tax board at any time.
But 1 keep a duplicate of that in my office which 1is
available for anyone at any times. And as I said
earlier, I don't know in any othsr field where you
have such remedies as you do in the property tax
field. I have been--I have cases going back years.
But if I am not satisfied with my taxes, and I am
involved in other properties in other jurisdictions,
I go in, and they give you a decision by a certain
date. And I think looking at the whole matter that
in this field there is relior,‘thare is immediate
relief, and it's quite a good system. It can be
improved. I am all for it. But I do think that thiﬁ
modest homeowner has his opportunity and can do it

himself.

MRS. KLEIN: He has no way of ovaluaﬁ-
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ing tomy how his taxes compare to the gérden apart-

mnt house.

MR. HAINES: What the assessor--when

the taxpayer comes in to the assessor's office,
Mrs., Klein, if he wants to check his assessment, he
can, And as a matter of fact, I think most of my
collegues will agree, I have my office open five
days a week from nine till five, and I tell them the}y
can see any assessment of any property, and I think
most of these fellows, where we have an office staff,
you see, you're fortunate enough, these men are pro-
fessional men, they are on full time duty. We recog-
nize that we have a lot of part-time assessors. Thly
don't have an office staff. And the law recognizes
that, and they are required‘to have their books open
at least once. And as Doctor Miller's indicated,
a copy of that tax list is in the collector's office
for them to see. So far as my collector is concerned,
he would send them right aocross to the hall to see
me anyhow, and I'd prefer that. We wouldn't have a
duplication of the testimony we got in Camden, had
those complainants goe to the assessor first, in-
stead of going to the tax list.

| But I would like to ask Norm two

questions., Norman, in view of your discussion here




about the type of appeal based on a ratlb, do you

think that if the county boards through some directiwe

or something could be instructed from a higher level
that in thse cases that they be required to take
valuation testimony rather than ratio testimony,
that might alleviate the situation?

MR, HARVEY: I think it would be
helpful. I don't know that--that--wd 1, put it this
way. I am not entirely enthusiastic about the idea
of county boards being told to do something that
ordinerily would be the function of the local munic-
ipal attorney. I think that municipal attorneys
should in these cases insist on testimony for finding
of "true value" before the ratio can be applied.
And that the issue ought to be drawn right there at
a county board hearing on value by the attorney.

It is a legal question. And I think that's where it

ought to--ought to be resolved. If a rule would bring

that about, or if county board presiding officials
could be stimulated to call the attention to municipd
al attormeys to the fact that they need to--to arrive
at true value before apblying a ratio, I am sure that
would be helpful.

HR; HAINES: Now, the other questim

Iwnted to ask you. I think you, sir, as a member of
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the committee that worked with the director in re-
viewing the sales ratio, and during the course of
your remarks, you mentioned about coefficient. I
believe you are familiar with the report of the
study that the director completed on coefficience.
Would you like to comment on that in any way because,
let me tell you that--that Mr. Arnold did appear in
this room, I guess pretty near a year ago with that
report. And the Task Force 1s familiar with it.

But would you like to comment on it from your stand-
point at this time?

MR. HARVEY: Yes, I would be happy
to. Because I think it's significant, not only on
‘the basis of what I have said, but also what Al Greene
has said. We are dealing with the question of the
income approach. 1It's pretty obvious that the ratio
Interest tax rates are all part of the problem inher-
ent in this income approach, and the inequities that
it may bring about. Coefficlence, and I am assuming
now that Jim was clear or elucid enough so that you
all have a pretty gon 1dea of what a coefficient is.
But the report he must have been talking about had the
coefficient by class, and they were segmented and
stratified and showed that in various conditions or

circumstances these could be radically different.
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And the--the necessity for this kind of ﬁn indepart-
ment study would be necessary to show what the strat-
ifying coefficient was for each class and what the
segmented was. Each had 1ts own meaning in terms

of what was right or wrong with the particular dis-
trict, But more than that, to me and obviously that
his group was working with a sample and had brought
it down to a relatively few properties, I think you
had thirteen all together in the example that he
used. But in practice even in a city the size of
Englewood, for instance, my class two sales might
run a3 high as three or four hundred a year. .Claas
two being residential property. One family, two or
four. But in the--in the breakdown of the class
four properties, apartments, for instance, of which
I have elghty seven, there might be one sale per
year. Now, that's too asmall a sample for the seg-
mentation or the stratification of the ratio as it
applies to Englewood. Fortunately, the value of m&i
class two properties is enough to overwhelm any |
dilatorious effect I might have from a bad mle in
class four., And I think that I could probably get
rid of it for one reason or another, if it was a |
bad sale. But the cancern here is that the inter-

pretation of these ratios by persons who are reading
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the table have aggregates or some other foicial
document without knowing how those things were arrived
at or what the components were that went to make up
the director's ratio, and are féequantly misled.
And this same tendancy to be misled shows up in terms
of the Jjudgments of the courts.

As I said before, this is not a--
in terms of the income approach, it is not a class
preferential treatment. It winds up being preferent-
ial treatment only for those who appeal and get Jjudg-
ments based on the same ratio consideration. And
that I think is where we are at in terms of the use
of statistical data in the assessment field. I think
we got a long way to go. I think that the technicav
that are now being developed very widely in Californip
are probably going to see some more use in the State.
of New Jersey. But I don't see that happening if
we merely, you know, sweep the problem under the rug
by transferring the responsibility to someone else.

MR, HAINES: Well, thenlyou do think
that along the lines of the recommendations of--that
are contained in this report that something could and
should be done to improve our procedure here in the
State of New Jersey?

 MR. HARVEY: Certainly. Certainly
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to refine the validity of ratio and to stablize it
for the kind of impairical quantitative purpose that
it serves and, secondly, by--by subduing its effect
in terms of evidence., I don't think that it should
be ignored in evidence, but I think it ought to be
kept in the proper perspective. And 1f the locsal
profession can't come up with some kind of a recom-
mendation or statutory provision that would put it

in its proper perspective in litigation, it would be
useful.

DOCTOR MILLER: .I——along the same
line of improving the ratios, do you have any view
on whether it would be useful considering the cost
and trouble to supplement the sales each year with
field appraisals of those properties that don't sell?

MR, HARVEY: Ver definltely.

DOCTOR MILLER: Do you see in it as
an administrative feasible technic, considering all
the properties there are, and the extent to which when
you go out and do field appraisal, you get involved
in some other properties?

