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Memorandum

To: Brett Bartman, Borough Administrator, Borough of High Bridge

From: Darlene A. Green, PP, AICP

Date: January 21, 2025

Subject: Review and Findings of DCA Land Capacity Analysis GIS Data and Updated Information
Regarding Non-residential Valuation Factor

Project No.: HIP-001A

This office serves as the Planner for the Borough of High Bridge. On March 20, 2024, the Governor
signed Bill A4, referred to as P.L. 2024, c.2. This new law modifies the Fair Housing Act, specifically
N.J.S.A. 52:27D-304.3, which concerns the methodology to determine the prospective (Fourth Round)
affordable housing obligation.

Three factors are employed to allocate the Regional Need to each applicable community — equalized
non-residential valuation, income capacity, and land capacity. N.J.S.A. 52-27D-304.3c.(4) describes
the land capacity factor and the steps to determine developable land. The law requires the use of
the “land use/land cover data” most recently published by the Department of Environmental
Protection (“DEP”) as one of the analysis inputs.

P.L. 2024, c.2. tasked the Department of Community Affairs (“DCA”) with calculating the Fourth
Round affordable housing obligations. DCA released a report entitled Affordable Housing Obligation
for 2025-2035 (Fourth Round) Methodology and Background (DCA Report).! This report describes
the steps taken to compute the Fourth Round Obligation. Page 15 of the report states “The datasets
mandated for use by the legislation have significant limitations in their use. The LULC data reflect a
geographic depiction of the classification system established by the U.S. Geological Survey
(Anderson Codes) and modified by DEP. Based on aerial imagery from 2020, land areas are
identified by category to reflect uses and coverages.”

P.L. 2024, c.2. also modified N.J.S.A. 52:27D-304.1 regarding requirements, specifically subsection a.
which states “Each municipality shall determine its municipal present and prospective need
obligations...and may take into consideration the calculations in the report published by the
department...”

The DCA Report was released on October 18, 2024. It was accompanied by a detailed spreadsheet
illustrating the various calculations used in determining the Fourth Round affordable housing

! https://www.nj.gov/dca/dlps/pdf/FourthRoundCalculation_Methodology.pdf
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obligations. The spreadsheet includes a tab for each of the three allocation factors (land capacity,
equalized non-residential valuation, and income capacity).

Land Capacity Factor

The DCA spreadsheet only notes an aggregated acreage value for each town. Detailed Geographic
Information Systems (“GIS”) mapping illustrating the location of the developable areas was not
released until November 27, 2024. The timing of the production of the GIS data has made this
exercise more difficult and on a rushed timeline.

Moreover, the link to the DCA GIS data?, which includes a description section includes the following
language:

"The land areas identified in this dataset are based on an the best available data using
publicly available data enumerated in N.J.S.A. 52:27D-304.3c.(4) to estimate the area
of developable land, within municipal and regional boundaries, that may
accommodate development. It is important to note that the identified areas
could be over or under inclusive depending on various conditions and that
municipalities are permitted to provide more detailed mappings as part of their
participation in the Affordable Housing Dispute Resolution Program." (emphasis
added)

This office was tasked with reviewing the detailed GIS mapping for accuracy. On or about December
2, 2024, this office downloaded the GIS data prepared by the DCA.2 The DCA data was then overlaid
with Borough parcels, publicly-available environmental constraints data, and mapped utility and
conservation easements.

The DCA GIS data identifies 14 areas within the Borough as developable. These areas total 11.917
acres according to the GIS data. Each area has been assigned a unique “ObjectID” or identification
number by DCA. The table attached as Exhibit A lists each area’s identification number (see column
“DCA ObijectID”), weighted acres, vacant acres, and municipal total identified by DCA.# Our office
then added a column to identify the block(s) and lot(s) each area encompasses. We then reviewed
each identified area to confirm if it was developable. To the extent an area was not objectively
developable, it was removed from the inventory. Our detailed findings for each of the 14 identified
areas is provided under “Findings/Comments”. Finally, the table contains a column labeled
“Adjusted Developable Acres” based upon the results of our area-by-area analysis.

