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INTRODUCTION & EXECUTIVE SUMMARY 

Since the 1975 New Jersey Supreme Court decision known as “Mount Laurel I”, New Jersey municipalities 
have had a constitutional obligation to provide opportunities for the creation of low and moderate 
housing units. This 1975 decision led to a body of case law, legislative changes, and rulemaking by a state 
agency that, collectively, is now referred to as the “Mount Laurel doctrine”. Through these actions, New 
Jersey municipalities have been assigned a specific number of affordable housing units that must be 
created or planned for creation to have “satisfied” their constitutional obligation, commonly referred to 
as their affordable housing obligation. The purpose of this Third Round and Fourth Round Housing 
Element and Fair Share Plan is to present how Leonia Borough will satisfy its affordable housing obligation.   

Affordable housing in New Jersey is defined as housing units which are reserved for households with 
incomes not more than 80% of the regional median income. Each affordable unit, with limited exceptions, 
must remain reserved for very-low-, low-, and moderate-income households for not less than 30 years 
and it is typically enforced by a deed restriction. Each affordable unit is eligible for one “credit” against 
the obligation and certain units are eligible for “bonus credits”, which provide more than one credit per 
unit. In addition to providing the minimum number of credits, municipalities must ensure diversity in the 
level of affordability – meaning very-low-, low- and moderate-income units – and diversity in the size of 
affordable units – meaning one-, two- and three-bedroom units.  

Participation in this process, and therefore satisfaction of the affordable housing obligation, can be 
achieved voluntarily or involuntarily. However, our laws heavily incentivize voluntary compliance. 
Municipalities that do not successfully participate may be vulnerable to “builder’s remedy” litigation.  A 
builder’s remedy is a litigation tool to compel the municipality to include its site in the Fair Share plan. 
However, to secure such a remedy, the developer must “succeed in litigation”, provide a “substantial” 
affordable housing set-aside and the developer’s “proposed project” must not clearly violate “sound land 
use planning”. The Supreme Court’s desire to ensure that developers who provide affordable housing do 
so in accordance with sound planning, which is a pillar of the Mount Laurel doctrine.  

Past Affordable Housing Efforts in Leonia Borough 

The Borough received Substantive Certification from COAH on October 3, 1990, for the Borough’s First 
Round affordable housing obligation that included a vacant land adjustment which resulted in a zero (0) 
unit Realistic Development Potential and ten (10) prior cycle credits for the Grandview Meadows 
condominiums located at 392 Grand Avenue which is a 100% family development. In addition, the 
Borough implemented a rehabilitation program with Bergen County Home Improvement Program and 
completed seven (7) units and agreed to commit to funding an additional twelve (12) units under the 
County program. 

The Borough adopted a Second Round Housing Element and Fair Share Plan (HEFSP) on July 1, 1999, and 
submitted it to COAH requesting Prior Round (combined First and Second Round) Substantive Certification 
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from COAH.  On July 16, 2002, COAH granted final Substantive Certification to the Borough’s Prior Round 
Plan recognizing a total obligation of 50 units (19 rehabilitation and 31 new construction) which was 
satisfied through a seven (7) rehabilitation unit credits, a twelve (12) unit rehabilitation program, ten (10) 
prior-cycle credits and a 21-unit downward adjustment due to the lack of vacant land.  The Prior Round 
Substantive Certification recognized the Borough’s implementation of a three (3) unit 100% affordable 
family housing for-sale project location on Station Parkway which was attributed to Unmet Need as well 
as the adoption of a Spending Plan and a Development Fee Ordinance.  

Pursuant to Section 10 of the FHA (N.J.S.A. 52:27D-310) the Borough adopted and endorsed a Third Round 
Housing Element and Fair Share Plan in June 2022 to address a Third-Round rehabilitation obligation of 
77 units and a Third Round new construction obligation of 212 units.  However, a developer filed a 
builder’s remedy suit before the Borough filed that plan with the Court and sought immunity.  In the suit 
the developer proposed a project for 120 units substantially out of character with the surrounding 
neighborhood in which the parcel is located. The Borough found itself subject to a builder’s remedy 
lawsuit as a result of an unfortunate misstep in a history of continuous voluntary municipal compliance.  

As described in this Plan, the Borough has provided a considerable amount of affordable housing over the 
past 35 years with over 125 affordable housing units constructed and proposes to address the Fourth 
Round obligation with significant meaningful affordable  housing opportunities despite the scarcity of 
land. The Borough will seek approval of this Housing Element and Fair Share. 

DEFINING THE OBLIGATION 

As a result of the evolution of the State’s affordable housing laws, the fair share affordable housing 
obligation consists of a rehabilitation component (present need) and a new construction component 
(prospective need). The NJ State Department of Community Affairs (DCA) has recently identified the 
rehabilitation and prospective need obligation and the Amended Fair Housing Act (FHA) entitles 
municipalities to adjust that obligation based upon COAH standards. The new construction component 
consists of the Prior Round  obligations, the Third Round obligation and the Fourth Round obligation, 
which is currently being determined. If there is a lack of sufficient land to meet the new construction 
obligation, a municipality is entitled to rely on COAH regulations to adjust the new construction obligation 
downward pursuant to N.J.S.A 52:27D- 311 (m). The adjusted number is known as the realistic 
development potential (RDP). The RDP represents the portion of the new construction affordable housing 
obligation that can theoretically be addressed with inclusionary development (defined as a mix of market 
and affordable units) on lots identified as being suitable in the Vacant Land Analysis (“VLA”). The portion 
of the new construction obligation for which there is insufficient land is known as the “unmet need”. The 
unmet need is calculated as the difference between the total obligation and the RDP.  
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With this overview , the Borough’s obligations can be summarized as follows:  

Rehabilitation Obligation: 68 units  
The rehabilitation obligation can be defined as an estimate of the number of deteriorated housing 
units existing in Leonia Borough occupied by low- and moderate-income households. The DCA 
issued a report on October 18, 2024 wherein it identified the Borough’s rehabilitation obligation 
as 68. 

Prior Round Obligation (Rounds 1 and 2): 31 units adjusted to 0 
The Prior Round obligation can be defined as the cumulative 1987 through 1999 new construction 
affordable housing obligation. COAH defined the Borough’s Prior Round obligation as 31 and 
determined that the land-poor municipality was entitled to adjust this obligation based upon lack 
of adequate vacant developable land leaving the Borough with a zero (0) new construction 
obligation.  

Third Round Obligation: 212 units 
The Third Round obligation can be defined as the cumulative 1999 through 2025 new construction 
affordable housing obligation. This includes the “gap present need” from 1999 through 2015 and 
the “prospective need” from 2015 through June 30, 2025 according to a trial court opinion 
authored by Judge Jacobson and referenced in the Amended FHA . See In the Matter of the the 
Application of Princeton et al Docket No L-1550-15. 

Fourth Round Obligation: 97 units 
The Fourth Round obligation can be defined as the cumulative July 1, 2025, through June 30, 2035, 
new construction affordable housing obligation. The October 18, 2024 DCA Report identified the 
Borough’s Fourth Round prospective need obligation as 104 and the DCA invited municipalities to 
determine if it was overinclusive in the sites it regarded as developable. The Borough accepted 
that invitation and demonstrated that the DCA was overinclusive and that when this over-
inclusiveness was adjusted, its Fourth Round prospective need obligation is 97. 

The Vacant Land and Realistic Development Potential Analysis 

The Borough petitioned the Council on Affordable Housing (COAH) for the First Round substantive 
certification and on March 19, 1990, COAH certified the Borough’s Housing Element and Fair Share Plan 
for the First Round. COAH found that the Borough was entitled to adjust its new construction obligation 
to zero based upon the lack of vacant developable land. On July 16, 2002, COAH certified the Borough’s 
Housing Element and Fair Share Plan for Round 2. Again, COAH found that the Borough had no new 
construction obligation and that it had satisfied its unmet need by adopting a development fee ordinance 
and adopting a spending plan. Under COAH Third Round regulations, the Borough is entitled to rely on its 
prior vacant land adjustment. N.J.A.C. 5:97-5.1 (d). Although COAH was abolished in April of 2024 by 
N.J.S.A. 52:27D-304.1, the Borough is entitled to rely on COAH’s Third Round regulation since it has not 
been contradicted by statutory amendment or a binding court decision. N.J.S.A. 52:27D-311(m).  
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The Amended FHA permits municipalities to rely on COAH regulations that do not contradict the FHA or a 
binding court decision. COAH regulations recognized that a municipality that spent the time and effort to 
secure a vacant land adjustment should not be required to do that analysis again:  

COAH regulations N.J.A.C. 5:97-5.1 (d):  A vacant land adjustment that was granted as 
part of a first round certification or judgment of compliance shall continue to be valid 
provided the municipality has implemented all of the terms of the substantive certification 
or judgment of compliance, and received or petitioned to the Council for second round 
substantive certification or was under the Court's jurisdiction for second round. If the 
municipality failed to implement the terms of the substantive certification or judgment of 
compliance, the Council may reevaluate the vacant land adjustment. 

As noted, COAH determined that the Borough had an RDP of zero (0) when it certified the Borough’s plan 
in the First Round and did not disturb that determination when it certified the Borough’s obligation in 
Second Round (Prior Round). Indeed, COAH found that the Borough satisfied its unmet need by adopting 
a development fee ordinance, a Spending Plan and approving three (3) 100% affordable townhomes on 
Station Parkway. 

Since the Borough lacked sufficient land to satisfy its Prior Round Obligation of 31, it obviously lacked 
sufficient land to satisfy the additional 212 obligation imposed in the Third Round. The Borough’s 
continued entitlement to a vacant land adjustment for the 97-unit Fourth Round obligation is also 
assumed to be valid.  

While the Borough might have relied on COAH policies to pursue an RDP of zero (0) as permitted by COAH 
regulations and while the Borough reserves the right to revisit the RDP calculation should that be deemed 
necessary or desirable, the Borough undertook a current vacant land analysis which supports an RDP of 
18 as shown in the Table below. 

 

Table 1: Sites Generating RDP 
Sites Block / Lot Address Acres Density 

(du/acre) 
Total units RDP 

Vacant Land Suitable For Inclusionary Development 
1 1501/22,23,24 106-108 Grand 

Avenue 
3.04 gross 

1.11 net 
27 30 6 

2 503/24,25 Schor Avenue 0.29 gross 
0.25 net 

19 5 1 

3 1203/4 326 Grand Avenue 0.53 gross 
0.53 net 

26 14 3 

4 1213/3&4 266 Grand Avenue 0.98 gross 
0.98 net 

20 20 4 

5 1501/26 Oakdene Avenue 3.9 gross 
1.0 net 

20 20 4 

Total 18 
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Significantly, 13 of the 18 RDP unit obligation set forth above is attributable to the Borough’s proactive 
efforts to provide inclusionary zoning through an aggressive overlay district on Block 1501, Lots 22, 23 and 
24, the encouragement of redevelopment at appropriate densities on Block 1213, Lots 3 and 4 and the 
redevelopment Planning Board approval of Block 1203, Lot 4. While the effect of attributing an RDP to 
sites used to create affordable housing is to impose a burden on a commendable municipality being 
proactive, even still this plan satisfies the 18 RDP and creates a significant effort in addressing the unmet 
need as further explained below. 

Unmet Need Determination 

The Borough’s vacant land adjustment resulted in a combined Third Round and Fourth Round RDP and 
unmet need as follows:  

▪ RDP:18 

▪ Unmet Need: 291 

Since different standards apply to the Fourth Round Unmet Need obligation than to obligations for prior 
rounds, this plan will discuss those standards when discussing how to satisfy them below.  

AFFORDABILITY REQUIREMENTS 

Affordable housing is defined under New Jersey’s FHA as a dwelling, either for sale or rent, that is within 
the financial means of households of very-low-, low-, or moderate-income, as is measured within each 
housing region. Leonia Borough is in Region 1, which includes Bergen, Hudson, Passaic and Sussex  
counties. Moderate-income households are those with annual incomes greater than 50%, but less than 
80% of the regional median income.  Low-income households are those with annual incomes that are 50% 
or less than the regional median income. Very-low-income households are a subset of “low-income” 
households and are defined as those with incomes 30% or less than the regional median income. 

The Uniform Housing Affordability Controls (UHAC) at N.J.A.C. 5:80-26.3(d) and (e) requires that the 
maximum rent for a qualified unit be affordable to households with incomes 60% or less than the median 
income for the region. The average rent must be affordable for households with incomes no greater than 
52% of the median income. The maximum sale prices for affordable units must be affordable to 
households with incomes 70% or less than the median income. The average sale price must be affordable 
for a household with an income of 55% or less than the median income.  

The regional median income is defined by using the federal income limits established by Department of 
Housing and Urban Development (hereinafter “HUD”) on an annual basis. In the spring of each year, HUD 
releases updated regional income limits. It is from these income limits that the rents and sale prices for 
affordable units are derived. Said income limits post Mount Laurel IV are now set by Court Order. 
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Income limits for all units that are part of the Borough’s Third and Fourth Round Housing Element and Fair 
Share Plan, excluding those which income limits are already established through a federal program, shall 
be updated by the Borough as HUD publishes median incomes and income limits as follows: 

• Regional income limits shall be established for the region that the Borough is located within 
(i.e., Region 1) based on the median income by household size, which shall be established by 
a regional weighted average of the uncapped Section 8 income limits published by HUD. To 
compute this regional income limit, the HUD determination of median county income for a 
family of four (4) is multiplied by the estimated households within the county according to 
the most recent decennial Census. The resulting product for each county within the housing 
region is summed. The sum is divided by the estimated total households from the most recent 
decennial Census in the Borough’s housing region. This quotient represents the regional 
weighted average of median income for a household of four (4).  

• The income limit for a moderate-income unit for a household of four (4) shall be 80% of the 
regional weighted average median income for a family of four (4). The income limit for a low-
income unit for a household of four (4) shall be 50% of the HUD determination of the regional 
weighted average median income for a family of four (4). The income limit for a very low-
income unit for a household of four (4) shall be 30% of the regional weighted average median 
income for a family of four (4). These income limits shall be adjusted by household size based 
on multipliers used by HUD to adjust median income by household size. In no event shall the 
income limits be lower than those for the previous year. 
 

• The Regional Asset Limit used in determining an applicant’s eligibility for affordable housing 
pursuant to N.J.A.C. 5:80-26.16(b)3 shall be calculated by the Borough annually by taking the 
percentage increase of the income limits calculated pursuant to the methodology outlined 
above over the previous year's income limits and applying the same percentage increase to 
the Regional Asset Limit from the prior year. In no event shall the Regional Asset Limit be less 
than that for the previous year. 

Late in December 2024, the New Jersey Housing and Mortgage Finance Agency (HMFA) adopted 
regulations on an emergent basis that modify the UHAC regulations discussed above. The HMFA will 
eventually adopt the regulations through the standard non-emergent procedures to adopt regulations. 
This will give the public an opportunity to comment which typically results in further changes to rules that 
agencies, like HMFA, proposed. As a result of the foregoing, changes to rules described above are likely 
and this section may need to be updated.  
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For 2024, the Affordable Housing Professionals of New Jersey (“AHPNJ”) developed updated income limits 
for all housing regions in New Jersey, which were calculated using the methodology outlined above. These 
income limits for Region 1 are provided below in the following table. 

 

Table 2:  2024 Income Limits for Region 1 

Household 
Income Levels 

1-Person 
Household 

2-Person 
Household 

3-Person 
Household 

4-Person 
Household 

5-Person 
Household 

Moderate $67,431 $77,064 $86,697 $96,329 $104,036 

Low $42,144 $48,165 $54,185 $60,206 $65,022 

Very Low $25,286 $28,899 $32,511 $36,124 $39,013 

Source: 2024 Income Limits prepared by Affordable Housing Professionals of New Jersey. 
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HOUSING ELEMENT AND FAIR SHARE PLAN 

This Third Round Housing Element and Fair Share Plan has been prepared to supersede and replace the 
June 2022 Fair Share Plan adopted by the Planning Board on June 22, 2022, and endorsed by the Borough 
Council on July 18, 2022.  As noted, while the plan was adopted and endorsed, the Borough did not submit 
the plan to Superior Court under a Declaratory Judgment Action and therefore did not have immunity 
from builder’s remedy lawsuits.  On May 30, 2023, only after the adoption and endorsement of the June 
2022 Fair Share Plan, CPC Aquista LLC (CPC) filed a builder’s remedy lawsuit. This Third Round Fair Share 
Plan includes the CPC site as a mechanism to address the Borough’s affordable housing obligation, 
updates the Vacant Land Analysis and Realistic Development Potential and Unmet Need obligations and 
provides for an affordable housing fair share plan for all four rounds in accordance with applicable law. 

The Third Round Compliance Process 
On March 10, 2015, the New Jersey Supreme Court issued a ruling on the Motion In Aid of Litigant’s Rights 
(In re Adoption of N.J.A.C. 5:96 & 5:97, 221 N.J. 1, aka “Mount Laurel IV”). This long-awaited decision 
provided a new direction for how New Jersey municipalities are to comply with the constitutional 
requirement to provide their fair share of affordable housing. The Court transferred responsibility to 
review and approve housing elements and fair share plans from COAH to designated Mount Laurel trial 
judges. The implication of this is that municipalities could no longer wait for COAH to adopt Third Round 
rules before preparing new Third Round housing elements and fair share plans and municipalities had to 
apply to the Courts, instead of COAH, if they wished to be protected from exclusionary zoning lawsuits. 
These trial judges, with the assistance of an appointed Special Adjudicator to the Court, review municipal 
plans in accordance with the established COAH regulations.  