MR, HARVEY: I see it feasible., I
think it's bordering on essentials in districts--in
districts where it's--where there is elither two situad

tions. Either overwhelming will of the people, so to




speak, which might override a professionél considera-
tion in certain circumstances. This would be the
case where voters would be able to change the assess-
ment policies of the town to accomplish a social

purpose by their own pressure numbers, overwhelming

the professimal approach to--demended of an assessor|.

The other situation would be just the reverse where
there aren't enough concerned people to influence

the correct professional approach and demanded as a
matter of right under the law., The fact that county
boards are now using statlistlical standards for de-
manding revaluation programs ought to be supplemented
by some objective studies being made in the nature

of an audit to determine whether or not the processes
of the assessing officer, the local assessor officers
were in fact valid when they were done. If the
evidence shows that the assessor was guilty of either
misfeasance or malfeasance in the preparation of his
assessed values and that was the cause of the bad
showing in the ratio at the coefficient, then some-
thing should be done about the assessor, befére the

valuation should be rectified, because that's where
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the difficulty lies. On the other hand, if the assespgor

had performed all of the required duties and had in

fact had exercised good judgment in the arrival at




figures which he used in the tax list, then it would
appear to me to be extrainious to have a total re-
valuation by a more or less and probably less compet-
ent revaluation contractor who might in fact come up
with a set of figures that were as bad or worse than
what was there in the first place. I think that the
determination has to be made, the only way it could
be made is by an audit of how the figures were arrive
at in the first place, in addition to the sales study
which is as much an indication of the market as it

is of the assessing practice involved.

DOCTOR MILLER: One other question
about the ratio practice in conmnection with the base
.year method of assessing. You currently use the
present, or you're proposed annual receipt of ratios.
And you're using the base yit-mothod of assessing.
How are you going to reconcile the two?

MR, HARVEY: I don't understand it.

DOCTOR MILLER: Well, your base year
1s designed to stablize an effect--

MR. HARVEY: Valuations.

DOCTOR MILLER: Yes. Your annual
ratios are built from people whe don't care about
your stability. They're buying and selling property

at whatever price they shall exchange, and you're
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going to relate that to your base year values with a
result you're going to have to get a rise in economy
end a decline in averagemtio. And in an active
municipality, you canl get a wide dispersion. In a
sense that all those things that Mr. Greene said you
do, it's hard to keep up with an annual basis anyhow.

MR. HARVEY: If I may, there are two
separate things involved. The declining ratio under
the base year should be of no concern, as long as
the coefficient of dispersion were acceptable.

DOCTOR MILLER: Yes.

MR. HARVEY: And when I say acceptablp,
I mesn it should be allowed to fluxuate, and 1t does
fluxuate. There's a current misconception that a
coefficient of dispersion rises every time the ratio
declines, and it's not neces?arily true. And it
could be true that a coefficient could improve withoug
the assessor doing anything but copying his list, be-
cause the market would be the reflection. So that the
coefficient, if it were a--a significant indicator of
growing trends which were bringing about inequities
on a gradual scale, too much to be taken care of by
individual appeals, and there always is some respons-
ibility on the part of the taxpayer to look to his own

interest and take care of individual deviations by the




appeal process, but if the trends were such that thor?

were indications of the need for a realignment prior

to the end of the base year cycle, then I think that
.

provisions ought to be made for that. And I think

one of the first persons to realize that this was

golng to happen would be the local assessor. Except

possibly the guy who is sitting at the end of a com-
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puter tape reading off the results of a very sophistip-

ated program.

DOCTOR MILLER: Thank jyou.

MR . HARVEY: And I do see that that
is a distinct possibility, and certainly would be,
I think, a very viable approach to the implementation
of the property tax, and a more sophisticated regime.

DOCTOR MILLER: Thank you.

MRS. KLEIN:‘ Anybody else have any
questions of Mr. Harvey?

Oh, you're back,

CHAIRMAN JOHNSON: Yes. Go ahead.

MR. HARVEY: Do you want me to repeat
what I said, Mr. Chairman?

CHATRMAN JOHNSON: No. But if you‘
will write 41t out for me, I will read it.

MR, BEFARAH: I would like to address

my remarks to Mrs. Klein. 1Is she still the chairman




or chairlady?

MRS. KLEIN: No.

MR. BEFARAH: You spoke about before,
about appeals and the processing of them in aiding thh
small taxpayer.

MRS, KLEIN: For what?

-MR. BEFARAH: Aiding the small home-
owner. Randy has tried to point out that when most
of us, I can't speak for every assessor in the state
of New Jersey, but I think that the camplexity of the
assessor hag changed as far as we are concerned. I
certalinly feel that almost all of them try to acoom-
modate that small homeowner because we recognize
what is happening. Just as an example, a taxpayer waps
at my office yesterday, Jjust dropped in, as busy as
I was, I found time for him; I didn't tell him to
wailt or file a tax appeal. I would rather listen to
the case in my office, listen to their arguments, see
if they have merit. He met at fifty percent with me,
When I felt he was entitled to a small reduction on
one, and the other, I didn't see any room for any
change. I didn't tell him to go to court with both
cases. I told him i1f he needed any assistance on

even filing the appeal, I would help him. And I

think that this is really the policy that the assessops
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have came to recognize in the state today. Where as
years ago, the asseasor, as Doctor Miller pointed ou
felt a reflection on his abllity. I don't think we
feel that way today.

MRS.KLEIN: I wouldn't want you to
think that anything I said about the property tax
is in any way intended as a personal attack upon
assessors, I am very happy with my tax assessor,
and I think that tax assessors who have appeared be-
fore our cormmittee have been outstanding and certain
we have got a--1 am just pointing to some of the pro
lens that I think are inherent in a2 tax when it's--
when it has bscome such a major source of revenue fo
all services in the state. And that's what I am
bringing out. I think that many of the problems of
the property tax could be qﬁito tolerable if it was
at a low level. But it has become the major source
of a tremendous large amount of money.

MR. BEFARAH: No question about it,

MRS, KLEIN:t It has for a long time
been the major source of incame. But now with the
type of expenditures we have it becomes a very im-
portant tax in peoples 11vol. And in some cases,
it's far in excess of their federal income tax. And

80, that's why I think that the problems that are in-

4,

!

»
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herent on the tax, not the assessor, are'something
that we have to pay very considerable attention to.
And certainly some of the testimony we heard from
various parts of the state indicate that a ﬁaxing,
assessing practices are present here, and most of
our cormunities, certainly not all of the state, and
we feel that--

‘ CHAIRMAN JOHNSON: Are there further
questions from Mr. Befarah at this juncture?

