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C H A P T E R  0 1

Introduction

One of the most stressful discoveries for a New Jersey family is learning that unpaid property taxes have

quietly put the home at risk — not because the mortgage fell behind, but because a missed tax quarter, an

overlooked water or sewer balance, or an inherited property left in limbo slipped into the municipality’s tax

sale cycle. Unpaid taxes in New Jersey do not stay a simple bill: they can become a tax sale certificate,

and eventually a tax foreclosure that threatens the home and every dollar of equity in it. This guide

explains what property tax delinquency really means, how a tax sale certificate and redemption work, what

happens if a foreclosure is filed, and the concrete steps homeowners, heirs, and executors can take to

protect the property and its equity. It connects to our deeper resource on tax sale certificate foreclosure in

New Jersey.

C H A P T E R  0 2

What Property Tax Delinquency Means in New Jersey

In New Jersey, property taxes are local obligations billed by the municipality, usually in quarterly

installments due February 1, May 1, August 1, and November 1. A property becomes delinquent when

required taxes — or qualifying municipal charges like water and sewer — remain unpaid after the due date

and any grace period the town allows. Interest, penalties, and additional unpaid quarters only push the

balance higher.

Critically, the municipality, not the mortgage company, controls tax sale status. A servicer may pay taxes

from escrow when a loan is escrowed, but many delinquency problems arise precisely when there is no

escrow, the escrow falls short, the loan is already in default, the owner has died, or utility charges sit

outside the mortgage entirely. A current mortgage is no guarantee the taxes are paid.

Tax delinquency is best understood as a process with stages, each of which changes the options that

remain:

Missed installment. A quarter goes unpaid past the grace period.

Delinquent municipal balance. Interest begins to accrue on the unpaid amount.

Tax sale eligibility. The parcel can be placed on the municipality’s annual tax sale list.

Certificate sale. An investor buys a tax sale certificate — a lien, not the deed.

Redemption period. The owner can still pay the certificate off through the tax collector.

Tax sale certificate foreclosure. A Superior Court case that can ultimately cut off the right to redeem.

The earlier the problem is addressed, the more choices usually remain. Direct payment before a sale is

simpler than redemption after one, and redemption before foreclosure is simpler than redemption under a

https://vierainvestmentgroup.com/nj/tax-sale-certificate-foreclosure-new-jersey-2026
https://vierainvestmentgroup.com/nj/tax-sale-certificate-foreclosure-new-jersey-2026
https://vierainvestmentgroup.com/nj/tax-sale-certificate-foreclosure-new-jersey-2026
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court deadline. The first practical step is almost never to guess at the balance — it is to request the exact

figure, in writing, from the municipal tax collector.

C H A P T E R  0 3

How a Property Reaches Municipal Tax Sale

A New Jersey tax sale is not a sale of the house — it is a sale of a lien. When taxes or qualifying municipal

charges remain unpaid, the municipality may advertise and sell a tax sale certificate. Investors bid for the

right to hold that certificate, and the winning bidder receives a lien against the property plus the right to

collect the redemption amount through the tax collector.

The homeowner keeps ownership after the tax sale — the deed does not transfer at the sale. The owner

can still live in the home, sell the property, refinance if a lender is willing, or redeem the certificate. But the

payoff usually becomes more complex, because the redemption amount may include the original

delinquency, statutory interest, municipal costs, certificate-holder payments for later taxes, and other

authorized amounts.

Before the tax sale, the homeowner should ask the municipal tax collector:

Is the property on the tax sale list?

What date is the sale scheduled?

What amount removes the property from the sale?

Are water, sewer, or other municipal charges included?

What payment methods are accepted?

What is the final payment deadline before the sale?

C H A P T E R  0 4

Tax Sale Certificates & Redemption

Redemption means paying the full amount required to clear a tax sale certificate. In New Jersey,

redemption is handled through the municipal tax collector — not through informal conversations with the

certificate holder, and not by sending payment directly to the investor without the municipality’s

instructions.

A redemption statement should show the amount required through a specific date. It may include:

The original certificate amount

Interest

Premium treatment, if applicable

Subsequent taxes paid by the certificate holder

Municipal fees or charges

https://vierainvestmentgroup.com/nj/tax-sale-certificate-foreclosure-new-jersey-2026
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Legal costs if foreclosure has started

The required payment method

A good-through date

Redemption usually requires full payment in certified funds. A partial payment may not redeem the

certificate unless the municipality has a specific arrangement or the payment is for a separate current

charge — so always confirm the figure and the method in writing.