While the New Jersey Supreme Court’s decision set a process in motion for towns to address their Third 
Round obligations, it did not assign those obligations. Instead, it ordered the trial courts to determine the 
obligation. However, the New Jersey Supreme Court did direct that the method of determining municipal 
affordable housing obligations were to be “similar to” the methodologies used in the First and Second 
Round rules. Additionally, the Court stated that municipalities should rely on COAH’s Second Round rules 
(N.J.A.C. 5:93) and certain components of COAH’s 2008 regulations that were specifically upheld, as well 
as the Fair Housing Act (N.J.S.A. 52:27D – 301 et seq.), in their preparation of Third Round housing 
elements and fair share plans. This plan is prepared in response to and in compliance with the March 10, 
2015, New Jersey Supreme Court decision. 

After Mount Laurel IV, municipalities could no longer seek substantive certification from COAH. Instead, 
those municipalities sought the judicial equivalent of substantive certification by seeking a Judgment of 
Compliance and Repose from the Superior Court.  

The trial judges that approved Housing Element and Fair Share Plans pursuant to the procedures 
established by the Supreme Court in Mount Laurel IV awarded the municipalities a Judgment of 
Compliance and Repose which gave municipalities immunity from exclusionary zoning litigation, including 
builder’s remedy litigation, for the remaining portion of the third round, which ends on July 1, 2025.   
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The Fourth Round Compliance Process 
On March 20, 2024, Governor Murphy signed an amendment to the Fair Housing Act into law (“Amended 
FHA”) that created new procedures and laws. Pursuant to the Amended FHA, by January 31, 2025, 
municipalities must adopt a “binding resolution”; and file a declaratory relief lawsuit with the Court and 
“the Program” that includes the binding resolution within 48 hours from the adoption of the binding 
resolution. In addition, the municipality must publish the resolution on a publicly accessible internet 
website and the municipal website. In addition, the municipality must file a Housing Element and Fair 
Share Plan with the Court and Program by June 30, 2025 and comply with a series of other requirements. 

The Borough is taking the first step required by the Amended FHA by adopting the binding resolution and 
filing the declaratory relief action to establish the Fourth Round obligation. The Borough and the Planning 
Board will continue to comply with applicable law. 

The Housing Element and Fair Share Plan 

In accordance with the Fair Housing Act (as amended) this Housing Element and Fair Share Plan include 
the following: 

a. An inventory of the municipality’s housing stock by age, condition, purchase or rental 
value, occupancy characteristics, and type, including the number of units affordable to 
low- and moderate-income households and substandard housing capable of being 
rehabilitated;  

b. A projection of the municipality’s housing stock, including the probable future 
construction of low and moderate income housing for the next ten (10) years, taking into 
account, but not necessarily limited to, construction permits issued, approvals of 
applications for development, and probable residential development of lands; 

c. An analysis of the municipality’s demographic characteristics, including, but not 
necessarily limited to, household size, income level, and age; and 

d. An analysis of the existing and probable future employment characteristics of the 
municipality. 

e. A determination of the municipality’s present and prospective fair share of low- and 
moderate-income housing and its capacity to accommodate its present and prospective 
housing needs, including its fair share of low and moderate income housing; and 

f. A consideration of the lands most appropriate for construction of low and moderate 
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income housing and of the existing structures most appropriate for conversion to, or 
rehabilitation for, low and moderate income housing, including a consideration of lands 
of developers who have expressed a commitment to providing low and moderate income 
housing. 

g. An analysis of the extent to which municipal ordinances and other local factors advance 
or detract from the goal of preserving multigenerational family continuity as expressed in 
the recommendations of the Multigenerational Family Housing Continuity Commission, 
adopted pursuant to paragraph (1) of subsection f. of section 1 of P.L.2021, c. 273 
(C.52:27D-329.20) 

h. An analysis of consistency with the State Development and Redevelopment Plan, 
including water, wastewater, stormwater, and multi-modal transportation based on 
guidance and technical assistance from the State Planning Commission. 

Items a through d are included as an appendix item and items e through h are included in the body of this 
Fair Share Plan. 

Consideration of Affordable Housing Options 
CPC Aquista LLC (CPC), a developer, initially presented an inclusionary multi-family development on Block 
1213, Lots 3 and 4 to the Borough Planning Board in 2021 after the Borough Council delegated the 
Planning Board to provide an initial analysis of the project and to determine if the project was appropriate 
for the subject parcel.  In consideration of the proposed inclusionary development, the Planning Board 
reviewed the initial concept plan presented and provided feedback related to the excessive height of the 
building, the large quantity of units, massing and scale of the development indicating that the building 
was too tall, out of character for the neighborhood, and therefore not suitable for the subject parcel and 
it did not promote sound land use planning. At the same time, the Planning Board recommended that the 
site in question be designated as an area in need of redevelopment after the Borough Council adopted a 
resolution directing the Planning Board to undertake a study pursuant to the Local Redevelopment and 
Housing Law, N.J.S.A. 40A:12A-1 et seq. CPC Aquista, LLC, filed a builder’s remedy lawsuit in May 2023 in 
which it proposed a 120 unit project on a 0.98-acre parcel equating to a density of 122 dwelling units per 
acre, which represents more than a 900% increase as compared to the surrounding residential density 
which is approximately ten (10) dwelling units per acre.  Ten (10) dwelling units per acre is also the 
minimum presumptive density that the COAH regulations support for economically feasible multi-family 
housing projects.   

However, the Borough and the Planning Board recognize that a multi-family development, albeit a less 
intense inclusionary development on the CPC parcel is appropriate, provided the project would respect 
the character of the surrounding neighborhood with building height and mass that is compatible to the 
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surrounding single family and multi-family dwellings, and provides for adequate setbacks, building step-
backs and buffers to the adjacent low density residential dwellings, preserves significant mature trees on 
the property that are a hallmark and distinguishing character of the Leonia and reduces the intensity of 
future traffic generation which will protect public safety and welfare.  The Borough has as part of this Fair 
Share Plan included the subject parcel as a component of addressing the Borough’s Third Round 
prospective need at a density of 20 units per acre. 

As part of this HEFSP, the Borough has considered land that is appropriate for the construction of low- 
and moderate-income housing. Although the Borough has limited available and developable land, the 
Borough successfully satisfied its affordable housing obligation using the vacant land adjustment process 
and a variety of zoning mechanisms that have or will create low- and moderate-income housing.  

In addition to considering vacant land for the creation of affordable housing, the Borough has amended 
its zoning ordinances to create an overlay zone that creates low- and moderate-income housing 
opportunities and will contribute toward the Borough’s unmet need. Additionally, the Borough adopted 
the mandatory set-aside ordinance which ensures unforeseen opportunities for affordable housing are 
captured.  The existing mandatory set-aside ordinance will be updated to capture additional opportunities 
for affordable housing. 

The Borough believes that the projects that exist and are proposed in this Fair Share Plan represent the 
best options for affordable housing in the Borough.  The mechanisms within this Third Round Fair Share 
Plan satisfy the Borough’s affordable housing obligation as adjusted through an updated Vacant Land 
Analysis. While the Borough recognizes that developers may, in the future, present sites that possess 
characteristics that could lend themselves to affordable housing development, additional sites are not 
needed to satisfy the obligation at this time. Additionally, the Borough may consider appropriate sites or 
projects in the future for an inclusionary or 100% affordable housing project. The progressive efforts of 
this community to provide affordable housing within the bounds of sound planning provide a solid basis 
for the consideration of responsible proposals.  

 

Satisfaction of the Affordable Housing Obligation 
The Borough is addressing its affordable housing obligation through a rehabilitation program to address 
its rehabilitation obligation and through a variety of mechanisms that include existing affordable units, 
proposed inclusionary housing through redevelopment plans, 100% affordable housing and overlay zones 
to address the new construction obligation.  

Rehabilitation Obligation  
Leonia Borough’s rehabilitation obligation (present need) is 68 units.  The rehabilitation obligation 
is not cumulative but is a recalculation based on the most recent census data.  As such, the 
Borough is addressing the 68-unit rehabilitation obligation through a municipally run 
rehabilitation program.  The Borough will create a Borough Rehabilitation Program to provide 
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funding to income-eligible homeowners and/or landlords to repair major systems in their home 
or rental property.   All rehabilitated units will comply with the definition of a substandard unit in 
N.J.A.C. 5:93-5.2(b), which states, “a unit with health and safety code violations that require the 
repair or replacement of a major system.”  

Major systems include weatherization, roofing, plumbing, heating, electricity, sanitary plumbing, 
lead paint abatement and/or load bearing structural systems. All rehabilitated units shall meet 
the applicable construction code. Additionally, all rehabilitated units shall be occupied by very-
low, low- or moderate-income households and subject to 10-year affordability controls, which 
shall be placed on the property in the form of a lien or deed restriction. The average hard cost for 
the rehabilitation of a major system will be at least $10,000. 

Realistic Development Potential  
The Borough is addressing an RDP obligation of 18 units with a mix of unit types within existing, 
approved and proposed projects throughout the Borough. 

 

Sima Development (Approved) – 3 family rental units and 3 rental bonus credits 

On December 13, 2022, the Borough Planning Board approved a 14-unit family rental project of 
which three (3) units will be deed restricted for low- and moderate-income individuals and 
families on Block 802, Lot 16 located at 131 Fort Lee Road.  The three (3) affordable family rental 
units shall consist of one (1) three-bedroom unit and two (2) two-bedroom units.  These 
affordable units will comply with the income limits in the Uniform Housing Affordability Control 
regulations, N.J.A.C. 5:80, and the affirmative marketing requirements imposed by the Borough 
of Leonia’s ordinances.  

Grandview Meadows Extension of Controls (Proposed) – 10 family credits 

Grandview Meadows is an existing development of ten (10) family condominium units located at 
392 Grand Avenue (Block 802, Lot 6), which received prior cycle credits from the Council on 
Affordable Housing (COAH).  The bedroom distribution for development includes five (5) three-
bedroom units and five (5) two-bedroom units.  A 40-year deed restriction was placed on the 
units.  The Borough will extend the expiring controls for a minimum of thirty (30) additional years 
beginning on June 25, 2025.   

Jewish Association for Developmental Disabilities (J-ADD) Group Home (Existing) 

5 Supportive and Special Needs Bedroom credits and 2 rental bonus credits 

This supportive and special needs home is located at 128 Palisade Avenue (Block 1205, Lot 25) 
and contains five (5) bedrooms for intellectually challenged individuals.  J-ADD purchased the 
home in 1998 and the affordability controls are effective for 30 years as of August 31, 1999.   
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Leonia Retirement Housing (Existing) – 4 of 108 Senior Rental units 

This project, located at 270 Glenwood Avenue (Block 901, Lot 7) consists of two phases.  The first 
phase includes 75 units.  There are 61 one-bedroom units and 14 studio apartments within this 
first phase. 20% of the units are available for moderate income individuals, 40% (at least 30 units) 
are available to very-low-income individuals and the remainder are available to low-income 
individuals.  An initial 50-year deed restriction was placed on the property evidenced by the initial 
land lease between the Borough of Leonia and Leonia Retirement Housing Corporation.  The lease 
and deed restriction were extended an additional 25 years via Ordinance #21-08 ending in 2054.  
The second phase of the development includes 33 one-bedroom units.  This phase was financed 
with low-income tax credits, HUD 202 subsidy funds and HOME funds and is deed restricted for 
60 years.   All units are available to low-income individuals.  The Borough is claiming 4 age-
restricted rental credits toward the RDP and 77 units toward the Unmet Need (Third Round 48 
units (194 x 0.25) and Fourth Round 29 units (97 x 0.30).  The remainder 31 units will be surplus 
credits toward a future round of affordable housing. 

100% Affordable Housing Project (Proposed) – 4 family rental units and 2 family for sale units 

The Borough owns two (2) lots, Block 1209, Lots 3 (0.109 acres) and 6 (0.115 acres) located along 
the west side of Grand Avenue.  The Borough will work with a non-profit developer to create one 
structure on each lot and provide for four (4) family rental units on Lot 6 and an attached single 
family for sale structure for two (2) families on Lot 3.  The site provides for a realistic opportunity 
for affordable housing in compliance with COAH’s Prior Round rules at N.J.A.C. 5:93-1.3 and 
N.J.A.C. 5:93- 5.5 for municipally sponsored and 100% affordable programs.  The specific 
regulations are addressed below: 

 Site Control – The Borough owns the sites and will convey the parcels to a non-profit 
developer of affordable housing. 

 Suitable Site – The sites are suitable as defined in COAH’s regulations at N.J.A.C. 5:93-1.3, 
which indicates that a suitable site is one in which it is adjacent to compatible uses, has access 
to appropriate streets and is consistent with environmental policies in N.J.A.C. 5:93-4.  

 The sites have a clear title and are free of encumbrances that preclude development of 
affordable housing. To the Borough’s knowledge, the sites have a clear title and no legal 
encumbrance that would preclude their development for affordable housing.   

 
 The sites are adjacent to compatible land uses and have access to appropriate streets. The 

sites are surrounded by single-family dwelling units.   
 

 Adequate sewer and water capacity are available. The sites are within the Bergen County 
Utility Authority’s sewer service area. According to the Borough Engineer, both water and 
sewer infrastructure and capacity are available. 

 



 

15 
 

 The sites can be developed in accordance with R.S.I.S. Development of the sites will be 
consistent with the Residential Site Improvement Standards, N.J.A.C. 5:21-1 et seq. 

 
 The sites are located in a “Smart Growth Planning Area.” The sites are located in PA1 

(Metropolitan Planning Area) which is the preferred location for redevelopment for 
compact growth.  The development of the sites is consistent with the overall State 
Development and Redevelopment Plan goal to direct redevelopment and growth into 
existing “centers” where infrastructure can support the development and support 
services such as open space, retail shopping, public transportation, schools are within 
walking distance.  

 
 The location of the sites as it relates to a Regional Planning Agency or CAFRA. The sites 

are located outside of the Pinelands, Highlands and Meadowlands planning areas.  
 

 The sites will comply with all applicable environmental regulations. There are no 
wetlands, floodplains or Category One streams present on the sites.   
 

 The sites will not affect any historic or architecturally important sites and districts. There 
are no historic or architecturally important sites or buildings on the parcels or in the 
immediate vicinity that will affect the development of affordable housing. 

 Developable Site – In accordance with N.J.A.C. 5:93-1.3, a developable site has access to 
appropriate sewer and water infrastructure and is consistent with the areawide water quality 
management plan. The sites are in the Bergen County Utility Authority’s sewer service area 
and water and sewer mains exist on Grand Avenue and Spring Street. The Borough Engineer 
confirmed that the Borough’s sewer and water system has sufficient capacity to 
accommodate the multi-family residences. 

 Approvable Site – Pursuant to N.J.A.C. 5:93-1.3, an approvable site may be developed for low- 
and moderate-income housing in a manner consistent with the rules or regulations of all 
agencies with jurisdiction over the site.  The sites are approvable and will be developed in 
accordance with Borough, County and State regulations. 

  Administrative Entity – The Borough will enter into an agreement with an experienced 
Administrative Agent to administer the Borough’s affordable housing units pursuant to 
COAH’s regulations. For the proposed Third Round affordable units, the Borough’s 
Administrative Agent or the developer of the 100% project will affirmatively market the units, 
income qualify applicants, place 30-year affordability control deed restrictions on the units 
and provide long-term administration of the units in accordance with COAH’s rules at N.J.A.C. 
5:93 et seq. and UHAC per N.J.A.C. 5:80-26.1, or any successor regulation, with the exception 
that in lieu of 10% affordable units in rental projects being required to be at 35% of median 
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income, 13% of affordable units in such projects shall be required to be at 30% of median 
income.  

 Low/Moderate Income Split – At least half of all the affordable units developed at the sites 
will be affordable to low-income households (13% of all affordable units will be very low-
income) and an odd number of affordable units will always be split in favor of the low-income 
unit per UHAC at N.J.A.C. 5:80-26.1.  

 Affirmative Marketing – The Borough’s Administrative Agent or the developer of the 100% 
projects will affirmatively market the units in accordance with UHAC per N.J.A.C. 5:80-26.1.  

 Controls on Affordability – The Borough’s agreement with the developer of the sites will 
require a minimum 30-year affordability control deed restrictions on the units in accordance 
with N.J.A.C. 5:93 et seq. and N.J.A.C. 5:80-26.1. 

 Bedroom Distribution – The units controlled by the developer of the 100% projects will be 
required to be developed in accordance with UHAC requirements regarding bedroom 
distribution in accordance with N.J.A.C. 5:80-26.1. 

 Funding – The Borough and the developer will execute an agreement that in exchange for a 
deed restriction of at least 30 years, the Borough will provide the parcels as a municipal 
contribution toward the construction of the affordable housing development projects.  The 
developer will also look to potential funding from sources including but not limited to DCA 
Balanced Housing funds, Bergen County HOME funds, Federal Home Loan Bank funds, and/or 
HMFA bond financing. The Borough will adopt a resolution of intent to bond for any shortfall 
in funding the Municipally Sponsored Affordable Housing Construction Program.  

 Construction Schedule – The Borough anticipates the beginning of construction to occur prior 
within 2 years of the Judgment of Repose and Compliance. 
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Table 3: Satisfaction of the Third Round 18 Unit RDP 

Program Unit Type Status Units 
Bonus 
Credits 

Total 
Credits 

Sima Development Family For Rent Approved 3 3 6 

J-ADD 
Supportive and Special 

Needs Bedrooms 
Existing 5 2 7 

Grandview Meadows 
Family For Sale 

Extensions of Control 
Existing 10 0 10 

Leonia Retirement 
Housing 

Senior For Rent Existing 
4 of 
108 

0 4 

100% Municipally 
Sponsored 

Grand Avenue 

Family For Rent 
Proposed 4 0 4 

100% Municipally 
Sponsored 

Grand Avenue 

Family For Sale 
Proposed 2 0 2 

Total  28 5 33 

Surplus Credits 15 units toward Unmet Need 

 

Affordable Housing Micro-Requirements  

In addition to meeting the total 18-unit RDP, the Borough must also meet a rental obligation, total 
family unit obligation, the very low-income obligation and not exceed the maximum senior unit 
cap.  