A SPEAKER: I would like to request
o question of Doctor Miller.

CHATRMAN JOHNSON: I don't know
vhether the Doctor would submit to questions or not.

DOCTOR MILLER: I would like to hear
the question first.

A SPEAKER: 1It's a follow up on your
proposal., Possibly we have fleld investigations on
sales, on propertlies that aren't sold. One of the
things that wé could possibly have follow up fileld
Investigations, would be maybe to stratify sales into
value ranges, for that reason. In Millburn we have
ranges of values on residential from thirty thousand
to maybe two hundred and fifty thousand dollars. Ver
few of these houses that sell in excess of a hundred

thousand dollars. Very few. But yet, the ratios
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that are applied are direct results of the average
house selling. This is the fifty to sixty to seventy

thousand dollar house. And it becomes quite a burden;

v

some process on us to try to defend an assessment at

e hundred thousand dollars, when the average ratio of

rifty, sixty, or seventy thousand dollar house 1s may
be seventy-five, eight, or eighty-five percent. If
we do have field investigations, maybe it would be
well to test the ratios by stratifying in price rangep,
also. Also in a commercial property, I think it's
grossly unfair to test any municipality on a credit
for ratio by applying a sale price on a thirty-five
or forty thousand dollar commercial property againatv
a fifteen million dollar mall complex.

DOCTOR MILLER: Yeas.

A SPEAKER: This is utterly ridiculous,
and also to apply the same ratios to properties that
don't sell, except for extreme cases like country
clubs., They never sell, And if they do, it's for
a specific reason. |

DOCTOR MILLER: Or a residential
ratio to a whole row.

A SPEAKER: Yes. ‘Or to water reserve
properties in some towns. These properties will never

sell, and yet we are applying a ratio to these prop-




erties that are stagnant. They will never sell.

DOCTOR MILLER: I assume you wanted
to know if I had that in mind. That was a type of
imperfection in the system that I had in mind. I
don't know whether we did appraisals, it would be
good enough or numerous enough to correct the 8l tua-
tion. But obviously that kind of thing is in the
raw data that we are using, and, perhaps, we have
to look at it. I might say we are making a study
which will at least stratify by size, and we will then
be able to know at least from those that did sell.
You never know the ones that didn't sell. But the
ones that did sell, we would be able to know how
.serious the problem is just that much.

A SPEAKER: Well, the locel tax, it
has a specific sectlon that.was set up for this
purpose, and as far as I know--

DOCTOR MILLER: It's a small section.

A SPEAKER: Yes., It's an overwhelm-
ing check.

DOCTOR MILLER: Let me ask one more
question to all of the assessors., Since I got out
of that one without thought, 1t's on the subject.

We have heard the proposal that the state, whoever

the state, should assess all industrial property.
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And I am sure you welxome that.

A SPEAKER: Wo,

A SPEAKER:‘ ¥o.

MR, HARVEY:Y You got to tell us who
the state was.

DOCTOR MILLER:t I sald I wasn't
mentioning--

MR. BEFARAHt Or what state?

DOCTOR MILLER: It's a kind of an

extenslon of the notion which is established in mamy

states that unitary properties like railroads and so
on is assessed by the state assessing office, and I
guess the 1dea was born there in considering the
size of the local property tax bureau and it's ine
abllity to do what we are talking about. I suppose
it's rathsr a long drawn ouf type of possibility bdut
I son't suppose you would think that it would get
a better result?
A SPEAKER: Creating great problems.
DOCTOR MILLER: As between the state
assessed or locally assessed?
A SPEAKER: Well, you're assessed--
CHAIRMAN JOHNSON: Let the pecord

show that most heads were shaking laterally. Are
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there other questions at this juncture from Mr, Befarph?




MR, GUNTSCH: I would like to get on
the record from Mr. Harvey, you make a statement in
your representation, Mr. Harvey, that golng to the
level above the local level for assessing purposes,
you say raises the question as to which lsvel of
goverment is less--is least sensitive to on risk
political pressures. Would you like to comment on
that, please?

MR, HARVEY: Well, what I had in
mind, particularly, is the current discussion around
the state about the exemption of fraternal organiza-
tions, as a\for instance. I think the approach
guideline, of the assessors of the state has been
professional., I don't doubt that one could point to
certain municipalities where an assessor who are Elkag
has given extensions to Elké and other organizations,
fraternal organizations besides, because they couldn'
give it to one, without giving it to the other.

However, that's not the general con-
dition. I believe that's the exception rather than
the rule. And I think that assessors are very much
on tﬁe ball, as far as denying these exemptions.

But that hasn't been the experiencé of these very
organizations when they go to the county boards. The

county boards seem to be under more pressure, maybe

t
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h
political is the wrong word, maybe fraternal is the
better word. More fraternal pressure than the anaoni-
ors are, and that they are inclined to be more liber-
al in the granting of thess exemptions. Now, to
extend that to valuation appeals, it would be extremq-
ly difficult. But I think that in terms of firm and
fair which 18 the quality one always looks for in a
local assessor, I think that assessors are usually
more firm and more fair than people at the appellate,l '
the first appellate level., This is only a personal
impression, and I dare say that it would vary the
relationship or the comparison would vary from asacli-
or to board and from county to county. I do think
that there's no reason to beliew that assessors who
may be elected and who now have to be qualified in
order to hold their position versus county board
members who are appointed on a political basis bipartl
isan to be sure, but they are appointed as é result
of recommendations of policital parties, there isn't
any reason for me to believe that the assessors are
any more subject to policital pressure than county
board members, for instance.

Now, when it gets up to the level of
the state division, I rather have someone else talk

about that.




MR. HAINES: Not to prolong this
discussion, but right along this line, you have heard
mentioned. at our various hearings and here this morn-
ing about the three normal approaches to value,

Well, with all due respect to someoof the county

tax board commissioners, the first level of appeal,
they inject in many instances, and I am sure these
men here to my right, maybe I should step over there
to make the statement I am about to make, they in-
Ject a fourth approach to value, and it's spelled
"compassion", with absolutely no consideration to
valuations. Nod your heads, gentlemen, and that's
what we are confronted with.

MRS. KLEIN: Does that mean we should
do away with the county board of taxation? What kinq
of appeals do you think we should have available to
the people?

MR,HARVEY: Qualify the county board
members.

MR, HAINES: Qualify.

