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On March 20, 2024, Governor Murphy signed P.L.2024, c.2 into law, establishing a new framework for 

determining and enforcing municipalities’ affordable housing obligations under the New Jersey Supreme 

Court’s Mount Laurel doctrine and the State’s Fair Housing Act. 

This law required the Department of Community Affairs (DCA) to perform a calculation of regional need 

and municipal present and prospective need obligations in accordance with the formulas established in 

the law. The six (6) Housing Regions were derived from the Legislation and used various factors to 

determine the present and prospective need for each municipality.  The methodology will be discussed in 

more detail later in this report.   

The Borough of North Arlington is located at the southern border of Bergen County, one of the four 

Counties that make up Housing Region 1. Housing Region 1 is comprised of Bergen, Hudson, Passaic, and 

Sussex Counties and is located in the northern most part of the State. Housing Region 1 has the largest 

combined population of the six (6) Housing Regions and the largest Present Need and Prospective Need 

in the State. 

DCA provided the calculations and obligations for each municipality’s present and prospective need in a 

non-binding document based strictly on data analysis.  This report applies the methodology used by DCA 

and includes a narrower level of detail that may not have been available to the DCA during the initial 

calculations.  Since there is no standardized way for municipalities to 1) report projects associated with 

the Third Round Housing Element 2) zoning board of adjustment and planning board decisions 3) “boots 

on the ground” specific information, municipalities are given the opportunity to provide this information 

when applying the DCA’s methodology. 

The DCA was directed to create a methodology that would be replicated throughout the state across many 

different municipalities.  Using the mandated and limited methodology and the application of municipal 

specific information, we believe there are certain calculations that shall be amended to provide a more 

accurate obligation for the Borough of North Arlington. 

 

 

Present Need is determined based on the number of existing housing units occupied by low- and 

moderate- income (LMI) households that are substandard and deficient. The Present Need for third round 

was determined by three factors: dwelling units lacking complete kitchen facilities, dwelling units lacking 

complete plumbing facilities, and overcrowded units. While these three metrics have data that tracks them 

independently, there is no measure accounting for overlap or for their impact to LMI households 

exclusively. This is the measure that Present Need seeks to address.  It must be noted that DCA strictly 

used census data estimates and that number is not based on actual units that have been inspected for the 

criteria. 

INTRODUCTION 

DCA METHODOLOGY 
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We shall further address this obligation and strategy in the Fourth Round Housing Element.  Confing our 

analysis to the limited factors promised by the DCA, it is determined that the present need obligation is as 

follows: 

Present Need: 36 

Prospective Need: The DCA determined the prospective need based on three (3) equalized factors 

averaged into an average allocation factor for each municipality.  The average allocation factor for each 

municipality was then multiplied by the regional prospective need to determine each municipality’s 

prospective need obligation.  The three (3) factors used to determine the average allocation were 

Equalized Nonresidential Valuation (33.33%), Income Capacity Factor (33.33%), and the Land Capacity 

Factor (33.33%). 

 

 

The Equalized Nonresidential Valuation Factor is determined by the change in commercial and industrial 

property valuations from the beginning of the last round and the start of the current round. Therefore, 

the years being compared are 1999 and 2023, with data from the NJ Division of Local Government Services. 

For each year being compared, the commercial and industrial valuations were added together and then 

adjusted by that year’s State Equalization Table Average Ratios. These equalized nonresidential valuations 

were then used to calculate the change over the 24 years. Each municipality’s values were aggregated to 

the Housing Region level minus the valuation changes in Qualified Urban Aid municipalities. The Equalized 

Nonresidential Valuation Factor is the resulting percentage from dividing the municipality’s 24-year change 

in equalized nonresidential valuations by the adjusted aggregated Housing Region total. Municipalities 

that experienced increased commercial and industrial valuation received higher obligations according to 

DCA’s method.  For the Borough of North Arlington, the Equalized Nonresidential Valuation Factor is 

calculated to be 1.37%.  

 

1.37% =
 
(237,124,300 + 236,467,400)

0.8607 − 
(69,068,700 + 26,705,200)

0.925
32,549,128,394

 

Where: 

1.37% = Equalized Nonresidential Valuation Factor for North Arlington 

0.8607 = 2023 State Equalization Table Average Ratio for North Arlington 

237,124,300= 2023 Commercial Valuation for North Arlington 

236,467,400 = 2023 Industrial Valuation for North Arlington 

0.925 = 1999 State Equalization Table Average Ratio for North Arlington 

69,068,700 = 1999 Commercial Valuation for North Arlington 

FACTOR 1 
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26,705,200 = 1999 Industrial Valuation for North Arlington 

32,549,128,394 = 1999 – 2023 Change in Equalized Nonresidential Valuation 

minus Qualified Urban Aid municipalities for Housing Region 1 

 

 

 

The Income Capacity Factor measures the difference between a municipality’s income level and that of 

the municipality with the lowest-income level in its Housing Region. It is an average of two percentages. 