Minimum Rental = 5 units  

.25 (RDP) =  5 units   |   .25 (18) = 4.5, rounded up to 5 

This obligation is satisfied with 12 credits associated with the Sima Development (3), J-ADD (5) 
and 100% Affordable Housing Grand Avenue Rental Project (4). 
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Maximum Senior = 4 units  

.25 (RDP) =  4 units   |   .25 (18) = 4.5, rounded down to 4 

The Borough does not exceed the overall maximum senior units permitted.   

Minimum Family = 7 units  

.50 (RDP – the bonus credits) = 7 units   |   .50 (18-5 =13) = 6.5 rounded up to 7 

This obligation is satisfied with 19 credits associated with the Sima Development (3), Grandview 
Meadows Extension of Controls (10), 100% Affordable Housing Grand Avenue Family Rental (4) 
and 100% Affordable Housing Grand Avenue Family For-Sale (2). 

Minimum Family Rental: 4 units 

.50 (7) =  4 units   |   .50 (7) = 3.5 rounded up to 4 

This obligation is satisfied with 7 credits associated with the Sima Development (3) and the 100% 
Affordable Housing Grand Avenue Family Rental (4). 

Minimum Very Low Income =   2 units 

.13 (units created or approved on or after July 1, 2008) =  2 unit  |   .13 (9) = 1.17 

This obligation is satisfied with 2 credits associated with 100% Affordable Housing Grand Avenue 
projects (2). 
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 Addressing Third Round Unmet Need  
The RDP of 18 is subtracted from the Third Round Obligation of 212 units, resulting in an Unmet 
Need of 194 units.  The Borough is utilizing an existing overlay district (5), surplus credits from the 
Leonia Retirement Housing project (48), surplus credits from the RDP (15) and a proposed 
Redevelopment Plan for Block 1213, Lots 3 and 4 (266 Grand Avenue – the CPC parcel) (4).  In 
addition, the Borough will update the Mandatory Setaside Ordinance and Affordable Housing 
Ordinance as needed. 

Surplus Credits from RDP: 15 units 

Existing Overlay District (AH-2): 5 units 

The Borough adopted Ordinance 2023-10 which implements an affordable housing overlay 
district (AH-2) on Block 1501, Lots 22, 23 and 24 located on Grand Avenue.  The ordinance permits 
multi-family dwellings at a density of 27 units per acre.  There is approximately one (1) acre of 
uplands on the parcel and with a 20% setaside of affordable housing required, a minimum of five 
(5) affordable housing units may be realized.   

Leonia Retirement Housing: 48 units 

The Borough is claiming 4 age-restricted rental credits toward the RDP and 77 units toward the 
Unmet Need (Third Round 48 units (194 x 0.25) and Fourth Round 29 units (97 x 0.30).  The 
remainder 31 units will be surplus credits toward a future round of affordable housing. 

Redevelopment Plan for Block 1213, Lots 3 and 4 (CPC site) (Proposed): 4 units 

The Borough designated Block 1213, Lots 3 and 4 as an area in need of redevelopment (Resolution 
2022-107 adopted on April 4, 2022) and will adopt a redevelopment plan to permit multi-family 
dwellings on the 0.98 acre parcel at a density of 20 dwelling units per acre with a required 20% 
setaside for affordable units.  Given the character of the surrounding neighborhood and the 
surrounding single-family homes and low density multi-family and townhomes, the proposed 
density will be in character with the building mass and intensity of the surrounding built 
environment and not have a negative impact on traffic congestion given that the lot fronts on 
three (3) roads.  In addition, the proposed density and intensity for the proposed redevelopment 
plan will help to maintain a mature tree canopy that reduces the heat island effect of large swaths 
of impervious surfaces and ensures that stormwater runoff does not negatively impact the 
adjacent residences and streets.  The implementation of the redevelopment plan will provide a 
meaningful opportunity for affordable housing and in accordance with the Local Redevelopment 
and Housing Law, N.J.S.A. 40A:12A-1 et seq., a redevelopment plan offers many benefits including 
a Payment in Lieu of Taxes (PILOT), which the Borough would consider, as an incentive to provide 
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for a lower density project while still achieving a setaside of affordable housing units and realizing 
a reasonable economic rate of return on the project. 

 

All affordable units shall be restricted, regulated and administered consistent with the Borough’s 
affordable housing regulations, the Uniform Housing Affordability Controls rules (N.J.A.C. 5:80-
26.1 et seq.) and the New Jersey Fair Housing Act (N.J.S.A. 52:27D-301 et seq.). This shall include 
but is not limited to income distribution, bedroom distribution, and phasing. 

Mandatory Set-aside Ordinance 

The Borough adopted a mandatory set-aside ordinance that requires, where via use variance, 
rezoning, or redevelopment, the Borough permits multi-family residential housing with 5 units or 
greater at a density greater than otherwise permitted compared to the existing zoning permitted, 
than an affordable housing set-aside will be imposed on the development. The Ordinance shall be 
updated to capture all residential housing proposals of 5 units or more regardless of the existing 
zoning permitted density and will require a 20% set-aside for the affordable units. Fractional 
affordable unit requirements shall be rounded down where the fraction is .49 or less and rounded 
up for those .50 or greater. All affordable units shall be restricted, regulated and administered 
consistent with the Borough’s affordable housing regulations, the Uniform Housing Affordability 
Controls rules (N.J.A.C. 5:80-26.1 et seq.) and the New Jersey Fair Housing Act (N.J.S.A. 52:27D-
301 et seq.). This shall include but is not limited to income distribution, bedroom distribution, and 
phasing.
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Addressing the Fourth Round Obligation 
 

Fair Housing Act Amendments 

 
The 2024 Fair Housing Act (FHA) was signed into law in March 2024.  The amendments made to the 2024 
FHA govern how the municipal fair share obligations are established and satisfied. A few of the 
noteworthy changes include the following: 
 

• The Department of Community Affairs (DCA) using the FHA methodology computes an advisory 
fourth round present (rehabilitation) and prospective need (new construction) obligation. 
 

• The Affordable Housing Dispute Resolution Program (Program) will administer the review, dispute 
resolution and approval of the Housing Element and Fair Share Plans submitted.  However, the 
Program recently published new administrative rules requiring municipalities to file a Declaratory 
Judgment action to Superior Court once a municipality adopts their Fourth Round affordable 
housing obligation.  It would appear that the process for review, dispute resolution and approval 
would move through a judicial and administrative process. 

 
• Each municipality must adopt a binding resolution committing to a present need, also known as 

the rehab obligation, and to the its Fourth Round prospective need obligation by January 31, 2025. 
 

• The deadline for the submission of a Fourth Round Housing Element and Fair Share Plan to the 
Program is June 30, 2025.  If a municipality does not meet this deadline, the municipality may be 
open to a builder’s remedy lawsuit.  The Fourth Round runs from July 1, 2025, to June 30, 2035. 
 

• An overview of the general requirements of the law are as follows: 
 
 Third Round Assessment:  A municipality shall include an assessment of meeting the Third 

Round obligation and determine if there is a deficit or surplus that must be addressed. 
 Unused/Underutilized Property:  A municipality must consider converting or 

redevelopment of this type of property when planning for location of affordable housing. 
 25% of affordable units have to be rental housing units and half of those have to be 

available to families with children. 
 50% of the municipality’s prospective need (exclusive of any bonus credits) have to be 

available to families with children. 
 Transitional Housing: Municipalities can now count affordable housing credits from 

transitional housing, but towards no more than 10 percent of the municipality’s fair share 
obligation. 

 Age-Restricted Units:  30% of a municipality’s prospective need (exclusive of any bonus 
credits) can be age restricted. 
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 Extension of Expiring Controls is a permitted mechanism credit if affordability controls are 
extended for a new term of affordability provided that the minimum extension term may 
be limited to no less than 20 years as long as the original and extended term, in 
combination, total at least 60 years.  Any 100 percent affordable rental property shall 
have a right to extinguish a deed restriction regardless of original length, beginning 30 
years following the start of the deed restriction, provided a refinancing or rehabilitation, 
or both, for the purpose of preservation is commenced and that a new deed restriction 
of at least 30 years is provided.   

 Adaptability Requirements/Possible Loss of Immunity:  If affordable units do not properly 
comply with adaptability and barrier free requirements, the municipality “shall lose its 
immunity to builder’s remedy lawsuits.” 

 Loss of Immunity and Trust Fund:  If a municipality loses immunity, the municipality is 
prohibited from expending trust funds. 

 Affordability controls for rental units shall be a minimum of 40 years and for for-sale shall 
be a minimum of 30 years. 
 

• Bonus credits for affordable housing have been updated as follows: 
 

o Bonus credits are limited: 
 No more than one type of credit for any unit 
 No more than 25% of the obligation shall be bonus credits 

 
o One Full Bonus Credit 

 Supportive and Special Needs Bedroom 
 Market to Affordable Unit  which includes municipal site control  of the property 

or an agreement between the municipality and the landowner 
 

o Half Bonus Credit 
 Partnership with a non-profit developer 
 The affordable housing units are within ½ mile of transit (rail, bus) 
 Age restricted units are limited to 10% of the age-restricted units provided the 

age-restricted unit total is capped at 30% of the obligation 
 Three Bedrooms units above the required three-bedroom distribution (min. 20%) 
 Redevelopment for units on land that is within a redevelopment zone 
 Extension of affordability controls on rental housing only and the municipality 

funds the cost for the preservation  
 100% Affordable Projects: Units within 100% affordable housing project provided 

the municipality provide the land or a minimum of 3% of the project costs 
 Very Low-Income units above the 13% required 
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Fourth Round Methodology and Obligation 
 
 
The methodology used by the DCA yields a fourth-round prospective need obligation of 104 units for 
Leonia Borough.  DCA calculated a Land Capacity Factor (LCF) of 0.16% because it determined that 3.2 
acres were developable in Leonia which represented that percentage of the developable vacant acreage 
in Region 1.   By contrast I have recalculated the LCF using additional information unused or unavailable 
to DCA and have determined there are only 1.6 developable acres in the Borough, which represents 0.08% 
of the total developable land in Region 1.   The details of the recalculation are included in a report within 
the appendix.  The resolution the Borough adopts to comply with the Amended FHA will take advantage 
of the DCA’s invitation for municipalities to examine the sites the DCA deemed developable for purposes 
of its LCF computation, reduce the number of developable acres for this computation to 1.6 acres, and 
adjust the resulting Round 4 prospective need accordingly to 97. 
 
 
Addressing Fourth Round Unmet Need 

Unmet Need: 97 

Due to limited vacant and developable land that is within the Borough’s land use jurisdiction, the Borough 
qualifies for a vacant land adjustment.  The Borough performed a vacant land analysis and because the 
Realistic Development Potential associated with the qualifying vacant parcels is addressed in the Third 
Round Fair Share Plan, the Fourth Round RDP shall be zero (0).   The remaining obligation is known as the 
Fourth Round Unmet Need. 

Leonia Retirement Housing (Existing) : 29 units surplus units 

The Borough is claiming 4 age-restricted rental credits toward the RDP and 77 units toward the Unmet 
Need (Third Round-48 units (194 x 0.25) and Fourth Round-29 units (97 x 0.30).  The remainder 31 
units will be surplus credits toward a future round of affordable housing. 

 

Redevelopment Plan (proposed)  

The Borough proposes to adopt a redevelopment plan for several areas within the Borough that were 
found to be in need of redevelopment (Resolution 2023-71 adopted on February 6, 2023).  
Approximately 28 acres will be included in the redevelopment plan and will permit multi-family 
dwellings as part of a mixed-use development on lots that are either located on Fort Lee Road or 
generally north of Fort Lee Road and west of Grand Avenue.  Neither area is developed with extensive 
residential uses, as the Fort Lee Road corridor is typified by commercial, office and some existing 
multifamily uses, while the area north of Fort Lee Road and west of Grand Avenue is zoned for office 
and industrial uses. The proposed densities for the zoning district range from 40 to 60 dwelling units 
per acre and with a 20% setaside, the build out of the redevelopment zones may provide for the 
possibility of creating 243 affordable housing units.   
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The adoption of the redevelopment plan as well as the surplus credits from the existing affordable 
housing units will provide for the significant and meaningful creation of affordable housing evidenced 
by the fact that there is an excellent opportunity to exceed the total Third Round and Fourth Round 
Unmet Need of 291 units. 

Preservation of Multigenerational Family Continuity 

The 2024 FHA requires an analysis of the extent to which municipal ordinances and other local factors 
advance or detract from the goal of preserving multigenerational family continuity as expressed in the 
recommendations of the Multigenerational Family Housing Continuity Commission, adopted pursuant to 
paragraph (1) of subsection f. of section 1 of P.L.2021, c. 273 (C.52:27D-329.20).  The Commission has 
the primary goal of enabling senior citizens to reside at the homes of their extended families, thereby 
preserving and enhancing multigenerational family continuity.  A review of the Borough’s ordinance 
indicates that there are no ordinances that would specifically create a detraction from meeting the 
Commission’s goal of enabling senior citizens to reside at the homes of their extended families. In fact, 
the Borough defines a family that is permitted to live in a single family dwelling in such a way that a 
senior citizen may live in that single family dwelling unit with their extended family which is a permitted 
use in the residential zoning districts.  The Leonia ordinances advance the multigenerational family 
continuity goal. 

State Development and Redevelopment Plan Consistency 

The Fourth Round Housing Element and Fair Share Plan is consistent with the 2001 State Development 
and Redevelopment Plan (SDRP) as the proposed redevelopment plan for the Borough’s downtown areas 
will provide for a meaningful opportunity for the construction of affordable housing. Other than the 
County Park along the western municipal boundary, all of Leonia is designated as PA1, which is the 
Metropolitan Planning Area.  Pursuant to the SDRP, PA1 is the preferred location for redevelopment for 
compact growth.  The development of affordable housing in PA1 is consistent with the overall State 
Development and Redevelopment Plan goal to direct redevelopment and growth into existing “centers” 
where infrastructure can support the development and support services such as open space, retail 
shopping, public transportation, schools are within walking distance. 
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AFFORDABLE HOUSING ADMINISTRATION & AFFIRMATIVE MARKETING 

Leonia Borough adopted an Affordable Housing Ordinance in accordance with COAH’s substantive rules 
and UHAC. The Affordable Housing Ordinance governs the establishment of affordable units in the 
Borough as well as regulating the occupancy of such units. The Borough’s Affordable Housing Ordinance 
covers the phasing of affordable units, the low/moderate income split, bedroom distribution, occupancy 
standards, affordability controls, establishing rents and prices, affirmative marketing, income 
qualification, etc.  The Borough will update the Affordable Housing Ordinance as needed and determined 
by the Program or Court. 

The Borough also established the position of the Municipal Housing Liaison and appointed a staff member 
to the position. The Borough will rely on an affordable housing administrator to conduct the 
administration and affirmative marketing of its affordable housing sites. However, the Borough will permit 
developers who demonstrate the appropriate experience and expertise to administer their own units as 
both are experienced affordable housing administrators. The affirmative marketing plans are designed to 
attract buyers and/or renters of all majority and minority groups, regardless of race, creed, color, national 
origin, ancestry, marital or familial status, gender, affectional or sexual orientation, disability, age or 
number of children to the affordable units located in the Borough. Additionally, the affirmative marketing 
plan is intended to target those potentially eligible persons who are least likely to apply for affordable 
units and who reside in the Borough’s housing region, Region 1, consisting of Bergen, Hudson, Passaic and 
Sussex counties.  

The affirmative marketing plans include regulations for qualification of income eligibility, price and rent 
restrictions, bedroom distribution, affordability control periods, and unit marketing in accordance with 
N.J.A.C. 5:80-26.1 et seq. All newly created affordable units will comply with the 30-year affordability 
control required by UHAC, N.J.A.C. 5:80-26.5 and 5:80-26.11. This plan must be adhered to by all private, 
non-profit, and municipal developers of affordable housing units and must cover the period of deed 
restriction or affordability controls on each affordable unit. 

AFFORDABLE HOUSING TRUST FUND  

A development fee ordinance was adopted to create a dedicated revenue source for affordable housing. 

The future Spending Plan will cover anticipated revenues, collection of revenues, and the use of revenues, 
which will be prepared in accordance with COAH’s applicable substantive rules. All collected revenues will 
be placed in the Borough’s Affordable Housing Trust fund and may be dispensed for the use of eligible 
affordable housing activities including, but not limited to:  

▪ New construction of affordable housing units and related development costs;  
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▪ Extensions or improvements of roads and infrastructure directly serving affordable housing 
development sites;  

▪ Acquisition and/or improvement of land to be used for affordable housing; 

▪ Purchase of affordable housing units for the purpose of maintaining or implementing affordability 
controls,  

▪ Maintenance and repair of affordable housing units; 

▪ Repayment of municipal bonds issued to finance low- and moderate-income housing activity; and 

▪ Any other activity as specified in the approved spending plan. 

At least 30% of collected development fees, excluding expenditures made since July 17, 2008, when 
affordability assistance became a statutory requirement in the Fair Housing Act, shall be used to provide 
affordability assistance to low- and moderate-income households in affordable units included in a 
municipal Fair Share Plan. At least one-third (1/3) of the affordability assistance must be expended on 
very-low income units. Additionally, no more than 20% of the revenues collected from development fees 
each year, shall be expended on administration, including, but not limited to, salaries and benefits for 
municipal employees or consultant fees necessary to prepare or implement a rehabilitation program, a 
new construction program, a housing element and fair share plan, and/or an affirmative marketing 
program. 