CHAIRMAN JOHNSON: Now, are there.
further questions for Mr. Harvey? I took it before
there were none for Mr. Befarah. At this point, we
are going to come back to him, Any questions of

Mr. Befarah?
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I have been trying to wofk down the
line, and we got to you, and then we are having a
hard time getting there.

Mr. Elmer. Any questions for Mr,
Elmer?

DOCTOR MILLER: I have two or three.
In your paper you point out there are three approachejs
to revaluation. One is do it yourself, two is get
some outside firm to do it, and three is a combination.
There is a fourth which some states have tried in
more or less maybe as a combination, also. And that
18 to have a full time state staff sort of do all
the contracting, and do it on a cycle basis where
they go around and catch up with the revaluation by
doing one after another. I am not sure that how
successful they have been, but obviously that is one
alternative you haven't mentioned. I wonder if you
care to mention that?

MR. ELMER: I think you will find that
I did mention it to an extmnt under state and county
asslstance to the assessor. As a rule, I would find
that probably hiring state employees, unless they
were highly qualified in the field, probably woundn't
be the most technically trained appréisers that you
could find.




DOCTOR MILLER: Well, I would have
to assume that for the purposes of the question that
we did have high standards and did attract highly
qualified appraisers, the same kind of people that
the commercial firms seem to attract, who I would say
are not always as, you know, what you would suspect,
having the state do better, or you would do better.
Now, if you assume the state might be able to employ
well trained and qualified people, and who would havae
the general contractor would do it all the time, go
around and do one after the other, and in fact come
back and do the same municipality and get a good
deal less, less variation in quality, maybe all bad,
but you will get less variation in quality. Or it
may be all good. And you would also get--avold
the necessity of these contracts, and, well, there
are obvious advantages, there are some disadvantages,
But I don't want to sell it. I Jjust wanted to raise
the question. Do you have any reaction to it?

MR, ELMER: My reaction basically
would be the size of the state owned organization or
operated organization would be of such magnitude to
continually do the work that the assessors or the
hired revaluation firms are doing, could virtually

double or maybe even more than double the current
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assessing staff throughout the state.
' DOCTOR MILLER: Well, I assume it

would be large and they may well find, as you suggest

L ]

they would have to have some assistance, particularl
on the bigger jobs, so they wouldn't have to have a
crew big enough to do the bigges job, and you would
have on the other hand, you would have maybe some
saving in costs, I don't know.

MR, DELGADO: May I interject? I
have happned to work for a revaluation concern for
ten years myself, and I had charge of revaluation of
Nassau County which would like--it would be one of
our twenty one counties, it entalled over a hundred
men of which you had measures around fifty to sixty,
you had about thirty field men inspecting houses, and
about twenty men who put ﬁh§ final grades and calculq-
tions on the property. Now, it took approximately a
year to do four hundred thousand parcels. You have
to consider you have tweenty one counties. How many
men would you have to consider, and if you were going
to do it in a systematic way, would it take you twénty
one years, or you would have to get it set up and
then continue it on. If you had outside contracts
to start you off to get you going, and then have your

state people do the follow up.
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DOCTOR MILLER: Possibly. I--I
haven't thought it through, obviously. But they
would not by any means try to do all. at once in any
one year. They'd pick the easy ones.

MR. DELGADO: I wanted to give you a
picture.

DOCTOR MILLER: About two million,
not anymore, I would think. You get some dimension
of the Jjobs.

MR, HARVEY: If I may, I would like
to add something to that corment. You mentioned the
possibility of setting up a state group to do revalug
tions on a cycle basis.

DOCTOR MILLER: Yes.

MR. HARVEY: I think it's worth ob-
serving that part of the problem in the cost of reval
uations today, and it is the fact that we seem to be
revaluing properties that really don't need it, be-
cause a municipality of even moderate size with a
bad coefficient, if it was investigated, it could be
found that there was a very concentrated problem with
in the municipality that could be eliminated by a
very small program, and the balance of the propertieﬂ
adjusted by a constant factor of some kind. I think

Jim touched on that in his report. To make that kin&
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of approach a possibllity might be a greét deal of
progress, if the statutes were drawn in such a way
that it would validate that kind of adjustment, so
that the courts would not have to assume that this
was discriminatory treatment if Jjust a section of a
municipality were revalued to eliminate inequities.

DOCTOR MILLER: Thank you. The othen
question I had in mind, Mr. Elmer was in view of the
approach you are taking, isn't it essential that
specifications for the revaluation contracts be much
more detalled and much more professional than they
are now?

MR. ELMER: That's my contention,
right. Very definitely,

DOCTOR MILLER: I guess you made that
point, and that's what you would like to see.

MR. ELMER: That's right.

DOCTOR MILLER: 1It's to be some kind
of uniformed standards that the assessor would get
together--

MR. ELMER: Minimum standard. That
would have to be adhered to.

DOCTOR MILLER: Thank you.

MR, GUNTSCH: Mr. Elmer, Doctor Mille

touched on it, but I would like to expand a little bi
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Would it not be a practical thing to have expert
people at state level assiast local assessors upon
request to appraise commercial properties that are
complex or highly complexed--

MR. ELMER: They have 1t now.

MR. GUNTSCH: You do have it now?

MR. ELMER: Yes,

DOCTOR MILLER: You only have three
men,

MR, ELMER: Well, it changes. 1In
true fact they have that now.

MR. GUNTSCH: You have that now,
three men, is that 1t?

MR, ELMER: I don't know what size
of a section 1t is.

MR. GUNTSCH: Do you have the ability
to call them in and assist?

MR. ELMER: Yes.

MR. BEFARAH: One point I would like
to make is when they do come in town they will make
an impartial appraisal of the property, but they
don't have to defend that value in the event there
18 an appeal.

MR, GUNTSCH: They won't appear.

A SPEAKER: No.
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MR. HAINES: No.

MR. GUNTSCH: I suppose you can't
force them to. But it seems to me that they would
volunteer.

MR. DELGADO: If they did what you
suggest, and set it up so that it would appear, 1'd
buy that.

MR. BEFARAH: But, here again, they
have to utilize what we as the base year know what
our assessing practices are in that town and not
Jjust walk in coldly and take a lot--take a look at
that building and start to appraise it. Because for
us to accept an sppraisal that might be a hundred or
two hundred thousand dollars out of the way, and
they're not going to defend it, it might not be the
right thing to do, whether it's a conversion factor
or some other poin:t that might throw us in the kiltex.

MR, GUNTSCH: I could appreclate
that problem. Yes.