How Redemption Changes the Situation

When a certificate is redeemed, the lien should be discharged or cancelled according to the municipal and

recording process. If redemption happens as part of a property sale, the title company or closing attorney

may coordinate the redemption payment at closing so the buyer receives clear title.

Educational Example: Jersey City Certificate Already Sold

A Jersey City owner discovers a certificate was sold 18 months ago. The owner still holds the property, but

the payoff is no longer just the missed tax bill. After requesting a redemption statement from the tax

collector, the owner learns the certificate holder has also paid later taxes. The owner now weighs three

options — use family funds to redeem, attempt a refinance, or sell before any foreclosure judgment — and

the key decision point is the written redemption amount and the remaining timeline.

Did You Know? Redemption pays the tax collector, not the investor directly. The tax collector calculates and

processes the redemption.

C H A P T E R  0 5

Tax Sale Certificate Foreclosure

Tax sale certificate foreclosure is a court process that can eventually cut off the owner’s right to redeem.

It is different from mortgage foreclosure: a mortgage foreclosure is based on a defaulted mortgage loan,

while a tax sale certificate foreclosure is based on an unredeemed tax sale certificate.

When a certificate holder files a foreclosure complaint, the homeowner, heirs, estate representative, and

any other interested parties should read the papers carefully and speak with a New Jersey attorney. The

complaint may include an answer deadline, court docket information, certificate details, and the relief

requested. In many New Jersey civil matters a 35-day answer period may apply after service, but readers

should confirm the deadline shown in their own papers with an attorney or court resource.

The foreclosure stage often includes:

A complaint filed in Superior Court

Service on owners and interested parties
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Time to answer or otherwise respond

Redemption statement requests

A possible order setting the amount, time, and place for redemption

Final judgment if the certificate is not redeemed

Redemption may remain available after the complaint is filed, but the available time becomes more formal

and less flexible. A pending sale or refinance must be coordinated around both title requirements and court

deadlines.

Did You Know? A foreclosure complaint does not automatically mean the property is already lost. The critical

questions are what deadlines apply and whether final judgment has been entered.

C H A P T E R  0 6

Selling a Property With Delinquent Taxes or a Tax Sale
Certificate

New Jersey homeowners can often sell a property with delinquent taxes, municipal liens, or a tax sale

certificate, provided ownership authority and timing allow the closing to happen before final judgment or

other blocking events. The unpaid taxes do not usually need to be paid out of pocket before listing or

contracting. In many sales, the delinquent taxes, redemption amount, utility liens, mortgage payoff, and

other liens are paid from sale proceeds at closing.

The closing process usually requires:

A contract or sale agreement

A title search

A municipal tax and utility search

A mortgage payoff

A redemption statement, if a certificate was sold

Estate authority, if the owner died

Court review or attorney guidance, if foreclosure is pending

A closing disclosure or settlement statement showing payoffs

Selling is not the right answer for every owner. If the family wants to keep the property and can afford

redemption or refinancing, keeping the home may be the preferred path. If the total debt is growing, the

property needs repairs, probate is delayed, or a court deadline is approaching, a sale may be one way to

preserve equity before judgment.
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Educational Example: Selling Before Judgment

A Passaic County family inherits a house with a sold tax sale certificate and a small mortgage. The executor

has Letters of Administration, but the property needs repairs and the redemption amount is increasing. The

family asks a title company for a title search and the tax collector for a redemption statement. After

comparing repair costs, listing time, redemption funding, and court timing, the family decides whether a

sale, refinance, or estate-funded redemption best preserves the estate’s equity.

C H A P T E R  0 7

Inherited Homes, Executors, Probate & Tax Foreclosure

Inherited properties are especially vulnerable to tax delinquency because family members may not know

who should pay the bills, who has access to mail, or who has authority to act. Taxes continue after death.

Utility charges can continue. Municipal notices may go to the property address, a deceased owner, or an

outdated mailing address.