COST GENERATION 

The Borough’s Land Development Ordinance has been reviewed to eliminate unnecessary cost generating 
standards.  The Borough will adopt, if needed, Planning Board rules for expediting the review of 
development applications containing affordable housing. Such expedition may consist of, but is not 
limited to, scheduling of pre-application conferences and special monthly public hearings. Furthermore, 
development applications containing affordable housing shall be reviewed for consistency with the Land 
Development Ordinance, Residential Site Improvement Standards (N.J.A.C. 5:21-1 et seq.) and the 
mandate of the FHA regarding unnecessary cost generating features. Leonia Borough shall comply with 
COAH’s requirements for unnecessary cost generating requirements, N.J.A.C. 5:93-10.1, procedures for 
development applications containing affordable housing, N.J.A.C. 5:93-10.4, and requirements for special 
studies and escrow accounts where an application contains affordable housing.  
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DEMOGRAPHIC ANALYSIS 

Population data in this section relies upon the Decennial U.S. Census and the latest 5-Year American 
Community Survey (2023). The 2020 Decennial Census population counts are based on Redistricting Data 
(PL 94-171) whereas the 2023 ACS population counts are based on 5-Year Estimates Data Profiles. 
Therefore, the total population shown in Table 1 will vary from the total population used in subsequent 
tables that are based on the 5-year estimates. 

Table 1, Population Trends 1930-2010 and 2020, shows that the Borough of Leonia had a population of 
9,304 persons in 2020, a 4.11% increase from the 2010 census number of 8,937 persons. The County 
experienced an increase of 5.59% in 2010-2020 period compared to an increase of 5.65% in the State 
during the same time. The Borough experienced its largest population growth 1940-1950 decade when 
the population experienced an increase of 28.02% followed by the decade between 1950-1960 when 
population grew by 13.64%. Similarly, the County and the State experienced the highest growth during 
the between 1950-1960.  

Table 1: Population Trends (1930-2020) (Municipality, County, State) 

Year 
Leonia  Bergen County New Jersey 

Persons 
Change 

Persons 
Change 

Persons 
Change 

Number Percent Number Percent Number Percent 
1930             4,041,334     
1940 5,763 5,763   409,646 409,646   4,160,165 118,831 2.94% 
1950 7,378 1,615 28.02% 539,139 129,493 31.61% 4,835,329 675,164 16.23% 
1960 8,384 1,006 13.64% 780,255 241,116 44.72% 6,066,782 1,231,453 25.47% 
1970 8,847 463 5.52% 897,148 116,893 14.98% 7,171,112 1,104,330 18.20% 
1980 8,027 -820 -9.27% 845,385 -51,763 -5.77% 7,365,011 193,899 2.70% 
1990 8,365 338 4.21% 825,380 -20,005 -2.37% 7,730,188 365,177 4.96% 
2000 8,914 549 6.56% 884,118 58,738 7.12% 8,414,350 684,162 8.85% 
2010 8,937 23 0.26% 905,116 20,998 2.38% 8,791,894 377,544 4.49% 
2020* 9,304 367 4.11% 955,732 50,616 5.59% 9,288,994 497,100 5.65% 

Data Source: U.S. Census Bureau, 2020 & 2020 Decennial Redistricting Data; New Jersey Department of Labor and Workforce Development, New 
Jersey State Data Center Census, New Jersey Resident Population by Municipality: 1930 – 2000. * Population estimates in following tables differ 
from the redistricting population totals 

Table 2, Population by Age and Sex, shows the population cohorts in Leonia in 2023. Overall, there was a 
higher proportion of female population (51.7%) than male (48.03%). The most populous age cohort was 
35-54 years with 26.52% of Leonia residents in 2023, with slightly more females than males. The smallest 
age cohort was the Under 5-year-old with only 5.13% of the total population with more females than 
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males. The median age in Leonia was 46.4 years, with the median age of the male population (44.6 years) 
being higher than the female population (47.3 years). 

Table 2: Population by Age and Sex 

Age Group Total Persons Male Population Female Population 
Number Percent Number Percent Number Percent 

Under 5 477 5.13% 155 3.45% 322 6.70% 
5 – 19 1,717 18.46% 904 20.12% 813 16.91% 
20 – 34 1,275 13.71% 752 16.74% 523 10.88% 
35 – 54 2,466 26.52% 1,109 24.69% 1,357 28.22% 
55 – 64 1,597 17.17% 777 17.30% 820 17.05% 
65 + 1,768 19.01% 795 17.70% 973 20.24% 
Total  9,300 100.00% 4,492 48.30% 4,808 51.70% 
Median Age 46.4 44.6 47.3 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

Table 3, Population Change by Age, shows the changes in population cohorts between 2013 and 2023 in 
Leonia. The most populous age cohort in 2023 continued to be the 35-54 years, despite a slight decrease 
of 7.29% from the 2013 population. The largest increase in population was in the 65+ age cohort, where 
the population grew by 20.71%. The largest decrease in population was the 35-54 age cohort where the 
population decreased by 7.29%. The median age of Leonia decreased by 4.1 years in the decade, from 
46.4 years in 2013 to 42.3 in 2023. 

Table 3: Population Change by Age (2013 | 2023) 

Age Group Total Persons, 2013 Total Persons, 2023 Change, 2013 - 2023 
Number  Percent  Number Percent Number  Percent  

Under 5 440 4.91% 477 5.13% 37 8.33% 
5 – 19 1,833 20.44% 1,717 18.46% -116 -6.34% 
20 – 34 1,168 13.03% 1,275 13.71% 107 9.14% 
35 – 54 2,660 29.66% 2,466 26.52% -194 -7.29% 
55 – 64 1,402 15.63% 1,597 17.17% 195 13.92% 
65 + 1,465 16.33% 1,768 19.01% 303 20.71% 
Total  8,968 100.00% 9,300 100.00% 331.972 3.70% 
Median Age 46.4 42.3 -4.1 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

Table 4, Comparison of Age Distribution, shows the population by age cohort in Leonia in comparison with 
the County and State in 2023. Similar to the Borough, the 35-54-year age cohort was the most populous 
age cohort in both the County and State; whereas the least populous age cohort was the Under 5 years 
age cohort. The median age in the Borough was 46.4 years, while the median age in the County was 42.1 
years and the median age in the State was 40.1 years. 
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Table 4: Age Cohort Comparison (Municipality, County, State) 

Age Group 
Leonia Bergen County New Jersey 

Number Percent Number Percent Number Percent 
Under 5 477 5.13% 48,738 5.10% 526,400 5.68% 
5 – 19 1,717 18.46% 173,511 18.17% 1,726,916 18.64% 
20 – 34 1,275 13.71% 163,296 17.10% 1,743,485 18.81% 
35 – 54 2,466 26.52% 262,414 27.49% 2,438,404 26.31% 
55 – 64 1,597 17.17% 136,410 14.29% 1,271,993 13.73% 
65 + 1,768 19.01% 170,348 17.84% 1,559,816 16.83% 
Total 9,300 100.00% 954,717 100.00% 9,267,014 100.00% 
Median Age 46.4 42.1 40.1 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

A household is defined by the U.S. Census Bureau as those persons who occupy a single room or group of 
rooms constituting a housing unit; however, these persons may or may not be related. As a subset of 
households, a family is identified as a group of persons including a householder and one or more persons 
related by blood, marriage or adoption, all living in the same household.  

In 2023, there were 3,350 households in Leonia, with an average of 2.77 persons per household, which 
was larger than the average household size in Bergen County (2.67) and the State (2.61). 2-person 
households were the most common, accounting for 26.9% of all households. The average household size 
in owner-occupied units was higher than in renter-occupied units, also reflected in the trend at the County 
and the State levels.  

Table 5: Household Size (Municipality, County, State) 

Household Size Leonia Bergen County New Jersey 
Number Percent Number Percent Number Percent 

1-person household 794 23.7% 84720 24.0% 918897 26.4% 
2-person household 901 26.9% 107385 30.4% 1081842 31.1% 
3-person household 688 20.5% 65235 18.5% 594946 17.1% 
4-person household 719 21.5% 60083 17.0% 530520 15.3% 
5-person household 226 6.7% 24662 7.0% 218492 6.3% 
6-person household 11 0.3% 7815 2.2% 79678 2.3% 
7-or-more-person household 11 0.3% 3407 1.0% 53980 1.6% 

Total number of households 3,350 100% 353,307 100% 3,478,355 100% 
Average Household Size: Total 2.77 2.67 2.61 
Average Household Size: Owner-occupied 2.9 2.85 2.74 
Average Household Size: Renter-occupied 2.47 2.33 2.39 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 
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In 2023, out of a total population of 9,300 persons, there were 9,285 persons in Leonia (99.84% of total 
population) living in 3,350 households. This was slightly higher than both the county and  State. For family 
household, similar trends were found at the Municipal, County, and State level.  

The average household size (2.77 persons / household) in Leonia was smaller than the average family size 
(3.34 persons / family), similar to the trend in the County and the State. While the average household size 
in Leonia was larger than the County and State, the average family size in the Borough was smaller than 
the County and State. 

Table 6: Persons by Household Type and Relationship (Municipality, County, State) 

Household Type 
Leonia  Bergen County New Jersey 

 Number    Percent    Number    Percent    Number    Percent   
Total population 9,300 100.00% 954,717 100.00% 9,267,014 100.00% 
In households 9,285 99.84% 944,137 98.89% 9,093,435 98.13% 
Total Households 3,350 - 353,307 - 3,478,355 - 
Average Household Size 2.77 2.67 2.61 
Total Families 2,443 - 252,639 - 2,359,988 - 
Average Family Size  3.34 3.19 3.19 
        Married-couple household 1,992 59.5% 197,228 55.8% 1,739,819 50.0% 
            With children of the 
householder under 18 years 858 25.6% 84,721 24.0% 719,870 20.7% 

        Cohabiting couple household 88 2.6% 18,654 5.3% 228,463 6.6% 
            With children of the 
householder under 18 years 38 1.1% 6,046 1.7% 77,871 2.2% 

        Male householder, no 
spouse/partner present 516 15.4% 51,289 14.5% 560,885 16.1% 

            With children of the 
householder under 18 years 22 0.7% 2,996 0.8% 32,993 0.9% 

            Householder living alone 290 8.7% 36,632 10.4% 391,777 11.3% 
                65 years and over 95 2.8% 12,178 3.4% 126,951 3.6% 
        Female householder, no 
spouse/partner present 754 22.5% 86,136 24.4% 949,188 27.3% 

            With children of the 
householder under 18 years 100 3.0% 13,027 3.7% 165,950 4.8% 

            Householder living alone 504 15.0% 48,088 13.6% 527,120 15.2% 
                65 years and over 370 11.0% 27,275 7.7% 283,828 8.2% 
        Households with one or more 
people under 18 years 1161 34.7% 114,261 32.3% 1,093,381 31.4% 

        Households with one or more 
people 65 years and over 1299 38.8% 120,283 34.0% 1,129,950 32.5% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 
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Table 7, compares the educational attainment for the Borough, County, and State population over 25 
years old. The Borough had a slightly smaller percentage of population with at a high school graduate or 
higher educational attainment (92.1%) compared to the County (92.9%), but higher than the State 
(90.7%). Only 5.8% of the population had an educational attainment of less than 9th grade, compared to 
4% in the County and 4.6% in the State.  

Table 7: Educational Attainment (Municipality, County, State) 

Education Level 
Leonia  Bergen County New Jersey 

Number Percent Number Number Percent Number 
Population 25 years and over 6,700   678,249   6,459,220   
Less than 9th grade 387 5.8% 27,367 4.0% 298,733 4.6% 
9th to 12th grade, no diploma 145 2.2% 20,693 3.1% 302,003 4.7% 
High school graduate (includes 
equivalency) 777 11.6% 136,071 20.1% 1,662,983 25.7% 

Some college, no degree 829 12.4% 91,564 13.5% 989,663 15.3% 
Associate's degree 510 7.6% 45,693 6.7% 434,152 6.7% 
Bachelor's degree 2,437 36.4% 212,294 31.3% 1,666,634 25.8% 
Graduate or professional degree 1,615 24.1% 144,567 21.3% 1,105,052 17.1% 
High school graduate or higher 6,168 92.1% 630,189 92.9% 5,858,484 90.7% 
Bachelor's degree or higher 4,052 60.5% 356,861 52.6% 2,771,686 42.9% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

Table 8, shows the racial and ethnic breakdown of the Borough compared to the County and the State.  
Overall, the three geographies share similar patterns when it comes to racial and ethnic breakdown.   

Table 8: Racial & Ethnic Breakdown (Municipality, County, State) 

Race & Ethnicity Leonia  Bergen County New Jersey 
Number Percent Number Number Percent Number 

White alone 3256 35.00% 511,919 53.56% 4,816,381 51.85% 
Black or African American alone 202 2.17% 49,909 5.22% 1,154,142 12.42% 
American Indian and Alaska Native 
alone 2 0.02% 811 0.08% 11,206 0.12% 

Asian alone 3876 41.66% 157,500 16.48% 942,921 10.15% 
Native Hawaiian and Other Pacific 
Islander 0 0.00% 130 0.01% 1,944 0.02% 

Other 32 0.34% 6,464 0.68% 70,354 0.76% 
Multi-racial 267 2.87% 24,316 2.54% 289,471 3.12% 
NOT HISPANIC OR LATINO TOTAL 7,635 82.06% 751,049 78.58% 7,286,419 78.44% 
Hispanic or Latino 1,669 21.86% 204,683 27.25% 2,002,575 27.48% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 
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ANALYSIS OF SOCIO-ECONOMIC CHARACTERISTICS 

Table 9, compares the annual income of the Borough, County, and State through different lenses. The 
Borough has a higher per capita income and mean family income than the County but a lower mean 
household income than the County and State. The Borough has a lower median household income at 
$116,429 when compared to the County at $123,715 but is higher than the State at $101,050.  

Table 9: Comparison of Income (Per Capita, Median Household, Mean Household, Median Family, Mean Family) 
(Municipality, County, State) 

Annual Income Leonia  Bergen County New Jersey  
Per Capita Income $68,548  $62,986  $53,118  
Median Household Income $116,429  $123,715  $101,050  
Mean Household Income $99,496  $150,011  $140,299  
Median Family Income $134,148  $150,475  $123,892  
Mean Family Income $209,877  $196,437  $164,717  

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

Table 10 shows that 32% of Leonia’s households have an income over $200,000 compared to 28.4% of 
households in the County and 20.7% of households in the State. Households with less than a $50,000 
income comprise of 15.91% of the total households in the Borough, compared to 19.82% in Bergen County 
and 25.2% of the households in New Jersey.  

Table 10: Comparison of Median Household Income (Municipality, County, State) 

Household Income Range 
Leonia  Bergen County New Jersey 

Estimate Percent Estimate Percent Estimate Percent 
Total households  3,350 - 353,307 - 3,478,355 - 
Less than $10,000  99 3.0% 11,201 3.2% 140,262 4.0% 
$10,000 to $14,999  22 0.7% 7,234 2.0% 99,362 2.9% 
$15,000 to $24,999  58 1.7% 13,282 3.8% 175,402 5.0% 
$25,000 to $34,999  203 6.1% 15,240 4.3% 184,753 5.3% 
$35,000 to $49,999  151 4.5% 23,079 6.5% 276,601 8.0% 
$50,000 to $74,999  499 14.9% 39,916 11.3% 448,192 12.9% 
$75,000 to $99,999  355 10.6% 35,056 9.9% 397,939 11.4% 
$100,000 to $149,999  657 19.6% 62,751 17.8% 627,526 18.0% 
$150,000 to $199,999 235 7.0% 45,164 12.8% 407,723 11.7% 
$200,000 or more 1,071 32.0% 100,384 28.4% 720,595 20.7% 
Median household income $116,429  $123,715  $101,050  
Mean household income $184,645  $169,191  $140,299  
Less than $50,000 533 15.91% 70036 19.82% 876380 25.20% 
$100,000 or more 1,963 58.60% 208,299 58.96% 1,755,844 50.48% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 
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Table 11, shows that only 3.4% of Leonia’s estimated population were below the poverty level in 2023, 
which is significantly lower compared to 6.7% in the County and 9.8% in the State. Across the age cohorts 
the Borough has had a smaller amount of people below the poverty level, although for the under 18 cohort 
the Borough had slightly more than the County but less than the State. Among the estimated population 
over 16-years-old, 0% of those who worked full-time were under the poverty level compared to 8.6% of 
those who worked less than full-time and 4.6% of those who did not work. These poverty levels were 
much lower than the State in all identified groups, and higher than the County for those who worked less 
than fulltime.  