MR. BEFARAH: But I think the idea 1§

good. Especially in this day when some of the fellqws

are part-timers, it's an ald for them.
MR, GUNTSCH: All right. I am sur-

prised at a local tax assessor would be able to keep

with something like that. I mean, it seems to me itis
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beyond not only his ability, his facilities, he
doesn't have the staff or the time.

MR. HARVEY: We help each other.

A SPEAKER: You're talking about
specialized buildings? This is where I run into then
811l the time.

CHAIRMAN JOHNSON: Are there further
questions for Mr. Elmer?

All right. We will move now to
Mr. Bailey.

Are you going to lead off, counselor?

DOCTOR MILLER: The farmland assess-
ment act, yes. I have a favorite question.

I don't know the answer, usually,

I know that.

MR. BAILEY: Maybe I don't, eilther.

DOCTOR MILLER: Are there any data
to show that farmland assessments have actually had
the effect of postponing land sales when there was
a market?

I know it postpones them when there
is no market.

MR, BAILEY: From my municipality,
anyway, East Brunswick, Middlesex County, there 1is

numerous industrial properties that are being qualif-
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ied as farms, as farms which having that industrial
1list haviné tenant farmers farm that land, and
qualify under the state statutes under chapter |8.
This subsequently has made thls property, and speak-
ing from my municipality again, have individuals
that have been looking for industrisl land, the price
of the land itself in that specific location, and
with all my sales and market data available from my
office, I have arrived roughly at a conclusion that
this land should be worth twenty thousand dollars

an acre. And from all values throughout the other
comparable sites, this land has not been sold. It's
primarily because, in my opinion, again, because of
the low assessment and the low tax rate on this in-
dividual, the individual himself has asked thirty to
thirty-five thousand dollars an acre. This is just
from experience of my own municipality.

As far as the other municipalities
are concerned, under this situation, the same thing,
I don't--I can't speak for them. In my municipality),|
East Brunswick, we have a hundred and twenty one
qualified farms.

DOCTOR MILLER: Youms is a good ex-
ample. We all know your township where you have verJ

extremes of land use.
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MR. BAILEY: Yes, sir.

' DOCTOR MILLER: Well, what you're
saying is that he hasn't s0ld his because the price
isn't right, not because he's safely protected from
taxation?

MR. BAILEY: Well, as I said before,
Doctor, that from all my studies and all my review
that comparable pleces of property have sold for
twenty thousand dollars.

| DOCTOR MILLER: Well, you take the

industrial owner of the tract that you mentimed,
presumably bought it for future use and is not
now ready to use it. Did you--

MR, BAILEY: You could look at it
at both sides of the fence. I look at it, sgain,
examine the market and examining the comparability
for assessments which I have to do. In other words,
I have to place two values on my property card, one
a falr market value, and one of farm assessment,
Because of a rollback condition that might prevail
in the future, I have to rollback the current year
and the two preceding years at fair market value as
the courts have stipulated. Therefore, I have to
place a fair market value on that property. And with

my sales amortization, my market data and comparabili
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it's in my opinion that at that time this land would
be worth t;enty thousand dollars on the market. Now,
the man, the individual comes in and says I want some
land. I show him some, I go out, and right away,
sure the gentleman that comes to me first is looking
for land, and he asks me, give me some sales data,
what's the going rate of the land. So, right away,

I am not adverse, I will some him twenty thousand
dollars, because right around the corner is a nasty
individual, and all of the sudden, say it's thirty
or thirty five thousand dollars, I have to draw a
conclusion, one or two. One, would I say the price
isn't right, or one that the taxes are so that that
man can hold on to this land under the conditions

of the tax preferential treatment that he has which
he deserves, because he's a qualified farm. It's
always been my contention, put the price of the land
where it's supposed to be, and the individual will
sell. DBecause it will choke him in due time, as far
as taxation is concerned.

CHAIRMAN JOHNSON: Does the perspect-
ive buyer use your estimate of twenty thousand dollans
to beat--do you get kick-backs on thet kind of thing?

MR. BAILEY: I don't know what trans-

pires between the buyer and seller. I am not part
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of it. All I know is that when that perspective
individual'comes In and wants to buy a piece of
property, I figure as a tax assessor, and alsoc a
member of the commission in my municipality, I have
to try and be fair to the municipality, and as failr
to the taxpayer, and also the perspective buyer.

And at disposal of my office, again, as my collegues
have said, that we try to have the best publis rela-
tions that's possible for all people. And if I don'f
show him that the market data, I could show twenty
thousand dollars, he will go elsewhere. Maybe he

nas the assets to go to the county or some local

real estate people. But we as a public servant shoul

afford this opportunity to this perspective individudl,

which I do.

CHAIRMAN JOHNSON: You indicated in
your formal testimony, that you, if I understood
jyou correctly, that you took a hard look at the
character of the soil and type of 8oil and determined
whether it was being put to work at its highest and
best use insofar as crop, and your form has five
classes of soil indicated. Do you determine that
type of soil, or would some technical help, or is
that a statement of the farmer, or what?

MR, BAILEY: The majority of this is

d
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88
--this supplementary form, I guess you're referring
to, Mr. Johnson--

CHAIRMAN JOHNSON: This is the Ballejy
form,

MR, BAILEY: This i13--1f you're--
the farm committee that I spoke before, that estab-
lishes values for individual counties on a yearly
basis, classifies the individual properties under a,
b,c,d, and e. Subsequently, the majority of farmers
I have say the ligitimate farmers that are under
government programs, and that are under state pro-
grams, they have maps furnished to them upon their
request of a fileld investigation by a local ASC offiqe
showing the exact soils in the colors, red, green,
blue, whatever the colors may be. I don't have them
with me. But--and this puts them into classification.

CHAIRMAN JOHNSON: These are like
sandy and shaly--

MR, BAILEY: Right. And subsequently,
as the values show and the report from the advisory
commission, from the state agricultural committee,
there's different values on different classes of
property, on different conditions like sassafras
flume, regular flume, and different shales and diff-

erent things, which they have set up individual valuJa.




Now, to administer the law properly, you have to
consider, like in corm, just on that supplement on
corn, if it's "a", in Middlesex County, say the true
value would be four hundred dollars, I hope I am
nretty close to it. And under "b", it might be
three hundred and ten dollars--

CHAIRMAN JOHNSON: 1Is this fixed
guidelines or judgments?