Before an inherited property can be sold or sometimes even fully managed, the estate may need authority

from the county surrogate. Depending on the situation, that authority may be Letters Testamentary or

Letters of Administration. Heirs should not assume that being a child, sibling, or beneficiary automatically

gives authority to sign a deed or settlement documents.

Key probate-tax overlap issues include:

No one pays taxes while waiting for probate

Multiple heirs disagree about keeping or selling

The executor has not been appointed

Estate funds are not available for redemption

The property is vacant and utility balances continue

A tax sale certificate is sold before heirs understand the timeline

Foreclosure papers are served while family members are still gathering documents

Did You Know? Probate delays do not pause the municipal tax timeline. Someone should confirm the tax status

while estate authority is being resolved.

C H A P T E R  0 8

Municipal Charges, Water & Sewer Liens

In New Jersey, unpaid water, sewer, and certain municipal charges can become serious title issues. They

may be certified to the tax account, included in a municipal lien, sold through the tax sale process, or

required to be paid at closing.

https://vierainvestmentgroup.com/nj/how-executor-gets-letters-testamentary-new-jersey-2026
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Utility lien problems often surprise heirs and absentee owners because the balance may not look like a

traditional property tax bill. A vacant home can continue accumulating minimum water, sewer, or municipal

charges. A tenant-occupied property may have unpaid utility balances that attach to the property. A code

or municipal charge may appear during a tax and utility search.

Pre-foreclosure in this context means the property is moving toward a legal process because municipal

liens remain unresolved. The practical response is to map every municipal balance — not just the real

estate tax line — including prior-year taxes, water and sewer balances, utility authority charges, municipal

assessments, code enforcement charges, vacant property registration charges, and any certificate-holder

subsequent payments.

If you’re facing delinquent property taxes, a tax sale certificate, or unpaid water and sewer charges on a New

Jersey home — including an inherited property still moving through probate — Viera Investment Group LLC

offers a free, no-pressure review. We work transparently with all owners and heirs, coordinate with title

companies, attorneys, and the municipal tax collector to identify every balance and the right path, and lay out

each option — including redemption, refinance, or an as-is purchase that resolves liens at closing. Call (973)

939-5151 or request a review online.

C H A P T E R  0 9

County & Municipal Timing Considerations

The tax sale and foreclosure framework applies statewide, but local timing and practical pressure differ.

Municipal tax sale calendars vary. Some counties and cities attract more investor activity. Higher-value

counties may create larger redemption amounts because unpaid taxes and interest compound against

larger bills. Urban municipalities may have more frequent investor participation and faster follow-up after

the waiting period.

Examples of local considerations:

Passaic County municipalities such as Paterson, Passaic, Clifton, and Wayne may involve water or sewer

balances that need separate confirmation. See the Passaic County resource.

Essex County municipalities such as Newark, East Orange, Irvington, Montclair, Bloomfield, and West

Orange can involve active certificate investors and high tax balances. See the Essex County resource.

Bergen County municipalities such as Hackensack, Teaneck, Fort Lee, Garfield, Englewood, and Paramus

may involve significant equity, making early payoff analysis important. See the Bergen County resource.

Hudson County municipalities such as Jersey City, Hoboken, Union City, West New York, Bayonne, and

North Bergen may require careful coordination because tax sale activity and title timing can move

quickly. See the Hudson County resource.

Union, Middlesex, Monmouth, Ocean, Morris, Somerset, Camden, Mercer, and other counties follow the

same broad rules, but municipal payment logistics and sale calendars must be confirmed locally.

https://vierainvestmentgroup.com/
tel:19739395151
tel:19739395151
https://vierainvestmentgroup.com/contact
https://vierainvestmentgroup.com/passaic-county-nj
https://vierainvestmentgroup.com/essex-county-nj
https://vierainvestmentgroup.com/bergen-county-nj
https://vierainvestmentgroup.com/hudson-county-nj
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Important: No county note replaces a written balance, tax sale status confirmation, title search, court docket

review, or legal advice.

C H A P T E R  1 0

Practical Steps Homeowners, Heirs & Executors Should Take

When taxes, a certificate, or municipal liens are in play, the practical priority is to replace guesswork with

written facts and the right professional contact — in the right order:

Request a written balance. Ask the municipal tax collector for the exact amount, interest, and tax sale

status in writing, with a good-through date.