Table 8: Poverty Status in the Past 12 Months (Municipality, County, State) 

Poverty 
Status 

Leonia  Bergen County New Jersey 

Total 
Estimated 
Population 

Estimated 
Below 

Poverty 
Level 

 
Percent 
Below 

Poverty 
Level  

Total 
Estimated 
Population 

Estimated 
Below 

Poverty 
Level 

 
Percent 
Below 

Poverty 
Level  

Total 
Estimated 
Population 

Estimated 
Below 

Poverty 
Level 

 Percent 
Below 

Poverty 
Level  

Population 
for whom 
poverty 
status is 
determined 

9,291 317 3.4% 943,774 63,408 6.7% 9,101,339 889,287 9.8% 

AGE GROUP 
Under 18  1,936 165 8.5% 198,235 14,892 7.5% 2,008,338 266,599 13.3% 
18 to 64 5,587 68 1.2% 578,923 34,632 6.0% 5,569,449 478,317 8.6% 
Over 65  1,768 84 4.8% 166,616 13,884 8.3% 1,523,552 144,371 9.5% 
GENDER 
Male 4,483 157 3.5% 462,220 25,857 5.6% 4,466,436 388,772 8.7% 
Female 4,808 160 3.3% 481,554 37,551 7.8% 4,634,903 500,515 10.8% 
WORK EXPERIENCE 
Population 
16 years 
and over 

7,702 249 3.2% 770,323 50,460 6.6% 7,333,281 650,943 8.9% 

Worked 
full-time* 3,638 0 0.0% 364,987 4,437 1.2% 3,370,652 56,180 1.7% 

Worked 
less than 
full-time* 

1,517 131 8.6% 168,932 13,249 7.8% 1,669,653 179,898 10.8% 

Did not 
work 2,547 118 4.6% 236,404 32,774 13.9% 2,292,976 414,865 18.1% 

* Worked year-round for the past 12 months 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

As shown in Table 12, the labor force in Leonia increased between 2013 and 2023. Although the labor 
force did decrease slightly from 2015 to 2018, increased in 2017, decreased from 2017 to 2018, and 
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increased from 2019 and 2021. The significant increase of unemployment rate in 2020 coincides with 
onset of the 2020 global pandemic. 

Table 92: 10-year Trend in Employment and Labor Force 

Year Labor Force Employment Unemployment Unemployment Rate 
2013 4,508 4,260 248 5.5 
2014 4,514 4,310 204 4.5 
2015 4,545 4,374 171 3.8 
2016 4,534 4,387 147 3.2 
2017 4,641 4,502 139 3 
2018 4,640 4,510 130 2.8 
2019 4,696 4,600 96 2 
2020 4,614 4,214 400 8.7 
2021 4,586 4,331 255 5.6 
2022 4,706 4,572 134 2.8 
2023 4,781 4,640 141 2.9 

Data Source: Municipal Total Labor Force, Employed, Unemployed and Unemployment Rate Average Estimates: 2023, NJ Department of Labor 
and Workforce Development 

Table 13, shows that, although the Borough faced a similar trend in unemployment rates as the County 
and the State from 2011 to 2021, the overall unemployment rate in Leonia was lower than the County 
and the State throughout the 10-year period studied. 

Table 103: Comparison of 10-year Trend in Unemployment Rates (Municipality, County, State) 

Year Leonia  Bergen County New Jersey 
2013 5.5 6.8 8.4 
2014 4.5 5.4 6.7 
2015 3.8 4.6 5.7 
2016 3.2 4.1 4.9 
2017 3 3.8 4.5 
2018 2.8 3.3 4 
2019 2 2.8 3.5 
2020 8.7 9.2 9.4 
2021 5.6 6.3 6.7 
2022 2.8 3.5 3.9 
2023 2.9 3.9 4.4 

Data Source: Municipal Total Labor Force, Employed, Unemployed and Unemployment Rate Average Estimates: 2023, NJ Department of Labor 
and Workforce Development 

Table 14, Class of Worker, indicates that the majority (84.4%) of Leonia’s employed population over 16 
years of age were “private wage and salary workers”, similar to the trend at the County (81.5%) and the 
State (80.7%). The percentage of “government workers” in the Borough (9.2%) was lower than the County 



2025 Housing Element and Fair Share Plan 
Leonia, Bergen County, NJ 

 
 

 

 
 
Demographic, Socio-economic, Housing Stock and Employment Analysis  Page 11 
 

(12.5%) and the State (14.2%). The percentage of “self-employed in own not incorporated business 
workers” in the Borough (6.4%) was higher than the County (5.8%) and the State (4.9%). There were 0 
“unpaid family workers” in the Borough, where in the County and State Level there was about .1% 

Table 114: Class of Worker (Municipality, County, State) 

Class of Worker Leonia  Bergen County New Jersey 
Estimate Percent   Estimate Percent   Estimate Percent   

Civilian employed population 16 
years and over 4,774   494,921   4,644,770   

Private wage and salary workers 4,028 84.4% 403,408 81.5% 3,748,404 80.7% 
Government workers 439 9.2% 61,885 12.5% 661,538 14.2% 
Self-employed in own not 
incorporated business workers 305 6.4% 28,640 5.8% 227,688 4.9% 

Unpaid family workers 2 0.0% 988 0.2% 7,140 0.2% 
Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

Table 15, Occupations, identifies the occupations of employed population over 16 years of age in Leonia, 
Bergen County and New Jersey during 2023. The two most common occupations in the Borough were 
“management, business, science, and arts occupations” (53.3%) and “sales and office occupations” 
(25.9%). The trend was similar to the County and the State in “management, business, science, and arts 
occupations”.  

Table 125: Occupations (Municipality, County, State) 

Occupation Leonia  Bergen County New Jersey 
Estimate Percent Estimate Percent Estimate Percent 

Civilian employed population 16 
years and over 4,774 - 494,921 - 4,644,770 - 

Management, business, science, 
and arts occupations 2,543 53.3% 263,942 53.3% 2,178,058 46.9% 

Service occupations 545 11.4% 61,574 12.4% 689,308 14.8% 
Sales and office occupations 1,237 25.9% 101,185 20.4% 930,463 20.0% 
Natural resources, construction, 
and maintenance occupations 122 2.6% 25,740 5.2% 320,511 6.9% 

Production, transportation, and 
material moving occupations 327 6.8% 42,480 8.6% 526,430 11.3% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

Table 16, Industries, shows the distribution of employment by industry for employed Leonia, Bergen and 
New Jersey residents over 16 years of age in 2023. The three industries that captured the largest segments 
of the population in Leonia were “educational services, and health care and social assistance” (18.6%), 
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“professional, scientific, and management, and administrative and waste management services” (16.9%) 
and “Arts, entertainment, recreation, accommodation and food services” (15%).  

Table 136: Industries (Municipality, County, State) 

Industry Leonia  Bergen County New Jersey 
Estimate Percent   Estimate Percent   Estimate Percent   

Civilian employed population 16 
years and over 4,774 - 494,921 - 4,644,770 - 

Agriculture, forestry, fishing and 
hunting, and mining 12 0.3% 636 0.1% 14,652 0.3% 

Construction 120 2.5% 25,742 5.2% 285,256 6.1% 
Manufacturing 356 7.5% 38,180 7.7% 378,966 8.2% 
Wholesale trade 249 5.2% 18,362 3.7% 135,591 2.9% 
Retail trade 717 15.0% 50,517 10.2% 485,852 10.5% 
Transportation and warehousing, 
and utilities 200 4.2% 25,586 5.2% 306,213 6.6% 

Information 179 3.7% 14,303 2.9% 118,752 2.6% 
Finance and insurance, and real 
estate and rental and leasing 626 13.1% 50,356 10.2% 401,128 8.6% 

Professional, scientific, 
administrative and waste 
management services 

808 16.9% 75,107 15.2% 662,154 14.3% 

Educational services, and health 
care and social assistance 886 18.6% 124,338 25.1% 1,123,151 24.2% 

Arts, entertainment, recreation, 
accommodation and food services 203 4.3% 33,665 6.8% 335,168 7.2% 

Other services, except public 
administration 274 5.7% 22,115 4.5% 193,846 4.2% 

Public administration 144 3.0% 16,014 3.2% 204,041 4.4% 
Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

Another metric for understanding employment is the number of employees covered by the 
unemployment insurance compensation program, referred to as “covered employment” (which is mostly 
full-time, permanent employees and does not include the self-employed, unpaid family workers, most 
part-time or temporary employees, and certain agricultural and in-home domestic workers).  

The industry sectors of covered employment for Leonia are shown in Table 17. The largest number of 
covered employees in the private sector in Leonia worked in “unclassified” (1,771 average jobs) followed 
by “education” (183 average jobs). The state government was the largest public employer with 474 
average jobs, followed by state government with 364 average jobs. The “transport/warehousing” 
employment had the highest annual wages in the private sector at $115,357. The “federal government” 
industry had the highest average annual wages in the public sector at $91,105.  
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Table 147: Government and Private Employment and Wages 

Industry Units Employment   Average Wages 
Average March  June  Sept  Dec  Average Annual Weekly 

Federal Government 
Totals 2 10 14 13 13 12 $91,105  $1,752  

State Government Totals 3 500 537 490 505 474 $67,859  $1,305  
Local Government Totals 2 407 424 375 407 364 $69,761  $1,342  
Local Govt. Education . . . . . .  .   .  
Utilities 15 31 33 35 32 32 $56,856  $1,093  
Construction . . . . . .  .   .  
Manufacturing 15 48 48 56 55 51 $78,893  $1,517  
Wholesale Trade 17 57 57 61 66 60 $52,486  $1,009  
Retail Trade 6 23 26 29 31 26 $74,881  $1,440  
Transport/Warehousing 8 37 42 44 38 40 $115,357  $2,218  
Information 11 36 37 40 40 37 $68,206  $1,312  
Finance/Insurance 5 7 7 7 8 7 $39,789  $765  
Real Estate 33 43 45 45 44 43 $51,409  $989  
Professional/Technical . . . . . .  .   .  
Management 13 31 31 27 33 30 $30,819  $593  
Admin/Waste 
Remediation . . . . . .  .   .  

Education 69 185 196 172 199 183 $33,053  $636  
Health/Social . . . . . .  .   .  
Arts/Entertainment 18 61 69 65 58 62 $24,840  $478  
Accommodations/Food . . . . . .  .   .  
Other Services 13 15 12 12 18 14 $31,845  $612  
Unclassified 263 1,753 1,812 1,788 1,798 1,771 $60,612  $1,166  
Private Sector Totals 2 10 14 13 13 12 $91,105  $1,752  

“-“ = Data do not meet publication standards 

Data Source: New Jersey Department of Labor and Workforce Development, Quarterly Census of Employment and Wages (QCEW), Annual 
Municipal Reports 2023 

Table 17, Means of Transportation to Work, shows the majority of workers in Leonia drove to work 
(65.7%) at a percentage lower than Bergen County (67.8%) and New Jersey (71.4%). Leonia had a higher 
proportion of residents who carpooled (8.1%) compared to 7.2% in the County and 7.7% in the State. A 
smaller percentage of Leonia workers (14.6%) worked from home compared to the County (16.3%) and 
the State (15%). Across all three geographies the median travel time to work was similar at 31.3 minutes 
for the Borough and the County and 30.9 minutes for the State.  
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Table 158: Means of Transportation to Work (Municipality, County, State) 

Means of 
Transportation Leonia Borough Bergen County New Jersey 

Workers 16 
years and over 4,650 - 485,290 - 4,541,915 - 

Car, truck, or 
van 3,055 65.7% 329,049 67.8% 3,242,476 71.4% 

Drove alone 2,679 57.6% 294,258 60.6% 2,894,952 63.7% 

Carpooled 376 8.1% 34,791 7.2% 347,524 7.7% 

Public 
transportation 
(excluding 
taxicab) 

586 12.6% 54,417 11.2% 387,422 8.5% 

Walked 160 3.4% 12,341 2.5% 118,022 2.6% 
Other 172 3.7% 10,163 2.1% 110,740 2.4% 
Worked at 
home 677 14.6% 79,320 16.3% 683,255 15.0% 

Median Travel 
time  31.3 (X) 31.3 (X) 30.9 (X) 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

Table 19, shows that for 49.9% of workers over 16 years in Leonia, the travel time to work was under 30 
minutes; compared to 52.9% of the workers in the County and 54.1% for workers in the State.  

Table 169: Travel Time to Work (Municipality, County, State) 

Travel Time to Work Leonia  Bergen County New Jersey 
Workers 16 years and over 4,650 485,290 4,541,915 
  Less than 10 minutes 6.5% 10.2% 9.9% 
  10 to 14 minutes 16.1% 11.6% 11.5% 
  15 to 19 minutes 16.0% 12.1% 13.1% 
  20 to 24 minutes 7.1% 12.4% 12.9% 
  25 to 29 minutes 4.2% 6.6% 6.7% 
  30 to 34 minutes 13.4% 13.2% 13.7% 
  35 to 44 minutes 8.7% 7.2% 8.2% 
  45 to 59 minutes 11.8% 9.9% 9.9% 
60 or more minutes 16.2% 16.7% 14.2% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

Table 20, shows that the largest group of 44.6% of all workers 16 years old and over in Leonia had access 
to 2 vehicles which is higher than both the County (42.3%) and the State (39.9%).  
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Table 20: Vehicles Available (Municipality, County, State) 
Vehicles Available Leonia  Bergen County New Jersey 

Workers 16 years and over 4,649 483,703 4,516,430 
No vehicle available 0.7% 4.0% 6.4% 
1 vehicle available 30.9% 24.0% 23.3% 
2 vehicles available 44.6% 42.3% 39.9% 
3 or more vehicles available 23.9% 29.7% 30.3% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey   
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ANALYSIS OF EXISTING HOUSING STOCK 
According to the 5-year American Community Survey, Leonia had approximately 3,565 housing units 
during 2023, of which 3,350, or 94%, were occupied. Of the occupied housing units, 69.9% were owner-
occupied and 30.1% were renter-occupied, indicating a high rate of ownership in the Borough. Leonia had 
a higher percentage of owner-occupied units (69.9%) than both Bergen County (65.4%) and New Jersey 
(63.82%). The rental vacancies in the Borough were slightly higher than the County and the State. The 
home-owner vacancy rate in the Borough was lower than the County and the State.  

Table 21: Unit Occupancy Status (Municipality, County, State) 
Unit Occupancy Status 

Leonia  Bergen County New Jersey 
Estimate  Percent   Estimate    Percent    Estimate   Percent   

Occupied housing units 3350 94.0% 353,307 95.9% 3,478,355 92.1% 
Owner-occupied 2,341 69.9% 230,923 65.4% 2,215,482 63.7% 
Owner-occupied as percent of 
total units 65.67% 62.66% 58.68% 

Renter-occupied 1,009 30.1% 122,384 34.6% 1,262,873 36.3% 
Renter-occupied as percent of 
total units 28.30% 33.21% 33.45% 

Vacant housing units 215 6.0% 15,228 4.1% 297,487 7.9% 
For rent 42 19.53% 4,473 29.37% 47,565 15.99% 
Rented, not occupied 0 0.00% 719 4.72% 8028 2.70% 
For sale only 0 0.00% 1,906 12.52% 18,914 6.36% 
Sold, not occupied 0 0.00% 1,559 10.24% 12,223 4.11% 
For seasonal, recreational, or 
occasional use 33 15.35% 753 4.94% 130017 43.71% 

For migrant workers 0 0.00% 0 0.00% 104 0.03% 
All other vacant 140 65.12% 5,818 38.21% 80,636 27.11% 

Total Housing Units 3,565 100% 368,535 100% 3,775,842 100% 
Home-owner vacancy rate 0 0.8 0.8 
Rental vacancy rate 4 3.5 3.6 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

The Borough’s housing stock is less diverse when compared to the County or the State. About 62% of all 
units are single family detached, compared to about 54% at the County level and 53% at the State level. 
In the Borough, of the single-family detached dwellings about 83% were owner occupied. In summary, 
the Borough has more single-family homes than the County and the State, and inversely has a smaller 
percentage of residential structures with multiple units.   

Table 172: Units in Structure by Occupancy 

Units in Structure Total Occupied Units Owner-Occupied Renter-Occupied 
Estimate  Percent   Estimate Percent   Estimate  Percent   

1, detached 2,059 61.46% 1,950 83.30% 109 10.80% 
1, attached 252 7.52% 148 6.32% 104 10.31% 
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Units in Structure Total Occupied Units Owner-Occupied Renter-Occupied 
Estimate  Percent   Estimate Percent   Estimate  Percent   

2 172 5.13% 80 3.42% 92 9.12% 
3 or 4 270 8.06% 39 1.67% 231 22.89% 
5 to 9 140 4.18% 38 1.62% 102 10.11% 
10 to 19 188 5.61% 37 1.58% 151 14.97% 
20 to 49 211 6.30% 23 0.98% 188 18.63% 
50 or more 49 1.46% 26 1.11% 23 2.28% 
Mobile home 9 0.27% 0 0.00% 9 0.89% 
Boat, RV, van, etc. 0 0.00% 0 0.00% 0 0.00% 
Total Occupied Units 3,350 100% 2,341 100% 1,009 100% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

Table 183: Units in Structure (Municipality, County, State) 

Units in Structure 
Leonia  Bergen County New Jersey 

Estimate  Percent    Estimate   Percent    Estimate   Percent   
1, detached 2,059 61.46% 190,272 53.85% 1,854,841 53.33% 
1, attached 252 7.52% 21,446 6.07% 332,799 9.57% 
2 172 5.13% 43,878 12.42% 296,677 8.53% 
3 or 4 270 8.06% 19,662 5.57% 212,142 6.10% 
5 to 9 140 4.18% 11,566 3.27% 163,781 4.71% 
10 to 19 188 5.61% 12,940 3.66% 170,512 4.90% 
20 to 49 211 6.30% 16,142 4.57% 144,890 4.17% 
50 or more 49 1.46% 35,923 10.17% 272,408 7.83% 
Mobile home 9 0.27% 1,381 0.39% 29,135 0.84% 
Boat, RV, van, etc. 0 0.00% 97 0.03% 1,170 0.03% 
Total Occupied Units 3,350 100% 353,307 100% 3,478,355 100% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

Table 24 illustrates the age of the Borough’s housing stock. Leonia has an older housing stock, with 68.27% 
of units built before 1959. Similarly, there were 0 units built in 2020 or later, further indicating the older 
housing stock.  