MR. BAILEY: Fixed. This is fixed
guidelines that are established every year by the
advisory commission. That was established by the--
under, I assume, anyway, that was established under
the farmland assessment act of 196L, better known
as Chapter 48. And if you look in there, Mr. Johnson
you can see the classification,

Now, this is the proper way to ad-
minister the law. Again, this 1s my opinion that I
administer this way. Subsequently, I have found in
my municipality that has a hundred and twenty one
qualified farms. I have no problem with the ligitim-
ate farmer. Hé gladly brings it in to me. Sometimes
he could make an "X", he may be seventy eight yeafs
old, but he stills loves that tractor, and I might
have to help assist him in intervretating the a,b,c,

d, e interpretation for this colored map. They all
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have this. This is a service rendered from ASC,

The problém that exists as I tried to say 1s that
land speculators, qualifying him for the farm. I
understand the attempt of the law with the green--
we need the green acres, we need the soil, we need
the forrestry program. With this day and age, polu-
tion, water problems and everything else is what we
need. That land speculator, again, getting back to
the fellow--to the telephone company man over there,
he should--with his tenant farmer he should med the
same criteria as that ligitimate farmer that has
been good enough to file all these papers with us.
And a typical incident, as I got as a personal aspect,
I burned In a state division of tax appeals that said

that the man, the individual did not furnish any
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proof on the local level, no proof on the county levdl.

I have asked him, sent him letters of proof of incomd,
maps, soil classification. All of the sudden on a
state level, years later, he comes with proof. And
they ruled against me. To me, I thought it was
wrong. But this 1s the courts. And I cannot speak
for the Jjudge. I would like to, sometimes, but I
can't, But the point is that we should straighten

out this law.

And, as I say, I can't say too much,




The assessors are well aware of the problems, as
Mr, Haines 18 a member of your Task Force. He has
given a course, already down South Jersey, there 1is
one to be given in North Jersey. He will be giving
one in Central Jersey. You can see assessors them-
selves as administers of this law are trying to do
the best for the constitionality of Chapter 48.

DOCTOR MILLER: I can see then the
answer to my question. In the case of a ligitimate
farmer, you do succeed in avoiding--forcing him to
sell, He's the fellow who wants to work on the soil,
who wants to keep the farm., And my holding his tax
vayments down, you do defend his--help him out of
being forced out of farming. How do we take care c¢f
the other fellow who 18 going to use the land sooner
or later anyhow? He's waiting his time. For whateve
purpose, a3 I understand, and I guess the answer was
that he's not being--the land 18 not being held open
by his tax abatement, but rather it just makes it
easier for him. And the question 13, is there any-
thing that we should be doing to protect the people
of the township?

MR. BAILEY: Well, see, to me, even
if he's a speculator or farm owner, and he owns a

hundred acres of industrial zoned land, and say an-
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other part of it is thirty acres or residentizal landﬂ
this is all vacant land at the present time. And
he's farming it. And that the amount of money that
the taxpayer has to spend for his services are prac-
tically nill, because it's vacant land. There's no
school problems. Maybe the police car has to ride
by once in a while. There is no extention of water
lines, because when that comes through zoning and
planning, he has to put his own in. 1It's a good
stop gap, to let the town and the individual to builqg
with more uniformed procedures to not have improper
planning and zoning, and subsequently, when he does
sell, we have to face the fact that we do get the
year, the current year and the two preceeding years,

two previous years rollback taxes, which is the dif-

ference of the rollback of the qualified farms assess-

ment to the regular assessment that I did put on it.
In other words, as I said before, every year we have
to put the twenty thousand, and maybe I put down only
two hundred dollars for assessment on it, or four
hundred dollars assessment on it, on the qualified
farm, But that difference is made up on a rollback.
CHAIRMAN JOHNSON: Do you know of
programs in any other states which have kindered ob-

Jectives which might be working better?
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! MR, 'BAILEY: I haven't examined any-
thing in the entirety, and I couldn't speak with asny

expertise on that. They have it, a lot have it. I
know I have spoken to one or--assessprs up in New
Hampshire, énd they have--they have zones particular-
ly R-1--I mean F-1, That would classify it as farm,
class-A-1l. And then they have two, farm class two.
These are farm--strictly zoned farming.

CHAIRMAN JOHNSON: Statewide designa-
tions?

MR. BAILEY: Statewide designations.
But then they have problems again under the state
designation. Being the state is working in conjunt-
ion with the farmers, they are involved in federal
funds and other problems that exist.

CHAIRMAN JOHNSON: What's the purposeq
Is it to treat them differently?

MR. BAILEY: The special purpose is
to keep New Hampshire and Vermont, the White Mountair
I think 1t's the White Mountains, ali them resorts
up there as green as they can, because I am--I am
just gathering from my talks with these individuals,
from the resort type of trade they get and the type
of communities they want.

MR. BROKAW: There is a report avail-

93

?



able from the association of officers, dealing with
this. And then also in some of the states the land
there 1s no constitutional prohitition., They may
value the land in use, and if it's being farmed, they
value 1t as it's valued for that purpose, which
accompli shes what we are accomplishing here. But we
neeﬁ the farmland act in order to do that.

MR. HAINES: I might state, I don't
know whether Doctor Miller is familiar with this
study that just was put out by Rutgers. I just re-
ceived this last week. One of our speakers at the
hearing in New Brunswick was supposed fo leave a
supply of these for all the members of the Task Forcd.
Have you received them yet?

MR. DYKE: Not yet.

MR. HAINES: This will give us the
benefit of 1t, of New Jersey's act.

DOCTOR MILLER: I think New Jefsoy
has one of the most sophisticated approaches to this
problem than any of the other states, and there are
a good many states,;;ou say, that do it under =
strict valuation basis, and it's hard to téll what
they come up with. But I was looking for, I thought
I detected a sense that there were some abuses of thJ

system, and I was looking, Mr. Balley, really for
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those places where you believe that there are abuses,
£o we could direct our attentions to those.