Confirm the stage. Determine whether the property is on the tax sale list, whether a certificate has

already been sold, and whether a foreclosure complaint has been filed.

Map every municipal charge. Order a tax and utility search so water, sewer, and other municipal

balances are not missed.

Confirm authority. If the owner has died, contact the county surrogate or a probate attorney about

Letters Testamentary or Letters of Administration before anyone tries to sign.

Review court deadlines. If foreclosure papers have arrived, have a New Jersey attorney confirm the

answer and redemption deadlines.

Coordinate the closing. If a sale or refinance is the plan, a title company or closing attorney confirms

liens, payoffs, and redemption so they clear at closing.

The right first contact depends on the stage:
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Situation First contact Why

Missed tax payment Municipal tax collector Confirms balance, interest, and tax sale status

Tax sale notice received Municipal tax collector Confirms deadline to prevent certificate sale

Certificate sold Municipal tax collector Issues redemption statement

Foreclosure complaint

received

New Jersey attorney Reviews court deadlines and response options

Owner has died County surrogate / probate

attorney

Confirms estate authority

Mortgage also

delinquent

Mortgage servicer / housing

counselor / attorney

Confirms payoff, loss mitigation, and foreclosure

status

Selling or refinancing Title company / closing

attorney

Confirms liens, title issues, payoffs, and closing

requirements

Unsure whether a sale

is practical

Viera Investment Group LLC Provides property-sale guidance and helps identify

questions to ask professionals

Important: Viera Investment Group LLC does not replace legal, tax, court, municipal, title, lender, or counseling

guidance. Its role is limited to educational property-sale guidance where a sale is being considered.
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P R I N T A B L E  C H E C K L I S T

Property Tax Survival Checklist

Before You Decide What To Do Next

Request a written balance from the municipal tax collector.

Confirm whether the property is on the tax sale list, whether a certificate has already been sold, and

whether a foreclosure complaint has been filed.

Order a tax and utility search so water, sewer, and other municipal balances are not missed.

Confirm estate authority if the owner has died.

Have a New Jersey attorney confirm any answer and redemption deadlines if foreclosure papers have

arrived.

Have a title company or closing attorney confirm liens, payoffs, and redemption if a sale or refinance is

being considered.

Questions To Ask The Municipal Tax Collector

Is the property on the tax sale list?

What date is the sale scheduled?

What amount removes the property from the sale?

Are water, sewer, or other municipal charges included?

What payment methods are accepted?

What is the final payment deadline before the sale?

P R I N T A B L E  W O R K S H E E T
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Property Tax Situation Worksheet

Confirm The Stage

Use this page to replace guesswork with written facts from the municipality, court papers, title company, and

professionals involved.

MUNICIPALITY / TAX COLLECTOR

WRITTEN BALANCE AND GOOD-THROUGH DATE

CURRENT STAGE: MISSED PAYMENT, TAX SALE NOTICE, CERTIFICATE SOLD, FORECLOSURE COMPLAINT,

REDEMPTION DATE, OR FINAL JUDGMENT

WATER, SEWER, UTILITY, OR OTHER MUNICIPAL CHARGES

ESTATE AUTHORITY OR TITLE ISSUE TO CONFIRM

NEXT PROFESSIONAL TO CONTACT
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Frequently Asked Questions

Can I lose my New Jersey home over unpaid property taxes?

Yes, unpaid property taxes can eventually lead to a tax sale certificate and tax sale certificate foreclosure if

not resolved. The process has stages, and ownership is not lost the moment a payment is missed or a

certificate is sold.

Is a tax sale certificate the same as selling my house?

No. A tax sale certificate is a lien. The investor who buys the certificate does not receive the deed at the tax

sale.

Who do I pay to redeem a tax sale certificate?

Redemption is handled through the municipal tax collector. Request a written redemption statement and

follow the municipality’s payment instructions.

Can I sell a house with delinquent property taxes?

Often yes. Delinquent taxes, municipal charges, and certificate redemption amounts can often be paid from

sale proceeds at closing if the sale can close before final judgment and title requirements are satisfied.

Do I need to pay the back taxes before selling?

Not always. In many sales, the closing agent pays the required tax, utility, lien, and mortgage amounts from

the proceeds. The key is whether the property has enough value and whether closing can occur in time.

What if a foreclosure complaint has already been filed?