Table 194: Year Structure Built by Occupancy 

Year Built Total Occupied Units Owner-Occupied Units Renter-Occupied Units 
Estimate  Percent   Estimate  Percent   Estimate  Percent   

        Built 2020 or later 0 0.00% 0 0.00% 0 0.00% 
        Built 2010 to 2019 117 3.49% 61 2.61% 56 5.55% 
        Built 2000 to 2009 9 0.27% 0 0.00% 9 0.89% 
        Built 1990 to 1999 178 5.31% 84 3.59% 94 9.32% 
        Built 1980 to 1989 276 8.24% 242 10.34% 34 3.37% 
        Built 1970 to 1979 283 8.45% 74 3.16% 209 20.71% 
        Built 1960 to 1969 200 5.97% 156 6.66% 44 4.36% 
        Built 1950 to 1959 444 13.25% 377 16.10% 67 6.64% 
        Built 1940 to 1949 495 14.78% 251 10.72% 244 24.18% 
        Built 1939 or earlier 1348 40.24% 1,096 46.82% 252 24.98% 
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Year Built Total Occupied Units Owner-Occupied Units Renter-Occupied Units 
Estimate  Percent   Estimate  Percent   Estimate  Percent   

Total Occupied Units 3,350 100% 2,341 100% 1,009 100% 
Built 1959 or earlier 2,287 68.27% 1,724 73.64% 563 55.80% 
Built since 2010 117 3.49% 61 2.61% 56 5.55% 
Built Since 1970 863 25.76% 461 19.69% 402 39.84% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

Table 205: Year Structure Built (Municipality, County, State) 

Year Built Leonia  Bergen County New Jersey 
Estimate  Percent    Estimate    Percent    Estimate    Percent   

        Built 2020 or later 0 0.00% 2,074 0.59% 20,013 0.58% 
        Built 2010 to 2019 117 3.49% 17,393 4.92% 195,676 5.63% 
        Built 2000 to 2009 9 0.27% 20,536 5.81% 311,682 8.96% 
        Built 1990 to 1999 178 5.31% 19,813 5.61% 320,443 9.21% 
        Built 1980 to 1989 276 8.24% 28,996 8.21% 412,485 11.86% 
        Built 1970 to 1979 283 8.45% 33,536 9.49% 435,195 12.51% 
        Built 1960 to 1969 200 5.97% 50,016 14.16% 455,636 13.10% 
        Built 1950 to 1959 444 13.25% 74,523 21.09% 493,598 14.19% 
        Built 1940 to 1949 495 14.78% 37,852 10.71% 233,074 6.70% 
        Built 1939 or earlier 1,348 40.24% 68,568 19.41% 600,553 17.27% 
Total Occupied Units 3,350 100% 353,307 100% 3,478,355 100% 
Built 1959 or earlier 2,287 68.27% 180,943 51.21% 1,327,225 38.16% 
Built since 2010 117 3.49% 19467 5.51% 215689 6.20% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

The number of bedrooms in the housing stock helps describe the variety of housing types within the 
Borough. Table 26 shows that 3-bedroom units (42.54%) were the most common bedroom type. 3-
bedroom units were the most common owner-occupied unit type, and 2-bedroom units were the most 
common renter-occupied type.  

Table 216: Number of Bedrooms by Occupancy 

Number of Bedrooms 
Total Occupied Units Owner-Occupied Renter-Occupied 

Estimate  Percent    Estimate    Percent    Estimate    Percent   
No bedroom 138 4.12% 38 1.62% 100 9.91% 
1 bedroom 315 9.40% 40 1.71% 275 27.25% 
2 bedrooms 746 22.27% 303 12.94% 443 43.90% 
3 bedrooms 1425 42.54% 1,245 53.18% 180 17.84% 
4 bedrooms 482 14.39% 471 20.12% 11 1.09% 
5 or more bedrooms 244 7.28% 244 10.42% 0 0.00% 
Total Occupied Units 3,350 100% 2,341 100% 1,009 100% 
2-bedroom or smaller 1,199 35.79% 381 16.28% 818 81.07% 
4-bedroon or larger 726 21.67% 715 30.54% 11 1.09% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 
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As shown in Table 27, 3-bedroom units are the most common in Bergen County (31.3%) and New Jersey 
(31.98%), following the trend found in the Borough. Leonia had 21.67% of the occupied units being 4-
bedroom or more, as compared to the County (27.58%) and the State (25.72%). Leonia had a lower 
percentage of occupied units with 2-bedrooms or less (35.79%) compared to the County (41.12%) and the 
State (42.3%). 

Table 227: Number of Bedrooms (Municipality, County, State) 

Number of Bedrooms Leonia  Bergen County New Jersey 
Estimate  Percent    Estimate    Percent    Estimate    Percent   

No bedroom 138 4.12% 10,536 2.98% 100,700 2.90% 
1 bedroom 315 9.40% 54,626 15.46% 490,223 14.09% 
2 bedrooms 746 22.27% 80,131 22.68% 880,551 25.32% 
3 bedrooms 1,425 42.54% 110,581 31.30% 1,112,414 31.98% 
4 bedrooms 482 14.39% 71,283 20.18% 693,047 19.92% 
5 or more bedrooms 244 7.28% 26,150 7.40% 201,420 5.79% 
Total Occupied Units 3,350 100% 353,307 100% 3,478,355 100% 
2-bedroom or less 1,199 35.79% 145,293 41.12% 1,471,474 42.30% 
4-bedroon or more 726 21.67% 97,433 27.58% 894,467 25.72% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

The presence of housing units with deficient plumbing and kitchens is an indicator of housing quality and 
need for potential rehabilitation. Similarly, overcrowded conditions may indicate a need for more 
affordable and/or larger housing units.  

Most occupied units used utility gas (83.2%), higher than the County (77%) and the State (73.3%).  

Leonia had 147 occupied units (4.4%) that were deemed overcrowded because they were occupied by 
more than one person per room, compared to 3.3% in the County and 3.7% in the State. Leonia also had 
a higher percentage of occupied units lacking complete plumbing or kitchen facilities when compared to 
the County or the State.  

Table 238: Housing Quality Indicators 

House Heating Fuel 
Leonia  Bergen County New Jersey 

Estimate Percent   Estimate   Percent   Estimate   Percent   
Utility gas  2,788 83.2% 272,201 77.0% 2,549,266 73.3% 
Bottled, tank, or LP gas  87 2.6% 9,544 2.7% 86,955 2.5% 
Electricity 368 11.0% 52,605 14.9% 541,309 15.6% 
Fuel oil, kerosene, etc.  96 2.9% 13,781 3.9% 236,801 6.8% 
Coal or coke  0 0.0% 94 0.0% 1,228 0.0% 
Wood  0 0.0% 158 0.0% 10,682 0.3% 
Solar energy  0 0.0% 327 0.1% 6,947 0.2% 
Other fuel  0 0.0% 1,952 0.6% 17,347 0.5% 
No fuel used  11 0.3% 2,645 0.7% 27,820 0.8% 
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House Heating Fuel Leonia  Bergen County New Jersey 
Estimate Percent   Estimate   Percent   Estimate   Percent   

Total Occupied Units 3,350 - 353,307 - 3,478,355 - 
Occupants per Room Estimate  Percent    Estimate    Percent    Estimate    Percent   
1.00 or less 3,203 95.6% 341,275 96.6% 3,348,645 96.3% 
1.01 to 1.50 79 2.4% 7,036 2.0% 83,003 2.4% 
.51 or more 68 2.0% 4,996 1.4% 46,707 1.3% 
Facilities Estimate  Percent    Estimate    Percent    Estimate    Percent   
Lacking complete plumbing 
facilities  13 0.4% 899 0.3% 10,515 0.3% 

Lacking complete kitchen facilities  50 1.5% 2,541 0.7% 26,428 0.8% 
No telephone service available 37 1.1% 2,797 0.8% 29,962 0.9% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 
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ANALYSIS OF HOUSING AFFORDABILITY 

Housing affordability is dependent on several factors including the availability of adequate and 
appropriate housing units in addition to cost, convenience and stability of the neighborhood. Some of the 
data from the 2023 5-year ACS may be used to interpret these factors. For example, the adequacy and 
appropriateness may be estimated by comparing household and family size with available housing types, 
unit sizes, and the potential for overcrowding, as well as the comparing the types/sizes of units that are 
occupied vs. vacant indicating the demand for each type/size of unit. 

In Leonia, 94% of all available housing units were occupied and 6% were vacant. As shown in Table 29, the 
most common types of occupied and vacant housing were detached single family homes.  

Table 29: Units in Structure by Vacancy 

Units in Structure 

Total Housing Units Vacant Units Occupied Units 

Estimate 
 Percent 
of Total 

Units  
Estimate 

Percent 
of Unit 
Type 

 Percent 
of Total 

Units 
Estimate 

Percent 
of Unit 
Type 

 Percent 
of Total 

Units 
1, detached 2,176 61.0% 117 5.38% 3.28% 2,059 94.62% 57.76% 
1, attached 275 7.7% 23 8.36% 0.65% 252 91.64% 7.07% 
2 194 5.4% 22 11.34% 0.62% 172 88.66% 4.82% 
3 or 4 283 7.9% 13 4.59% 0.36% 270 95.41% 7.57% 
5 to 9 140 3.9% 0 0.00% 0.00% 140 100.00% 3.93% 
10 to 19 228 6.4% 40 17.54% 1.12% 188 82.46% 5.27% 
20 or more 260 7.3% 0 0.00% 0.00% 260 100.00% 7.29% 
Mobile home 9 0.3% 0 0.00% 0.00% 9 100.00% 0.25% 
Boat, RV, van, etc. 0 0.0% 0 - - 0 - - 
Total Housing Units 3,565 100% 215 - 6% 3,350 - 94% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

As shown in Table 30, all the vacant units in the Borough were built prior to 1970. For occupied units, 
there was more units built later however overall the Borough’s housing stock is older. 69% of units were 
built prior to 1959.  

Table 30: Number of Bedrooms per Unit by Vacancy 

Year Built 

Total Housing Units Vacant Units Occupied Units 

Estimate 
 Percent 
of Total 

Units  
Estimate 

Percent 
of Unit 
Type 

 Percent 
of Total 

Units 
Estimate 

Percent 
of Unit 
Type 

 Percent 
of Total 
Units 

Built 2020 or later 0 0.0% 0 - 0.00% 0 - 0.00% 
Built 2010 to 2019 117 3.3% 0 0.00% 0.00% 117 100.00% 3.28% 
Built 2000 to 2009 9 0.3% 0 0.00% 0.00% 9 100.00% 0.25% 
Built 1990 to 1999 178 5.0% 0 0.00% 0.00% 178 100.00% 4.99% 
Built 1980 to 1989 276 7.7% 0 0.00% 0.00% 276 100.00% 7.74% 
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Year Built 

Total Housing Units Vacant Units Occupied Units 

Estimate 
 Percent 
of Total 

Units  
Estimate 

Percent 
of Unit 
Type 

 Percent 
of Total 

Units 
Estimate 

Percent 
of Unit 
Type 

 Percent 
of Total 
Units 

Built 1970 to 1979 283 7.9% 0 0.00% 0.00% 283 100.00% 7.94% 
Built 1960 to 1969 234 6.6% 34 14.53% 0.95% 200 85.47% 5.61% 
Built 1950 to 1959 473 13.3% 29 6.13% 0.81% 444 93.87% 12.45% 
Built 1940 to 1949 573 16.1% 78 13.61% 2.19% 495 86.39% 13.88% 
Built 1939 or earlier 1,422 39.9% 74 5.20% 2.08% 1,348 94.80% 37.81% 
Total Housing Units 3,565 100% 215 - 6% 3,350 - 94% 
Built 1959 or earlier 2,468 69.3% 181 - 5% 2,287 - 64% 
Built since 2000 126 3.6% 0 - 0% 126 - 4% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

As shown in Table 31 below, the most common size of vacant units in Leonia were units with 4 bedrooms. 
For occupied units, three bedroom units were most common.   

Table 241: Year Structure Built by Vacancy 

Number of Bedrooms 
Total Housing Units Vacant Units Occupied Units 

Estimate Percent   Estimate Percent 
of Type 

Percent 
of Total  Estimate Percent 

of Type 
Percent 
of Total 

No bedroom 160 9.8% 22 10.23% 0.62% 138 4.12% 3.87% 
1 bedroom 368 39.3% 53 24.65% 1.49% 315 9.40% 8.84% 
2 bedrooms 769 22.2% 23 10.70% 0.65% 746 22.27% 20.93% 
3 bedrooms 1454 19.3% 29 13.49% 0.81% 1425 42.54% 39.97% 
4 bedrooms 570 6.2% 88 40.93% 2.47% 482 14.39% 13.52% 
5 or more bedrooms 244 3.3% 0 0.00% 0.00% 244 7.28% 6.84% 
Total Housing Units 3,565 100.00% 215   6.03% 3,350   93.97% 
2-bedroom or smaller 1,297 36.38% 98 45.58% 2.75% 1,199 35.79% 33.63% 
4-bedroon or larger 814 22.83% 88 40.93% 2.47% 726 21.67% 20.36% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

Longevity of tenure reflected in higher number of households that have moved in older time frames may 
indicate the presence of long-term residents in stable residential neighborhoods and/or the lack of socio-
economic mobility. The largest group of households in Leonia last moved in 2010 to 2017 (26.3%).  
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Table 252: Year Householder Moved into the Housing Unit (Municipality, County, State) 

Year Householder Moved into 
the Unit 

Leonia  Bergen County New Jersey 
Estimate Percent Estimate Percent Estimate Percent 

        Moved in 2021 or later 210 6.3% 27,042 7.7% 287,715 8.3% 
        Moved in 2018 to 2020 642 19.2% 64,108 18.1% 715,555 20.6% 
        Moved in 2010 to 2017 880 26.3% 101,622 28.8% 994,613 28.6% 
        Moved in 2000 to 2009 686 20.5% 69,267 19.6% 669,145 19.2% 
        Moved in 1990 to 1999 340 10.1% 42,548 12.0% 398,157 11.4% 
        Moved in 1989 and earlier 592 17.7% 48,720 13.8% 413,170 11.9% 
Occupied housing units 3,350 100% 353,307 100% 3,478,355 100% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

Table 33 shows the value range of units, and the median home value. The Borough has a higher 
percentage of higher value units when compared to the County and the State. About 73% of units in the 
Borough have a value greater than $500,000 compared to 63% in the County and 38% in the State. The 
higher home value trend can also be depicted in the median home value, where $634,500 is the median 
home value in the Borough, $593,200 at the County level, and $427,600 at the State level.  

Table 263: Value for All Owner-Occupied Housing Units (Municipality, County, State) 

Value Range of Units 
Leonia  Bergen County New Jersey 

Estimate  Percent    Estimate    Percent    Estimate    Percent   
Less than $50,000 0 0.0% 4,241 1.8% 53,731 2.4% 
$50,000 to $99,999 8 0.3% 2,583 1.1% 42,821 1.9% 
$100,000 to $149,999 16 0.7% 2,366 1.0% 63,171 2.9% 
$150,000 to $199,999 0 0.0% 2,680 1.2% 110,721 5.0% 
$200,000 to $299,999 111 4.7% 11,285 4.9% 349,448 15.8% 
$300,000 to $499,999 503 21.5% 62,212 26.9% 749,442 33.8% 
$500,000 to $999,999 1,604 68.5% 115,000 49.8% 699,287 31.6% 
$1,000,000 or more 99 4.2% 30,556 13.2% 146,861 6.6% 
Total  2,341 100% 230,923 100% 2,215,482 100% 
Median value  $634,500  $593,200  $427,600  
Value more than $300,000 2,206 94.2% 207,768 89.9% 1,595,590 72.0% 
Value more than $500,000 1,703 72.7% 145,556 63.0% 846,148 38.2% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

The average sales price of housing units in 2024 for Leonia ($685,456) was higher than the median value 
of owner-occupied units ($634,500). The 5-year average sales price in the Borough was $622,756 in 
comparison to the 5-year average sales price in the County of $691,017. In the last 5 years, the highest 
sales price in the Borough was recorded in 2023, and the lowest sales price was in the year 2020. The 
County follows the same trend, where the average same prices has been increasing over the five-year 
period.   
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Table 274: Comparison of Average Residential Sales Price (Municipality and County) 

Year Leonia  Bergen County 
Number of Units Avg Sale Price Number of Units Avg Sale Price 

2020 70 $541,651  6,078 $576,109  
2021 82 $565,731  8,976 $632,342  
2022 94 $613,693  8,254 $710,851  
2023 74 $707,251  5,998 $745,400  
2024 57 $685,456  4,914 $790,381  

5-year Average (2020-2024) 75 $622,756 6,844 $691,017 
2020 70 $541,651  6,078 $576,109  

Data Source: NJ Division of Taxation;  

Table 35 shows that the average assessments for residential properties grew from $436,790 in 2020 to 
$440,444 in 2024. At the County level, there was an increase as well, from $489,055 in 2020 to $550,530 
in 2024.  

Table 285: Comparison of Consolidated Residential Tax Assessments (Municipality and County) 

Year 
Leonia  Bergen County 

Number of Units Avg Assessment Number of Units Avg Assessment 
2020 2,440 $436,790  251,684 $489,055  
2021 2,438 $437,760  252,329 $493,267  
2022 2,435 $438,344  252,586 $510,500  
2023 2,433 $439,714  253,026 $526,177  
2024 2,432 $440,444  253,254 $550,530  

5-year Average (2020-2024) 2,436 $438,610 252,576 $513,906 
Data Source: NJ Division of Taxation; 

Housing is generally considered to be affordable if the amount of rent, mortgage, and other essential costs 
consume 28% or less of the income of a homeowner, or 30% or less of the income of a renter. Low-income 
households are defined as those with incomes no greater than 50% of the median household income, 
adjusted for household size, of the housing region in which the municipality is located, and moderate-
income households are those with incomes no greater than 80% and no less than 50% of the median 
household income, adjusted for household size, of the housing region. For Leonia, the housing region is 
defined as Region 1 Bergen, Hudson, Passaic and Sussex.  