The locations of the 14 identified areas can be viewed in the “Environmental Constraints with NJDCA
Land Capacity Analysis Results” maps attached as Exhibit B and Exhibit C.

This detailed evaluation reveals that DCA’s analysis is over inclusive and only three of the 14
identified areas are developable. The three areas encompass 3.897 acres. Therefore, the Borough

2 https://njdca-data-hub-njdca.hub.arcgis.com/datasets/land-capacity-analysis-for-p-1-2024-c-2/about
3 Ibid.
4 Note that the DCA GIS attribute table labels this column as “vacant acres” not developable acres.
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of High Bridge’'s developable acreage is 3.897 acres, not 11.917 acres. When this corrected acreage
data is entered into DCA's excel spreadsheet® the Borough's Land Capacity Factor is amended from
0.12% to 0.04%. The Borough's Average Allocation Factor decreases from 0.28% to 0.26% and,
accordingly, High Bridge's Fourth Round Obligation is adjusted from 33 to 30.

DCA'’s land capacity analysis followed the steps outlined in P.L. 2024, ¢.2 (N.J.S.A. 52-27D-304.3c.(4))
to determine land capacity. As described above, the base layer of information was the land use/land
cover data prepared by DEP, which is based on aerial imagery from 2020. Our review of the data for
the Borough of High Bridge reveals the following shortcomings with the GIS analysis prepared by the
DCA:

= |t does not capture conservation easements or deed restrictions.

= |t fails to account for a lack of street frontage.

= |tis blind to block and lot lines and identifies portions of existing developed sites as
developable. Many of these instances occur in rear and side yard setback areas.

= |t fails to account for area shape and size. For example, areas as narrow as 3.9 feet are
identified as developable.

These issues are illustrated in Exhibit B and Exhibit C.

EQUALIZED NON-RESIDENTIAL VALUATION FACTOR

On December 21, 2024 this office was notified that Block 29.02, Lot 12, which contains a 12-unit
apartment building, was misclassified as 4A in 2023. The Tax Assessor, Debra Blaney, indicated via
email that the site should have been classified as 4C. (See Exhibit D.) The building received its
Certificate of Occupancy in June of 2016 and prior to that the site was vacant. The site was assessed
at $1,535,100 in 2023 by the prior Tax Assessor. Therefore, the Borough's 2023 commercial
valuation is overstated in the DCA excel table due to a scrivener's error. The table below illustrates
the revisions to the non-residential valuation factors when this error is corrected.

DCA EQUALIZED NON-RESIDENTIAL VALUATION FACTOR CALCULATION
Categories DCA Data High Bridge Data
2023 Commercial Valuation $18,955,100 $17,420,000
2023 Industrial Valuation $11,526,000 $11,526,000
State Equalization Table Average Ratio 2023 0.8017 0.8017
State Equalization Non-residential Valuation $38,020,581 $36,105,775
1999 Equalized Non-residential Value $14,327,499 $14,327,499
1999-2023 Change in Value $23,693,083 $21,778,277
Share of Region Value Change 0.087% 0.080%

5 https://www.nj.gov/dca/dIps/4th_Round_Numbers.shtml
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CONCLUSION

The below table illustrates the revisions to the allocation factors and Fourth Round Prospective
Need Obligation as a result of our analysis and the corrected 2023 commercial valuation data.

Allocation
Factor/Prospective Need

DCA Calculation

Proposed Revision

Land Capacity Factor 0.12% 0.04%
Equalized Non-residential 0.09% 0.08%
Valuation Factor
Income Capacity Factor 0.64% 0.64%
Average Allocation Factor 0.28% 0.25%
Prospective Need Obligation 33 29

High Bridge does not dispute the DCA's calculation for Income Capacity. Thus, the Borough is

accepting the DCA analysis, but for the corrections to the Land Capacity Factor and Equalized Non-

residential Valuation Factor described in this memorandum. Correcting the Land Capacity and

Equalized Non-residential Valuation Factor yields a Fourth Round Prospective Need Obligation of 29,

not 33.

cc:  Wendy Rubinstein Quiroga, Borough Attorney
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