Speak with a New Jersey attorney. Redemption, sale, refinance, or legal response may still be possible, but

court deadlines must be taken seriously.

How long do I have after a tax sale certificate is sold?

The certificate holder generally must wait before pursuing foreclosure, but the exact timeline can depend

on the certificate, property type, law changes, and court process. Confirm the certificate date and status

with the tax collector and legal counsel.

Can heirs redeem a tax sale certificate?

Heirs or an estate representative may be able to redeem, but estate authority, reimbursement, and

ownership questions should be reviewed with the county surrogate, estate representative, or probate

attorney.

What if one heir wants to sell and another wants to keep the house?

Heir disagreements can delay redemption or sale. Confirm who has authority, what title requires, and

whether a probate attorney or court guidance is needed.
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Are water and sewer bills treated like property taxes?

They can become municipal liens and may be included in tax sale, redemption, or closing payoff issues. Ask

the tax collector and utility authority for written balances.

Does redeeming the tax certificate stop mortgage foreclosure too?

No. Redeeming a tax sale certificate clears that municipal lien issue, but it does not automatically cure a

separate mortgage default.

Can a title company handle redemption at closing?

Often yes, if the title company and closing attorney have the written redemption statement, payment

instructions, and enough time before any deadline.

What happens to equity if the property is sold before judgment?

After taxes, redemption, municipal liens, mortgage payoffs, other liens, and closing costs are paid, remaining

proceeds generally belong to the seller or estate according to title and estate rules.

What happens to surplus equity after tax foreclosure judgment?

New Jersey’s post-Tyler reforms address surplus value after tax foreclosure, but claiming surplus after

losing ownership is a court-related process. Speak with an attorney if judgment has entered.

Should I call Viera Investment Group LLC before or after calling the tax collector?

For tax status, call the tax collector first or at least gather the tax documents. Viera Investment Group LLC

can help discuss property-sale options, but municipal payoff information must come from the municipality.

What is the most important first step if I feel overwhelmed?

Identify the stage: missed payment, tax sale notice, certificate sold, foreclosure complaint, redemption

date, or final judgment. The stage determines which professionals and documents matter most.

Official New Jersey & Federal Resources

New Jersey Courts — Foreclosure Self-Help: tax sale certificate and mortgage foreclosure process and deadlines.

New Jersey Courts — Self-Help: probate, estate administration, and Superior Court actions.

NJ Courts — County Surrogates Directory: where estates are opened and executors or administrators are

appointed.

NJ Division of Taxation — Property Tax Relief: programs that can reduce the tax burden behind a delinquency.

NJ Division of Taxation — Senior Freeze (PTR): reimbursement program for eligible senior and disabled homeowners.

NJ Division of Taxation — ANCHOR: property tax relief benefit for eligible homeowners and renters.

NJ Housing and Mortgage Finance Agency: homeowner assistance and housing programs.

HUD Housing Counseling: HUD-approved counselors who can help owners and heirs navigate a delinquency.

Consumer Financial Protection Bureau — Mortgage Help: payoff, loss mitigation, and successor-in-interest rights.

https://www.njcourts.gov/self-help/foreclosure
https://www.njcourts.gov/self-help
https://www.njcourts.gov/courts/surrogates
https://www.nj.gov/treasury/taxation/relief.shtml
https://www.nj.gov/treasury/taxation/ptr/
https://www.nj.gov/treasury/taxation/anchor/
https://www.njhousing.gov/
https://www.hud.gov/counseling
https://www.consumerfinance.gov/consumer-tools/mortgages/
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Legal Services of New Jersey: civil legal aid for eligible New Jersey residents.

Related Reading

Talk Through Your Situation

A free, no-pressure review of where your New Jersey property stands and the cleanest path forward.

Call 973-939-5151 · Text (424) 440-2739

Tax Sale Certificate Foreclosure & Redemption in NJ — https://vierainvestmentgroup.com/nj/tax-sale-certificate-

foreclosure-new-jersey-2026

→

Tax Delinquent Property in New Jersey — https://vierainvestmentgroup.com/nj/tax-delinquent-new-jersey-2026→

All NJ Homeowner & Property Guides — https://vierainvestmentgroup.com/blog→

Talk to Viera Investment Group — https://vierainvestmentgroup.com/contact→

https://www.lsnj.org/
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