Table 36 shows that 42.45% of all occupied Leonia households (both owner- and renter-occupied) spend 
more than 30% of their income on housing. The table shows that 40.24% of all homeowners and 47.57% 
of renters spend more than 30% of their household income on housing. About 37% of all households 
(40.75% of all homeowners and 26.96% of all renters) spent less than 20% of their income on housing.  
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Table 36: Housing Costs as a Percentage of Household Income 

Household Income Range Number of Households Percentage of Household Income 
<20% 20-29%    30%+ 

Owner-Occupied Units 2,341 954 445 942 
% of Total Occupied Units 69.88% 28.48% 13.28% 28.12% 
% of Owner-Occupied Units 100.00% 40.75% 19.01% 40.24% 
    Less than $20,000 20 0 0 20 
    $20,000 to $34,999 140 13 0 127 
    $35,000 to $49,999 99 0 13 86 
    $50,000 to $74,999 292 12 8 272 
    $75,000 or more 1790 929 424 437 
    Zero or negative income 0       
Renter-occupied units 1,009 272 210 480 
% of Total Occupied Units 30.12% 8.12% 6.27% 14.33% 
% of Renter-Occupied Units 100.00% 26.96% 20.81% 47.57% 
    Less than $20,000 78 4 11 63 
    $20,000 to $34,999 97 0 0 97 
    $35,000 to $49,999 52 0 22 30 
    $50,000 to $74,999 207 13 25 169 
    $75,000 or more 528 255 152 121 
    Zero or negative income 8       
    No cash rent 39       
Total Occupied Units 3,350 1,226 655 1,422 
% of Total Occupied Units 100.00% 36.60% 19.55% 42.45% 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

Leonia had a slightly lower percentage of owner-occupied housing with a mortgage (61.6%) than both the 
County (62.2%) and the State (64.4%), and a slightly larger percentage of households without a mortgage 
(38.4%) than the County (37.8%) and the State (35.6%).  

For households in units with a mortgage, a higher percentage of homeowners in Leonia spent 30% or 
more on owner costs (46%) compared to the County (34%) or the State (32%). Similarly, a higher 
percentage of households in units without a mortgage in Leonia had costs more than 30% of household 
income (31.51%) compared to the County (24.73%) and the State (21.94%).  

Table 297: Selected Monthly Owner Costs as a Percentage of Household Income (Municipality, County, State) 

Percent Monthly Owner Costs Leonia  Bergen County New Jersey 
Estimate  Percent   Estimate Percent   Estimate Percent   

Total owned housing units 2,341 - 230,923 - 2,215,482 - 
Housing units with a mortgage 1,443 61.6% 143,600 62.2% 1,425,712 64.4% 
Housing unit without a mortgage 898 38.4% 87,323 37.8% 789,770 35.6% 

Housing units with a mortgage ** 1,443 - 142,992 - 1,419,981 - 
Less than 20.0 percent 407 28.2% 55,363 38.7% 570,019 40.1% 
20.0 to 24.9 percent 249 17.3% 22,116 15.5% 231,445 16.3% 
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Percent Monthly Owner Costs Leonia  Bergen County New Jersey 
Estimate  Percent   Estimate Percent   Estimate Percent   

25.0 to 29.9 percent 128 8.9% 17,009 11.9% 158,805 11.2% 
30.0 to 34.9 percent 139 9.6% 10,969 7.7% 106,717 7.5% 
35.0 percent or more 520 36.0% 37,535 26.2% 352,995 24.9% 
More than 30 percent 659 46% 48,504 34% 459,712 32% 

Not computed 0 608 5,731 
Housing unit without a mortgage ** 898 - 86,376 - 781,546 - 

Less than 10.0 percent 273 30.4% 25,881 30.0% 234,463 30.0% 
10.0 to 14.9 percent 204 22.7% 16,578 19.2% 159,967 20.5% 
15.0 to 19.9 percent 70 7.8% 10,499 12.2% 101,983 13.0% 
20.0 to 24.9 percent 19 2.1% 6,680 7.7% 68,048 8.7% 
25.0 to 29.9 percent 49 5.5% 5,379 6.2% 45,601 5.8% 
30.0 to 34.9 percent 56 6.2% 3,286 3.8% 31,435 4.0% 
35.0 percent or more 227 25.3% 18,073 20.9% 140,049 17.9% 
More than 30 percent 283 31.51% 21,359 24.73% 171,484 21.94% 

Not computed 0 947 8,224 
**Excluding units where SMOCAPI cannot be computed 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

In 2023, the median gross rent in Leonia was $2,149, compared to the Bergen County median gross rent 
of $1,863 and the State median of $1,653. Gross rent is defined by the American Community Survey as 
the contract rent plus the estimated average monthly cost of utilities (electricity, gas, and water and 
sewer) and fuels (oil, coal, kerosene, wood, etc.) if these are paid for by the renter (or paid for the renter 
by someone else).  

Leonia had 26 units (2.7%) with monthly rents under $500, and about 33% of units paying between $1,500 
to $1,999 in rent. This trend can be found at the County and State level as well.  

Table 308: Gross Rent for Renter-Occupied Housing Units (Municipality, County, State) 

Gross Rent 
Leonia  Bergen County New Jersey 

Estimate  Percent   Estimate  Percent   Estimate  Percent   
Occupied units paying rent 970 - 118,477 - 1,226,168 - 
      Less than $500 26 2.7% 3,870 3.3% 76,830 6.3% 
      $500 to $999 22 2.3% 5,086 4.3% 106,648 8.7% 
      $1,000 to $1,499 76 7.8% 21,678 18.3% 322,368 26.3% 
      $1,500 to $1,999 318 32.8% 39,395 33.3% 349,936 28.5% 
      $2,000 to $2,499 144 14.8% 21,731 18.3% 194,492 15.9% 
      $2,500 to $2,999 149 15.4% 11,103 9.4% 82,425 6.7% 
      $3,000 or more 235 24.2% 15,614 13.2% 93,469 7.6% 
No rent paid 39 3,907 36,705 
Median Gross Rent   2,149 1,863 1,653 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 



2025 Housing Element and Fair Share Plan 
Leonia, Bergen County, NJ 

 
 

 

 
 
Demographic, Socio-economic, Housing Stock and Employment Analysis  Page 27 
 

Table 39 depicts the percentage of household income that was used for rent, broken down by the 
household income range. Those earning between $50,000-- $74,999 tended to be the most rent burdened 
where 169 households in this cohort paid more than 30% of their income on rent.  

Table 319: Household Income by Gross Rent 

Household Income 
Range 

Total 
Households 

Percentage of Household Income 
0 – 
19.99% 

20 – 
24.9% 

25 – 
29.9% 

30 – 
34.9% 35% + Not 

computed 30% + 

< $10,000 43 4 0 0 0 39 0 39 
$10,000 – 19,999 35 0 0 11 0 24 0 24 
$20,000 – 34,999 97 0 0 0 0 97 0 97 
$35,000 -- 49,999 52 0 9 13 0 30 0 30 
$50,000-- 74,999 207 13 25 0 0 169 0 169 
$75,000 -- 99,999 130 27 19 18 12 54 0 66 
$100,000 or more 398 228 54 61 0 55 0 55 
Total 962 272 107 103 12 468 0 480 
Percent Total 100.00% 28.27% 11.12% 10.71% 1.25% 48.65% 0.00% 49.90% 
*  This total includes the “not computed” values from Table 39 below and may reflect discrepancies in percentages shown. 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey 

As shown in Table 40, excluding units where rental information was not computed, 49.8% of Leonia 
renters pay more than 30% of household income in gross rent in comparison to 49.6% of renter 
households in Bergen County and 50.8% of renter households in New Jersey.  

Table 40: Gross Rent as a Percentage of Household Income (Municipality, County, State) 

Percent Gross Rent 
Leonia  Bergen County New Jersey 

Estimate  Percent   Estimate Percent   Estimate  Percent   
Occupied units paying rent * 962 - 116,659 - 1,202,271 - 

Less than 15.0 percent 148 15.4% 16,425 14.1% 149,680 12.4% 
15.0 to 19.9 percent 124 12.9% 14,620 12.5% 150,728 12.5% 
20.0 to 24.9 percent 107 11.1% 15,154 13.0% 153,645 12.8% 
25.0 to 29.9 percent 103 10.7% 12,525 10.7% 137,739 11.5% 
30.0 to 34.9 percent 12 1.2% 9,609 8.2% 105,946 8.8% 
35.0 percent or more 468 48.6% 48,326 41.4% 504,533 42.0% 

More than 30% 480 49.8% 57935 49.6% 610479 50.8% 
Not computed 47 5,725 60,602 

* Excluding units where GRAPI cannot be computed 

Data Source: U.S. Census Bureau, 2023 5-Year American Community Survey   
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ANALYSIS OF CONSTRUCTION ACTIVITY AND TRENDS 

Leonia issued the highest number of new housing building permits in 2019 compared to other years in the 
15-year period studied. Analyzing fifteen years of data shows that Leonia permitted an average of 2 units 
a year, of which 1 is multifamily and 1 is a 1 & 2 family unit. The Borough experienced far less new 
construction compared to the County.  

Table 321: Comparison of Housing Units Authorized by Building Permits for New Construction 

Year 

Leonia  Bergen County 

Total 
1&2 Multi MU 

Total 
1&2 Multi MU 

# % # % # % # % # % # % 

2009 0 0 0.0% 0 0.0% 0 0.0% 534 321 60.1% 212 39.7% 1 0.2% 

2010 0 0 0.0% 0 0.0% 0 0.0% 834 423 50.7% 406 48.7% 5 0.6% 

2011 0 0 0.0% 0 0.0% 0 0.0% 1896 386 20.4% 1128 59.5% 382 20.1% 

2012 0 0 0.0% 0 0.0% 0 0.0% 1925 403 20.9% 1520 79.0% 2 0.1% 

2013 0 0 0.0% 0 0.0% 0 0.0% 1460 575 39.4% 882 60.4% 3 0.2% 

2014 3 0 0.0% 3 0.0% 0 0.0% 1609 755 46.9% 739 45.9% 115 7.1% 

2015 0 0 0.0% 0 0.0% 0 0.0% 1202 762 63.4% 438 36.4% 2 0.2% 

2016 3 1 33.3% 2 66.7% 0 0.0% 2570 828 32.2% 1738 67.6% 4 0.2% 

2017 2 2 100.0% 0 0.0% 0 0.0% 2041 758 37.1% 1,167 57.2% 116 5.7% 

2018 0 0 0.0% 0 0.0% 0 0.0% 2350 775 33.0% 1559 66.3% 16 0.7% 

2019 12 0 0.0% 12 100.0% 0 0.0% 3251 715 22.0% 2,524 77.6% 12 0.4% 

2020 5 5 100.0% 0 0.0% 0 0.0% 1607 626 39.0% 969 60.3% 12 0.7% 

2021 2 2 100.0% 0 0.0% 0 0.0% 2577 863 33.5% 1686 65.4% 28 1.1% 

2022 2 2 100.0% 0 0.0% 0 0.0% 2575 861 33.4% 1,686 65.5% 28 1.1% 

2023 0 0 0.0% 0 0.0% 0 0.0% 1557 679 43.6% 877 56.3% 1 0.1% 
15-YR 
TOTAL 29 12 41.38% 17 58.62% 0 0.00% 27,988 9,730 34.76% 17,531 62.64% 727 2.60% 

15-YR 
AVG. 2 1   1   0   1866 649   1169   48   

10-YR 
TOTAL 29 12 41.38% 17 58.62% 0 0.00% 21339 8197 38.41% 14265 66.85% 337 1.58% 

10-YR 
AVG. 3 1   2   0   2134 745   1297   31   

Data Source:  New Jersey Department of Community Affairs 

Leonia issued 61 certificates of occupancy (COs) over the past 15 years. 33 CO’s were issued in 2009 and 
13 were issued in 2022. Over time the Borough has issued less CO’s which can be depicted when 
comparing the 10 year and 15 years averages. The Borough issued far less CO’s than the County.  
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Table 332: Comparison of Housing Units Certified for Occupancy 

Year 
Leonia  Bergen County 

Total 1&2 Multi MU Total 1&2 Multi MU 
# % # % # % # % # % # % 

2009 33 0 0.0% 0 0.0% 33 100.0% 1,084 665 61.3% 416 38.4% 3 0.3% 
2010 1 1 100.0% 0 0.0% 0 0.0% 563 457 81.2% 102 18.1% 4 0.7% 
2011 1 1 100.0% 0 0.0% 0 0.0% 625 396 63.4% 209 33.4% 20 3.2% 
2012 1 1 100.0% 0 0.0% 0 0.0% 868 398 45.9% 464 53.5% 6 0.7% 
2013 0 0 0.0% 0 0.0% 0 0.0% 999 444 44.4% 552 55.3% 3 0.3% 
2014 2 2 0.0% 0 0.0% 0 0.0% 1,358 425 31.3% 928 68.3% 5 0.4% 
2015 0 0 0.0% 0 0.0% 0 0.0% 1,346 579 43.0% 762 56.6% 5 0.4% 
2016 2 1 50.0% 1 50.0% 0 0.0% 1,596 749 46.9% 837 52.4% 10 0.6% 
2017 0 0 0.0% 0 0.0% 0 0.0% 1,926 691 35.9% 1,214 63.0% 21 1.1% 
2018 2 1 50.0% 1 50.0% 0 0.0% 2,178 563 25.8% 1594 73.2% 21 1.0% 
2019 1 1 100.0% 0 0.0% 0 0.0% 1,465 466 31.8% 916 62.5% 83 5.7% 
2020 1 1 100.0% 0 0.0% 0 0.0% 737 429 58.2% 300 40.7% 8 1.1% 
2021 1 1 100.0% 0 0.0% 0 0.0% 1,550 268 17.3% 1277 82.4% 5 0.3% 
2022 14 2 14.3% 12 85.7% 0 0.0% 1264 463 36.6% 798 63.1% 3 0.2% 
2023 2 2 0.0% 0 0.0% 0 0.0% 1,237 516 41.7% 720 58.2% 1 0.1% 
15-YR 
TOTAL 61 14 22.95% 14 22.95% 33 54.10% 18,796 7,509 39.95% 11,089 59.00% 198 1.05% 

15-YR 
AVG. 4 1   1   2   1253 501   739   13   

10-YR 
TOTAL 25 11 44.00% 14 56.00% 0 0.00% 14657 5149 35.13% 9346 63.76% 162 1.11% 

10-YR 
AVG. 3 1   1   0   1466 515   935   16   

Data Source:  New Jersey Department of Community Affairs 

In 2019, the Borough experienced 3 units that were demolished. Overall, the Borough demolished 
significantly less units than the County. The 10 and 15 year averages both depict an average of 1 unit 
demolished per year.  

Table 343: Comparison of Housing Units Demolished 

Year 
Leonia  Bergen County 

Total 1&2 Multi MU Total 1&2 Multi MU 
# % # % # % # % # % # % 

2009 0 0 0.0% 0 0.0% 0 0.0% 316 277 87.7% 26 8.2% 13 4.1% 
2010 0 0 0.0% 0 0.0% 0 0.0% 358 334 93.3% 20 5.6% 4 1.1% 
2011 0 0 0.0% 0 0.0% 0 0.0% 315 296 94.0% 12 3.8% 7 2.2% 
2012 1 0 0.0% 0 0.0% 1 100.0% 305 285 93.4% 11 3.6% 9 3.0% 
2013 1 0 0.0% 0 0.0% 1 100.0% 408 390 95.6% 9 2.2% 9 2.2% 
2014 0 0 0.0% 0 0.0% 0 0.0% 486 441 90.7% 30 6.2% 15 3.1% 
2015 0 0 0.0% 0 0.0% 0 0.0% 685 403 58.8% 266 38.8% 16 2.3% 
2016 0 0 0.0% 0 0.0% 0 0.0% 449 427 95.1% 1 0.2% 21 4.7% 
2017 1 1 100.0% 0 0.0% 0 0.0% 473 443 93.7% 19 4.0% 11 2.3% 
2018 1 0 0.0% 1 100.0% 0 0.0% 528 514 97.3% 3 0.6% 11 2.1% 
2019 3 3 100.0% 0 0.0% 0 0.0% 470 452 96.2% 5 1.1% 13 2.8% 
2020 1 1 100.0% 0 0.0% 0 0.0% 325 315 96.9% 4 1.2% 6 1.8% 
2021 0 0 0.0% 0 0.0% 0 0.0% 459 370 80.6% 86 18.7% 3 0.7% 
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Year 
Leonia  Bergen County 

Total 1&2 Multi MU Total 1&2 Multi MU 
# % # % # % # % # % # % 

2022 0 0 0.0% 0 0.0% 0 0.0% 405 394 97.3% 7 1.7% 4 1.0% 
2023 4 0 0.0% 4 0.0% 0 0.0% 495 477 96.4% 4 0.8% 14 2.8% 

15-YR TOTAL 12 5 41.67% 5 41.67% 2 16.67% 6,477 5,818 48483.33% 503 68.60% 156 0.50% 
15-YR AVG. 1 0   0   0   432 388   34   10   

10-YR TOTAL 10 5 50.00% 5 50.00% 0 0.00% 4775 4236 88.71% 425 8.90% 114 2.39% 
10-YR AVG. 1 1   1   0   478 424   43   11   

Data Source:  New Jersey Department of Community Affairs 

Leonia issued permits for a total of 48,500 square feet of total non-residential space in the 15-year period 
of which a majority was office development. Like the residential development the Borough did not 
experience much development particularly when compared to the development at the County level.  