The first percentage is the amount that the municipality contributes to the regional difference of income 

compared to the regional income floor. The second percentage is the municipality’s contribution to the 

regional difference of income compared to the regional income floor, weighted by the number of 

households within the municipality. Qualified Urban Aid municipalities were excluded from these 

calculations. For North Arlington, located in Housing Region 1, the lowest municipal median household 

income is Paterson City. Paterson City’s median household income is $52,092. Housing Region 1’s median 

household income floor is calculated by subtracting $100 from the figure of $52,092, resulting in $51,992. 

This is the value by which North Arlington’s median household income will be compared. For the Borough 

of North Arlington, the Income Capacity is calculated to be 0.71%.  

 

0.71% =

6,634 ∗ (96,869 − 51,992)
33,410,794,107 +

96,869 − 51,992
8,355,312

2
 

Where:  

 0.71% = Income Capacity Factor for North Arlington 

 6,634  = Number of Households in North Arlington 

 96,869 = Median Household Income in North Arlington 

 51,992 = Median Household Income Floor for Housing Region 1 

33,410,794,107  = Total Median Household Income Differences times Households for Housing 

Region 1 

 8,355,312 = Median Household Income Differences for Housing Region 1 

 

 

 

The Land Capacity Factor is computed using the 2024 MOD-IV Property Tax list from the Division of 

Taxation in the Department of Community Affairs.  All parcels classified as “vacant” were included in the 

initial list. Next, DCA used the land use/land cover (LULC) data courtesy of the New Jersey Department of 

Environmental Protection and construction permit data from DCA. Using this data in ArcGIS, the Land 

FACTOR 2 

FACTOR 3 
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Capacity Factor is calculated by dividing the total developable land for each municipality by the total for 

the Housing Region excluding that area from the Qualified Urban Aid municipalities. For the Borough of 

North Arlington, the Land Capacity Factor is calculated to be 0.36%. A summary of the calculation is as 

follows: 

 

0.36% =
7.179

1,980
 

 Where: 

AMENDMENT: The DCA’s methodology was strictly a data analysis that was limited by the information 

DCA was able to use to determine the land capacity of each municipality.  Since there are no standardized 

methods for municipalities to report court settlements from the third round or decisions made by the 

zoning board of adjustment and planning board, properties included in the land capacity may not actually 

be developable or may have already been allocated for development.  Upon reviewing the DCA’s Land 

Capacity layers on GIS, we have determined that none of the sites are developable.  The majority of land 

identified within the land capacity layer is located within the New Jersey Meadowlands District.  The 

Borough does not control the zoning and development within the District.  Therefore, the Borough does 

not have the ability to designate the available area for affordable housing.  The lone site identified outside 

of the NJMD is part of a right-of-way and cannot be developed.  Using the additional data from the 

Borough’s records, we believe the following calculations should be used to determine the Land Capacity 

Factor: 

 

0.00% =
0.000

1,980
 

 Where: 

The Average Allocation Factor is calculated by averaging three metrics: Equalized Nonresidential Valuation 

Factor, Land Capacity Factor, and the Income Capacity Factor. For Qualified Urban Aid municipalities, this 

average was zero as they have no obligation.  For Municipalities with an average greater than zero, the 

Average Allocation Factor was multiplied by The Prospective Need for their respective Housing Region to 

0.36% = Land Capacity Factor for North Arlington 

7.179= Land Use/Land Cover Methodology Land Area for North Arlington 

5,358 = Total Developable Land for Housing Region 1 

 

0.00% = Land Capacity Factor for North Arlington 

0.000= Land Use/Land Cover Methodology Land Area for North Arlington 

5,358 = Total Developable Land for Housing Region 1 
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determine the Prospective Need of the municipality. For the Borough of North Arlington, the Average 

Allocation Factor is calculated to be 0.82%.  

 

0.82% =
1.37% + 0.36% + 0.71%

3
 

 

Where:  

 0.82% = Average Allocation Factor for North Arlington 

 1.37% = Equalized Nonresidential Valuation Factor for North Arlington 

 0.36% = Land Capacity Factor for North Arlington 

 0.71% = Income Capacity Factor for North Arlington 

Using the mandated and extremely limited data form the DCA, The Prospective Need for the Borough of 

North Arlington has been calculated to be 227 units. This calculation multiplied the Prospective Need of 

Housing Region 1 by the Average Allocation Factor for the Borough of North Arlington. A summary of the 

calculation is as follows: 

 

227 = 0.82% ∗ 27,743 

Where: 