MR. BAILEY: Some of the abuses are
that where the land speculator has the tenant farmer
and, again, as I related before about that, my own
experience on a court case of coming up after the
fact. Now, this should make it clear, and probably
a revsion of our farm assessment application is in
order to make it clear as I said in my report, if you
are a speculator and you're the owner, the tenant
rarmer, and who thé tenant farmer 13, and supporting
evidence of proof of that this individusl 1is being
farmed. Because what is happening today is everybody|
‘s well aware of the high teax situatian, and they
ride by and say: oh, look at that woodland over

there, It's a qualified farm. He's only paying

nineteen dollars an acre for assessment, and a hundrgd

percent of tax rate, nineteen dollars, or whatever it
right be on his assessment, on his taxes. There is
asbuses., But if they try to get away with it--but

I know from spesking for myself, we are well versed
with the law, and when these problems exist to ths
individual, when certainly word got back to the
assessor, and the assessor looked in his files and

have all these in his files and could substantiate th

e
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values, there is no problem. The abuses 1s that also
where a man has a hundred acres cof woodland and he
says I am cutting down some logs, and I am going to
sell them at twenty dollars & cord for the people in
the neighborhood tor their fireplace. Now, agein,
as I said on my report, in order for this situation
to prevail, it's my opinion that the individual shoul
be required to go under a forestry program, because
how do we know for the good and welfare of the
community and the woodland that he’s cutting the righ
trees down and he's doing the right thing? He might
be cutting them all down in one section and causing
an erosion problem or be causing some other type of
problem onto the neighboring community. He should pe
under a forestry program, a systematic type of thing.,
And I have four in my municipality that have gone
under it, and they tell them how to weed it out and
how to keep it neat, and what's good for the whole
forestry and the erosiobn problem.

CHAIRMAN JOHNSON: Are there further
questions?

MR, GUNTSCH: Mr. Balley, I don't
know how long you have been an assessor--

MR, BAILEY: Since '66.

MR. GUNTSCH: Well, then you should

d
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have some idea what your farm acreage was in '06
versus the farm acreage in 1970.

MR. BAILEY: The farm acreage in 1966
was approximately three hundred and fifty acres, if
I am not mistaken.

MR.HAINES: 1Is that all?

MR, BAILEY: @Qualified, yes.

MR, GUNTSCH: What have you got now
in the way of qualified?

MR. BAILEY: In fact, I think I huave
Wora .,

MR, GUNTSCH: You mean 1it's grown?

MR, BAILEY: B3ecause the law has
ssen implemented in seven years. And before an in-
iividual farm could be qualified, they have to have
a past history of two years. In other words, I have
had psople come in and bay raw land up, say in 1966-
7, so they would have to farm it in '68 and '6G in
order to qualify for '70. Therefore, I have increasqd
my base, because this is a statutory requirement.

MR. GUNTSCH: The reason I asked thi§
gquestim--

MR, BAILLY: I could be wrong with

the three hundred and fifty acres.

MR, GUNTSCH: Last week we had an
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individual testify he thought the farmland act was
sorking very well, and possibly needed some minor
changes, because e agreed there were some abuses.
But then he presented a sheet of statistics which
indicated in 1940, I don't know how valid these
figures are, statewide we had one million seven hun-
dred and sixty thousand, rounding off figures, farm
acreage avallable. In 1960 it had gone down to one
million two hundred and sixty thousand. Now, a half
million acres lost in a twenty year span. From the
last ten year span, 1960 and 1970, we got ten hundred
and sixty thousand, which is another half million
acres Lost in a ten year span. So I am questioning
wvhether or not, and Doctor Miller, I think posed
this question intielly, whether or not the act is
working as a deteriorant to the loss of farm land
acreage?

MR. BAILEY: Madam Chairman, in orden
to answer Mr., Guntsch's question, your statistic
analysis show a ten year span. I would be 1nterestei
to know from the individual what these statistics are
since 1965, since the enactment of the--of the law.
In 1960, you are well aware, we went through a big
expansion from '60 to '6l, there was big expansion

programs, and there was a need of this act, because
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the legislation at that time seemed fit to put 1t
on a public referendum, and the people in the state
of New Jersey recognized this fact and they voted
for 1it. But the statistic analysis, before you could
draw any conclusiorn, would have to be from the en-
actment of the act---

MR. GUNTSCH: I agree.

MR. BAILEY: So, therefore, those
statistics are a true fact, the same as the gentlemar
who--over here before, he said maybe there are not
as many individual farmers, but the farmland is still
there., Because--

MR. DELGADO: There are more. I
think you have more smaller ones,

MR. BAILEY: You have the five acre
tract that the little individual that had maybe be-
fore he might have had twelve acres. And he might
have gave a part of that to a son or his daughter,
and they moved on the side of him. He still maintain
his five acres, individual parcels of property owners
and in conjunction with a report like this would have
to be more statistically analyzed before any conclus-
ion e¢ould be dramm, in my opinion.

| MR, GUNTSCH: WQll, my understanding

was that the smaller farms are dicippearing and
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merging with larger farms, So this means we are re-
taining the farm acreage, but I am questioning the
number of acres available, not the number of farms.
MR. BAILEY: As I said in my report,
1f this cormittee should be reactivated to start the
farm assessment act at the beginning and with the
history behind them, there 1s no doubt in my mind
the statistic analysis that they could come up with,
1t would be beneficial for your committee or any
committee to anaylze. And onithia committes, it
would have to be the prime individusl that adminis-
ters the law, would be the assessor. And I think in
my opinion, I have just as much acreage today, if
not more today. A typical instance, I have this
individual that I was talking to before, he‘had
about--he just went through a major subdivision threeq
years ago. There was approximately a total of a
hundred and ninety five acres involved into this.

There was individual, two lots, three lots, four

acre zoning, some fifty acres. But it all encompass‘d,

it was nineteen line items on my tex duplicate. He
combined them all, nineteen, into one. It consisted
of a hundred and ninety four acres now. And since
them he's got a tenant farmer, and this 1s the first)

1970, was the first year that hs could qualifty for
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farm assessment. And before, none of it was qualif-
ied.

DOCTOR MILLkRz I dn't understand
that. I understand it, but I don't understand whotth
that is good or bad, It seems to me that is the
very abuse you're talking about. Let's take--

MR, BAILEY: The--

DOCTOR MILLER: The real estate
section of the New York Times tells you what the
me jor dealers in America, mass housing, are looking
for., A few months ago, why is 1t they're coming to
New Jersey? We have such a terrible property tax.
Well, they discovered in that the acfeage in Conneti-
cut or Long Island costs too much. So they come
down in New Jersey and find it's still available,
low cost acreage within market, You're going to
have acreage in market. But they're not yet ready
to build. So they buy the acreage, and it's sort
of their stock and trade. They are hanging onto it.
Now, they are going to keep it cpen until the market
for housing 1s good. They will built if they get
the right'zoning, which they seem able to get. Now,
how does it giving them a tax abatement and putting
their burden on everybody else help public policy?

MR, BAILEY: But if it's a qualified




farm, there is nothing wrong with it. The way the
law is written.

DOCTOR MILLER: Technically, it may
be qualified farm. But isn't it the kind of farm we
don't want to have qualified and have their tax
burden put on the next roll?