Table 354: Comparison of Non-Residential Construction Permitted 

YEAR 
Leonia  

All Non-Res** Office Retail Other 
SFT SFT Percent SFT Percent SFT Percent 

2009 44,200 44,200 0.00% 0 0.00% 0 0.00% 
2010 0 0 0.00% 0 0.00% 0 0.00% 
2011 0 0 0.00% 0 0.00% 0 0.00% 
2012 4,300 4300 0.00% 0 0.00% 0 0.00% 
2013 0 0 0.00% 0 0.00% 0 0.00% 
2014 0 0 0.00% 0 0.00% 0 0.00% 
2015 0 0 0.00% 0 0.00% 0 0.00% 
2016 0 0 0.00% 0 0.00% 0 0.00% 
2017 0 0 66.67% 0 0.00% 0 0.00% 
2018 0 0 0.00% 0 0.00% 0 0.00% 
2019 0 0 0.00% 0 0.00% 0 0.00% 
2020 0 0 0.00% 0 0.00% 0 0.00% 
2021 0 0 0.00% 0 0.00% 0 0.00% 
2022 0 0 0.00% 0 0.00% 0 0.00% 
2023 0 0 0.00% 0 0.00% 0 0.00% 

15-YEAR TOTAL 48,500 48,500 0.03% 0 0.00% 0 0.00% 
15-YEAR AVG. 3233 3233  0  0   

10-YEAR TOTAL 0 0 0.03% 0 0.00% 0 0.00% 
10-YEAR AVG. 0 0  0  0   

** Total includes a limited number of uses and square feet permitted as indicated in the “Other” category 

Data Source:  New Jersey Department of Community Affairs 

 

YEAR 
Bergen County 

All Non-Res** Office All Non-Res** Other 
SFT SFT Percent SFT Percent SFT Percent 

2013 1,213,116 425000 35.03% 189000 15.58% 599,116 49.39% 
2014 2,159,182 498,400 23.08% 488900 22.64% 1,171,882 54.27% 
2015 1,295,399 134100 10.35% 146400 11.30% 1,014,899 78.35% 
2016 2,558,800 625300 24.44% 11000 0.43% 1,922,500 75.13% 
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YEAR 
Bergen County 

All Non-Res** Office All Non-Res** Other 
SFT SFT Percent SFT Percent SFT Percent 

2017 2,153,528 812900 37.75% 279400 12.97% 1,061,228 49.28% 
2018 1,787,789 455600 25.48% 201500 11.27% 1,130,689 63.25% 
2019 3,047,911 153600 5.04% 39,600 1.30% 2,854,711 93.66% 
2020 2,165,084 141,600 6.54% 189000 8.73% 1,834,484 84.73% 
2021 2,637,567 607,900 23.05% 224600 8.52% 1,805,067 68.44% 
2022 2,618,115 565000 21.58% 69000 2.64% 1,984,115 75.78% 
2023 2,376,138 459,400 19.33% 11400 0.48% 1,905,338 80.19% 

10-YEAR TOTAL 22,799,513 4,453,800 19.53% 1,660,800 7.28% 16,684,913 73.18% 
10-YEAR AVG. 2279951 445380   166080   1668491   

2013 1,213,116 425000 35.03% 189000 15.58% 599,116 49.39% 
2014 2,159,182 498,400 23.08% 488900 22.64% 1,171,882 54.27% 
2015 1,295,399 134100 10.35% 146400 11.30% 1,014,899 78.35% 
2016 2,558,800 625300 24.44% 11000 0.43% 1,922,500 75.13% 
2017 2,153,528 812900 37.75% 279400 12.97% 1,061,228 49.28% 
2018 1,787,789 455600 25.48% 201500 11.27% 1,130,689 63.25% 

 

** Total includes a limited number of uses and square feet permitted as indicated in the “Other” category 

Data Source:  New Jersey Department of Community Affairs  
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FORECASTS AND PROJECTIONS 

Leonia and Bergen County are served by the North Jersey Transportation Planning Authority (NJTPA), one 
of New Jersey’s three metropolitan planning organizations. The NJTPA oversees transportation 
improvement projects within its region and provides a forum for interagency cooperation and public 
input. It also sponsors and conducts studies, assists County planning agencies and monitors compliance 
with national air quality goals.  

The NJTPA regularly publishes population and employment projections for its constituent municipalities 
and counties. Table 45 indicates a 0.4% annual increase in Leonia’s population and a 0.4% increase in 
Leonia’s households from 2015 to 2050, which is a similar projected growth pattern for the County. 
Employment is forecast to increase by 0.6% annually between 2015 and 2050 in Leonia and by 0.4% 
annually in Bergen County. 

Table 365: Long-term Population, Household and Employment Forecasts 

  Leonia  Bergen County 
Population  
2015 Population 9,095 926,330 
2050 Population 10,484 1,083,869 
Annualized % Population Change 2015-2050 0.40% 0.40% 
Households  
2015 Households 3,298 339,063 
2050 Households 3,752 395,182 
Annualized % Household Change 2015-2050 0.40% 0.40% 
Employment 
2015 Employment 2,284 421,284 
2050 Employment 2,776 483,298 
Annualized % Employment Change 2015-2050 0.60% 0.40% 

Data Source: North Jersey Transportation Planning Authority, Plan 2050: Transportation. People. Opportunity, Appendix E - 2050 Demographic  

Forecasts - Current NJTPA Board approved Municipal Forecasts September 13, 2021 

The Fair Housing Act requires that Housing Elements and Fair Share Plans include a 10-year projection of 
new housing units based on the number of building permits, development applications approved, and 
probable developments, as well as other indicators deemed appropriate (N.J.S.A. 52:27D-310.b).  

Table 46 provides an estimate of anticipated residential growth based on the extrapolation of prior 
housing activity into the future. Factors such as the actual housing permits and demolitions, real estate 
business cycle and physical obstacles to development may result in a lower or higher actual number. 

Annual building permits issued for new residential construction in Leonia during the years 2014 through 
2023 averaged about 3 units per year. If the 2014-2023 rate were to remain relatively constant, Leonia 
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might see 8 new additional dwelling units by the end of the next ten-year period, or by the year 2032. 
Given the most recent data from the State is from 2023, the 10 year projection is based off of 2023.  

Table 376: Building Permits Issued, Demolitions and New Housing Projection 
 Total Residential Units 1-& 2-family units Multifamily Units Mixed Use Units 

2014 3 0 3 0 
2015 0 0 0 0 
2016 3 1 2 0 
2017 2 2 0 0 
2018 0 0 0 0 
2019 12 0 12 0 
2020 5 5 0 0 
2021 2 2 0 0 
2022 2 2 0 0 
2023 0 0 0 0 
10-Year Average  3 1 2 0 
10-Year Projection  8 6 2 0 

Data Source:  New Jersey Department of Labor and Workforce Development, Residential Building Permit Data 
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Borough of Leonia 
Vacant Land Analysis (VLA) and Realistic Development Potential (RDP) 

January 2025 
Prepared by: 

Kendra Lelie, PP, AICP, LLA 
Kyle + McManus Associates 

 
Introduction 

 
The Borough examined all (1) vacant sites, (2) underutilized sites and (3) sites that are likely to redevelop 
from a relatively low density and/or intensity use to one that would create an opportunity for affordable 
housing if inclusionary development were in place within the remaining third round and fourth round 
timeframe (1999- 2035). 

 
Identification of Vacant Land 

 
This inventory reviewed 2024 MOD IV Tax Data records for Vacant (Property Class: 1), Public (Property Class 
15C), Farmland (Property Classes 3A and 3B) lands in the Borough. These sites were joined to available 
parcel data in a Geographic Information System (GIS) in order to review development capability and 
potential. The Borough then examined each parcel to evaluate its suitability as an affordable housing site. 

 
Permitted Exclusions 

 
The Amended FHA permits municipalities to rely on COAH regulations that the do not contradict the Act. COAH 
regulations recognized that a municpality that spent the time and effort to secure a vacant land adjustment should 
not be required to do that analysis again:  
 

COAH regulations N.J.A.C. 5:97-5.1 (d).  reads as follows: (d) A vacant land adjustment that was 
granted as part of a first round certification or judgment of compliance shall continue to be valid 
provided the municipality has implemented all of the terms of the substantive certification or 
judgment of compliance, and received or petitioned to the Council for second round substantive 
certification or was under the Court's jurisdiction for second round. If the municipality failed to 
implement the terms of the substantive certification or judgment of compliance, the Council may 
reevaluate the vacant land adjustment. 

 
However, a 2002 Supreme Court case found that after a municipality secured a vacant land adjustment, there 
might be changed circumstances that warranted a recalibration of the RDP. See Fair Share Housing Center, Inc 
vs Township of Cherry Hill, 173 N.J. 393 (2002) . When COAH certified the Borough’s Housing Element and 
Fair Share Plan for Round 1 on March 19, 1990, it found that the Borough’s RDP was 0. When COAH certified 
the Borough’s cumulative plan for Rounds 1 and 2 on July 16, 2002, it again found that the Borough had no 
new construction obligation.  

 
COAH regulations (N.J.A.C. 5:93-4.2(c)) establish the criteria by which sites or portions of sites in a 
municipal vacant land inventory may be excluded from the calculation of the municipality’s Realistic 
Development Potential (RDP). Environmentally sensitive areas may be excluded from consideration, 
including flood hazard areas, wetlands, and areas characterized by steep slopes (defined in COAH’s 
regulations as slopes with a grade of greater than fifteen percent) that render a site or a portion of a site 
unsuitable for low and moderate income housing. In addition, small isolated lots having an insufficient 
acreage to generate an affordable housing set-aside as part of an inclusionary development may be excluded. 
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Landlocked parcels or sites with limited or no access may also be excluded from the calculation of the RDP. 
Agricultural land may be excluded when the development rights to the land has been restricted by covenant. 
Historic and architecturally important sites may also be excluded if sites are listed on the State Register of 
Historic Places. Furthermore, properties identified on the Recreation and Open Space Inventory (ROSI) as 
part of the NJDEP Green Acres Program are also excluded. 

 
 

RDP Calculation and Conclusion 
 

Additionally, our office made every attempt to consolidate acreage of parcels that were contiguous and/or 
under similar ownership. Ultimately, densities were assigned to be cognizant of the Borough’s obligation, as 
well as keeping the context/character of their surroundings and sound planning principles in mind.  

 
The following table identifies each parcel by block and lot number, location, total parcel size, developable acreage, 
RDP density, total units and RDP units. In addition, a separate table is provided indicating those parcels that 
are vacant but fully constrained, Borough owned and farmland assessed (if applicable). The reason for 
exclusion is presented in the table. 

 
 
 

Table 1: Sites Generating RDP 
Sites Block / Lot Address Acres Density 

(du/acre) 
Total units RDP 

Vacant Land Suitable For Inclusionary Development 
1 1501/22,23,

24 
106-108 Grand 
Avenue 

3.04 gross 
1.11 net 

27 30 6 

2 503/24,25 Schor Avenue 0.29 gross 
0.25 net 

19 5 1 

3 1203/4 326 Grand Avenue 0.53 gross 
0.53 net 

26 14 3 

4 1213/3&4 266 Grand Avenue 0.98 gross 
0.98 net 

20 20 4 

5 1501/26 Oakdene Avenue 3.9 gross 
1.0 net 

20 20 4 

Total 18 
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P.O. Box 236 
2 East Broad Street, 2nd Floor 

Hopewell, NJ 08525 
609-455-0972 (v) 
609-374-9939 (f) 

klelie@kylemcmanus.com 

 

 
To:  Leonia Borough Council 
 
From:  Kendra Lelie, PP, AICP, LLA 
 
Re:  Leonia Borough Fourth Round Prospective Need 
   
Date:  January 2, 2025 
 

 

The methodology used by the Department of Community Affairs (DCA) yields a Fourth-Round obligation of 104 
units.  The DCA released additional data related to the Land Capacity Factor component that is one of three metrics 
used to determine a municipal Fourth-Round obligation in accordance with the 2024 Fair Housing Act (FHA).  The 
Land Capacity Factor data was released on November 27, 2024, which was a month after the FHA deadline for the 
issuance of the non-binding obligation. 
 
Kyle + McManus Associates recalculated the Land Capacity Factor (LCF) as indicated below and recommends the 
Borough adopt a Fourth Round Prospective Need of 97 units.  Our office reviewed the DCA parcel data for Leonia 
which includes land areas identified as developable.  The DCA recognized in the release of the LCF information 
that the identified areas could be over or under inclusive depending on various conditions and a municipality may 
provide more detailed analysis and mapping to support a different LCF value. 
 
Broadly speaking, there are 6 steps to determine the obligation for each municipality. Each step and commentary 
regarding the potential for alteration of the data input follows: 

1. Identify the housing region. Leonia Borough has been and continues to be, as per the FHA, in Region 1. This 
region includes Bergen, Hudson, Passaic and Sussex Counties.  

2. Determine the regional (affordable housing) need. The FHA sets forth that the regional need for the 10-year 
round (2025-2035) shall be based on the household change experienced in the region between the most 
recent federal decennial census, and the second-most recent federal decennial census. The resulting change 
in households is divided by 2.5.  The affordable housing need in Region 1 is determined to be 27,743 dwelling 
units. 

3. Determine the regional and each municipal equalized nonresidential valuation factor. This step requires that 
the changes in nonresidential property valuations in the municipality, since the beginning of the round 
preceding the round being calculated, shall be divided by the regional total change in nonresidential 
valuation. The FHA states the data input shall be that which is published by the Division of Local Government 
Services. The division annually publishes a summary of municipal tax data, including a Non-Residential 
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Summary of Non-Residential Value. This data addresses the value of all commercial, industrial, and 
apartment properties in the municipality.  However, the value of the apartment properties are not included 
in the nonresidential valuation factor. 

4. Determine the municipal and regional income capacity factor. This step is an average of 1) the municipal 
share of the regional sum of the differences between the median municipal household income and an 
income floor of $100 below the lowest median household income in the region and 2) the municipal share 
of the regional sum of the differences between the median municipal household incomes and an income 
floor of $100 below the lowest median household income in the region, weighted by the number of the 
households in the municipality. The FHA states the data input shall be American Community Survey (“ACS”) 
five-year estimates. The ACS publishes municipal median household incomes as part of its five-year 
estimates.  

5. Determine the municipality’s land capacity factor. Estimate municipal developable land using the most 
recent land use land cover data and weighing such land based on the planning area type in which such land 
is located. The FHA sets forth one of three weighting factors for a variety of planning areas across the state. 
Developed areas of the State, such as Planning Areas 1 and 2, Centers, etc. have a weight of 1.0. Rural and 
environmentally sensitive planning areas have a weight of zero; the remaining areas have a weight of 0.5. 

The parcels identified as developable in the DCA’s calculation of the LCF for Leonia is overinclusive.  
Accordingly, I believe the developable land should be adjusted from 3.2 acres to 1.6 acres.  The following 
criteria were utilized to exclude parcels as developable:  

 Areas or portions of areas <25’ wide (because DCA’s methodology report states that a 25’ by 100’ 
area was their minimum threshold for developability). 

 Areas within the regulatory floodway. 
 Open space/parkland properties with deed restrictions and/or on ROSI. 
 Properties under construction or recently developed. 
 Sites with site plan approvals for development and/or permits issued for development. 
 Public utility parcels, NJDOT/NJ Turnpike Authority parcels, DRPA parcels, railroad properties, 

rights-of-way, stormwater management, etc. 
 Properties with easements restricting development within developable area. 
 Properties that are within PA4 or PA5. 

It is important to note that the LCF analysis is different from the analysis to determine a municipality’s 
entitlement to a vacant land adjustment.  While the analysis to correct the LCF focuses on developable land, 
the vacant land analysis focuses on developable land suitable for inclusionary development.  Therefore, just 
because a parcel may not be removed for purposes of calculating the LCF has no bearing on whether it should 
be removed for purposes of calculating a vacant land adjustment. 
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Below is the developable land analysis for Leonia that supports the revised LCF value: 

Block Lot Property Location 
Property 

Class 
Developable 

Acreage 
PA 

Weight 

Not 
Developable 

Criteria 
204 5 GRAND AVE 15C 0.101 1 Easement 

303 24 
BROAD AVE N10 

OVERLOOK 15C 0.165 1 
ROSI 

305 8 JONES RD 1 0.073 1  
503 24 SCHOR AVE 1 0.251 1  
601 73 317 CHRISTIE HTS ST 1 0.468 1  
1501 12 150 GRAND AVE REAR 15D 1.316 1 Developed 
1501 23 108 GRAND AVE 1 0.748 1  

1501 26 
GRAND AVE  OAKDENE 

AVE 15C 0.065 1 
 

Developable Acreage 1.605   

 

6. Determine the municipal obligation. The three factors (nonresidential value, income, and land capacity) are 
averaged and then applied to the regional need to determine how the need shall be allocated to each 
municipality.  

As indicated below in the Methodology Summary table, the reduction in the developable acres for the LCF leads 
to a Fourth Round prospective need number of 97 not 104. 
 

Leonia Borough Fourth Round Obligation  
Methodology Summary 

 

 DCA KMA 
Household Change (Region 1) 69,358 69,358 

Low & Mod Home Estimate (Region 1) 27,743 27,743 
Nonresidential Valuation Factor 0.31% 0.31% 

 Regional Income Capacity Factor 0.65% 0.65% 

 Land Capacity Factor 0.16% 0.08% 

Average Factor 0.37% 0.35% 

Gross Prospective Need 104 97 
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