 227 = The Prospective Need of Affordable Housing in North Arlington 

 0.82% = Average Allocation Factor for North Arlington 

 27,743 = The Prospective Need for Housing Region 1 

AMENDMENT: Since the land capacity factor needs to be amended based on substantial and significant 

additional information provided by the Borough, the Prospective Need calculation would also need to be 

revised.  A summary of the calculation is as follows:  

 

0.69% =
1.37% + 0.00% + 0.71%

3
 

Where: 

 0.69% = Average Allocation Factor for North Arlington 

 1.37% = Equalized Nonresidential Valuation Factor for North Arlington 

 0.00% = Land Capacity Factor for North Arlington 
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 0.71% = Income Capacity Factor for North Arlington 

The Prospective Need for the Borough of North Arlington has been calculated to be 227 units. This 

calculation multiplied the Prospective Need of Housing Region 1 by the Average Allocation Factor for the 

Borough of North Arlington. A summary of the calculation is as follows: 

 

192 = 0.69% ∗ 27,743 

Where: 

 192 = The Prospective Need of Affordable Housing in North Arlington 

 0.69% = Average Allocation Factor for North Arlington 

 27,743 = The Prospective Need for Housing Region 1 

The Regional Prospective Need for the six Housing Regions was determined based on the rate of change 

in population over the course of ten (10) years. With population data from the 2010 and 2020 Decennial 

Census, the change is calculated and then divided by 2.5 (an assumed factor of Low- and Moderate- 

Income household growth). This calculation was done for each Housing Region to determine the 

Prospective Need.  For Housing Region 1, the Regional Prospective Need is calculated to be 27,743. A 

summary of the calculation is as follows. 

27,743 =
(873,062 − 803,704)

2.5
 

Where: 

 27,743 = Regional Prospective Need for Housing Region 1 

 873,062 = 2020 Households – Decennial Census for Housing Region 1 

 803,704 = 2010 Households – Decennial Census for Housing Region 1 

 2.5 = Factor for Assumed Low- and Moderate- Income Household Growth 

 

 

North Arlington has existing infrastructure and a significant stock of existing affordable household units to 

ensure affordability within the Borough, not highlighted in the above metrics. The Borough’s commitment 

to affordability is codified in their ordinances and is reflected in data collected by the US Census Bureau. 

North Arlington has a robust ordinance defining and regulating rent control within the Borough. These 

ordinances are assiduously reviewed and offer residents the ability for legal recourse. Chapter §285 of the 

North Arlington code outlines the boundaries for rent increases for multifamily rental properties within 

the Borough. This Chapter provides the framework for establishing rents and sets specific parameters for 

EXISTING AFFORDABILITY  
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which rent can be raised and by how much. Chapter §285-10 sets the base rent increase at the termination 

of a lease at no more than 4-5% of the current rent, depending on the rental price and conditions. §285-

10F addresses qualified senior tenants and caps their rental increases at 2% per twelve-month period. 

North Arlington provides a through breakdown of the avenues in which rent can be increased, for both 

renters and landlords, whereas the State of New Jersey has no rent increase cap. In addition to legislative 

measures to minimize the impact of rising rent on the residents of North Arlington, the market trends in 

the Borough favor intrinsic affordability.  

According to the 2019-2023 American Community Survey, the Borough of North Arlington had a total of 

6,646 households. Of those 6,646 households, 70.3% were occupied by families and 24.5% were 

occupied by someone living alone. The average household size was 2.46 and the average family size was 

slightly larger at 2.96 people. Additionally, the division of housing tenure was 46.4% owner-occupied 

housing units compared to 53.6% renter-occupied housing units. Vacancy for the Borough’s 6,749 

housing units is 3.3%, whereas the vacancy rate for Bergen County is 4.6%. 

North Arlington, in comparison to the region, has several metrics in which it is already affordable. The 

Borough, compared to Bergen County on a whole, is more affordable for both home ownership and rent. 

The median price of a house in North Arlington is $128,500 or 21.7% less than that of Bergen County. 

Additionally, the median rent is $157 or 8.4% per month less than the median for Bergen County. 

Borough residents also tend to pay less rent as a percentage of their income, on average.  