MR. BAILEY: 1If it wasn't qualified,
then the individual would have to develop it, right.

DOCTOR MILLER: No. Because there
is no market.

MR, BAILEY: We look at it--

DOCTOR MILLER: He has the market
for houses or industrial plants.

CHAIRMAN JOHNSON: Maybe he won't
combine it in the first place.

DOCTOR MILLER: This is what I don't
know.

MR. BAILEY: This is some of the a-

buses that must be analyzed by the committee when they

review the farmland assessment act. I am stating
specific reason of this individual that combined all
these little lots into one big one and now he's
qualified. He had to wait until the third year bofowe
he qualified.

DOCTOR MILLER: Now he's a farmer,
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MR. BAILEY: Before he belonged--

DOCTOR MILLER: It doesn't keep any-
thing open. He's keeping it open because he isn't
ready yet.

MR. GUNTSCH: Strictly a profit
motive.

DOCTOR MILLER: But just by holding,
not doing anything with it, is far greater than the
need to be Just from the tax alone--

MR. HAINES: I have two suggestions.
New Jersey was one of the ploneer states when 1t

came to adopting preferential farmland treatment

statutes. Most of the other states in the union havd

had in their farmland assessment acts from New Jersey,

the State of Texas went a little further, and our
commi ttee, Bill and I are serving on the same farm-
land committee, have considered what they did. They
have written into their farmland act that among the
requirements is that the owner of the land in order
to qualify must receive the major portion of his in-
came from agriculture. That is one suggestion that
we have to consider. Anothersuggestion is that the
owners should live on the farm.

Now, I think Doctor Luke, whose one

of the experts in this field, in fact I believe he
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helped write our farmland act, is leaning towards the
{dea that the owner should live on the farmland.
DOCTOR MILLER: That's Vermont.

Vermont has done that, too.
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MR. HAINES: Yeas. In order to qualiffy.

Bill made some mention in his paper about the amount
being increased. I have talked with one of the
delegates who wem at our hearing in New Brunswick
Tuesday, and they are supposed to supplement the
statement that Mr.--Mr. Shelegwick presented with
additional papers to come into Marty, in which they
are going to make a recommendation for consideration
far increasing the asmounts from five hundred dollars
upwards, a sliding scale. I haven't seen it--well,
it's supposed--it's on its way in. They want to be

made part of the record, and as soon as we see 1it,

I will see that our committee, when I say our commit¢ee,

our special farmland assessment committee gets a
copy of 1t to study as this will be submitted to the
Task Force for study. So, I think that will give
us something additional to consider besides what
Bill has presented here today.

MRS. KLEINt I would like to add
that it seems to me that when the farmland assessment

act was passed, it was not really the purpose to




preserve open space. I mean, that really wasn't
very much in the cansciousness at that time. We wersg
--they were thinking of the farmers as--

MR, HAINES: I think that was the
primary--

MRS. KLEIN: Then 1f that is the 0881,
why land such as Boy Scouts camps or wooded areas
a8 described to us in East Brunswick, why is that
land not included in this kind of arrangement? And
is this something that we should consider, whether
there should be some kind of insentive for closter
zoning which allows open space and some kind of con-
gideration for a camping and wooded land, and this
kind of open space?

MR, HAINES: At the time the act was
drefted, the thinking didn't go that far. The think-
ing was along the lines of preserving the land for
open space, primarily farmland, and what is now
commonly referred to as green acres, if I stand
corrected.

DOCTOR MILLER: Green acres would be
opened, because it's bought and paid for. We have
also general problems of what remains of the tax
base if you achieve your social objective by excempt-

ion, abatement, and--it has to pay for the total cost
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of government. So it's a matter of balance.

MR. BROKAW: What you mention, there
are presently bills in the legislature for preferent-
ial treamtment for recreational land which would
accomplish open space by this basis, but as Doctor
Miller pointed out, it becomes a matter of shifting
the burden of the cost of govemment.

DOCTOR MILLER: It only goes one way,
too.

MRS, KLEIN: But I think it's one
of the things the committee 1s going to have to con-
sider, I think in making tax recommendations, is it
dwindling--the dwindling of open space in this State |

DOCTOR MILLER: Dwindling the tax
space, too.

MR. GUNTSCH: Yes.

DOCTOR MILLER: That's all dwindled
together,

MRS, KLEIN: I do have a question.
I don't quite understand, on page three, the last
paragraph of your--I think this is the same thing
we were presented with the other day, and I want to
be sure I understand it. How does the qualified rarq
land effect the ratio? What is it that you're saying

here that I don't quite get?
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MR. BAILEY: What I am saying here
is that under a state stuatute which is a classifica-
tion of property, and the qualified farm properties
considered a three dash b classification., Three dash
b is to amount of qualified farm value that you have
in your municipality. All the sales under the twenty
six categories that i1s promulgated by the state make
it non-usable for qualified farfm. When there's no
sales In that specific category, the class two ratio
is the one that prevails. Now, the farm qualified
is vacant land. There i1s two values to qualified
farm, And the non-qualified, where they get for the
rollback. Therefore, when you apply for--a class tw(g
ratio to a 3-b classification, it's unjust for the
municipality, because nine times out of ten, say
your common level is a hundred percent and your houag
is gone down to eighty percent, you have a hundred
thousand dollars, and you're giving it to eighty per-
cent, and when you equalize the value, it goes up.
But if you use the common level, it's still is a hun-
dred.,

MRS. KLEIN: You're giving credit
for more ratables than in effect you have.

MR. BAILEY: Right. And there's

nothing that you can do to change the valuations of
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these individual parcels, because it's by state
statute.

MRS, KLEIN: How cuuld we amend thatf

MR. BAILEY: Amend that through a
directive by the proper legislation, I guess, or a
recommendation through the local property bureau
to Mr. Glaser, Marriot probably can answer that
better than I could.

MR. HAINES: This would have to be
considered in conjunction with Norman's comments on

the ratio report.
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MRS. KLEIN: Could you tell me, pleage,

what this reference is, the repeal of the eminent
domain?

MR, HAINES: Under the original farm-
land assessment act, any sale of qualified farmland
-=1 shouldn't say sale, but any land taken by eminent
domain of qualified farmland was not subject to a
rollback tex, until we had this aection of the act
repealed., Any land, any qualified farmland that 1is
nod taken by eminent domain}:ubject to rollback tax,

MRS, KLEIN: Okay. I didn't imow
that we had two more papers to hea