TABLE 1 

OWNER-OCCUPIED HOUSING UNITS BY VALUE 

 North Arlington Borough Bergen County 

Value Number Percent Number Percent 

Less than $50,000 139  4.5% 4,241 1.8% 

$50,000 - $99,999 0 0.0% 2,583 1.1% 

$100,000 - $149,999 0 0.0% 2,366 1.0% 

$150,000 - $199,999 27 0.9% 2,680 1.2% 

$200,000 - $299,999 193 6.3% 11,285 4.9% 

$300,000 - $499,999 1,550 50.3% 62,212 26.9% 

$500,000 - $999,999 1,173 38.1% 115,000 49.8% 

$1,000,000 or more 0 0.0% 30,556 13.2% 

Total 3,082 100.0% 230,923 100.0% 

Median Value $464,700 $593,200 

Source: US Census Bureau, 2019-2023 American Community Survey 5-Year Estimates 

TABLE 2 

GROSS RENT PER UNIT 

 North Arlington Borough Bergen County 

Gross Rent Number Percent Number Percent 
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Less than $500 5 0.1% 3,870 3.3% 

$500 to $999 108 3.1% 5,086 4.3% 

$1,000 to $1,499 700 20.2% 21,678 18.3% 

$1,500 to $1,999 2,243 64.6% 39,395 33.3% 

$2,000 to $2,499 313 9.0% 21,731 18.3% 

$2,500 to $2,999 32 0.9% 11,103 9.4% 

$3,000 or more 69 2.0% 15,614 13.2% 

No rent paid 94 - 3,907 - 

Total 3,470 100% 118,477 100% 

Median Rent $1,706 $1,863 

Source: US Census Bureau, 2019-2023 American Community Survey 5-Year Estimates  

TABLE 3 

GROSS RENT AS A PERCENTAGE OF HOUSEHOLD INCOME (GRAPI) 

 North Arlington Borough Bergen County 

GRAPI Number Percent Number Percent 

Less than 15.0 percent 702 20.2% 16,425 14.1% 

15.0 to 19.9 percent 528 15.2% 14,620 12.5% 

20.0 to 24.9 percent 616 17.8% 15,154 13.0% 

25.0 to 29.9 percent 354 10.2% 12,525 10.7% 

30.0 to 34.9 percent 336 9.7% 9,609 8.2% 

35.0 percent or more 934 26.9% 48,326 41.4% 

Not computed 94 - 5,725 - 

Total 3,470 100% 116,659 100% 

Source: US Census Bureau, 2019-2023 American Community Survey 5-Year Estimates  

TABLE 4 

HOUSEHOLD INCOMES 

 North Arlington Borough Bergen County 

Income Number Percent Number Percent 

Less than $5,000 87   1.3% 7,587 2.1% 

$5,000 to $9,999 18 0.3% 5,210 1.5% 

$10,000 to $14,999 71 1.1% 8,070 2.3% 

$15,000 to $19,999 71  1.1% 9,004 2.5% 

$20,000 to $24,999 110 1.7% 5,531 1.6% 

$25,000 to $34,999 356 5.4% 14,130 4.0% 

$35,000 to $49,999 470 7.1% 23,269 6.5% 

$50,000 to $74,999 990 14.9% 40,490 11.4% 

$75,000 to $99,999 1,015 15.3% 39,024 10.9% 

$100,000 to $149,999 1,618 24.3% 64,723 18.2% 
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$150,000 or more 1,840 27.7% 139,400 39.1% 

Total  6,646 100.0% 356,438 100.0% 

Median Income $101,493 $116,709 

Source: US Census Bureau, 2019-2023 American Community Survey 5-Year Estimates  

 

 

 

The Department of Community Affairs released non-binding obligations for affordable housing for each 

municipality in the state.  By releasing non-binding numbers, the DCA offered municipalities the 

opportunity to provide additional information that may result in amending the numbers calculated by the 

DCA.  Based on the information provided in the Department of Community Affair’s Affordable Housing 

Obligations for 2025-2035 (Fourth Round) Methodology and Background, the Borough of North Arlington 

Housing Element and Fair Share Plan, Zoning Board of Adjustment Decisions, and Planning Board 

Decisions, we believe the calculations must be amended to identify the inconsistencies found within the 

datasets. Specifically, the Land Capacity Factor which included property that is not capable of being 

developed or is already being developed. 

Solely based on the mandated and limited data from the DCA, the Borough of North Arlington’s present 

need obligation would be 36 units, the same obligation provided by DCA.  However, the Borough’s 

prospective need must be amended to be 192 units in lieu of the 227 units provided by the DCA, as this 

calculation correctly identifies the land capacity factor within the Borough.  

However, we believe additional factors must be considered when evaluating the Borough’s prospective 

need.  The Borough of North Arlington has a long history of ordinances related to creating an affordable 

place to live and litigation from the Third-Round further supports that the Borough is intrinsically 

affordable which has resulted historically in a zero prospective need. 

While we understand in determining a general calculation for over 500 municipalities, there are bound to 

be outliers.  In this case, we believe North Arlington is one of those outliers and more must be considered 

when determining the accurate prospective need.  The Borough is entitled to a vacant land adjustment 

and realistic development potential in Round 4.  In addition, the Borough also believes the general 

affordability factor that was agreed upon by the courts stemming from litigation in Round 3 will be included 

in the Housing Element and Fair Share Plan that will be submitted by the June 30, 2025, deadline. 

CONCLUSION 
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