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Memorandum 

To: Joseph Voytus, Esq., Borough Administrator, Borough of Montvale 

From: Darlene A. Green, PP, AICP 

Date: January 21, 2025 

Subject: Review and Findings of DCA Land Capacity Analysis GIS Data 

Project No.: MPP-0245 

 

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

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

P.L. 2024, c.2. tasked the Department of Community Affairs (“DCA”) with calculating the Fourth 
Round affordable housing obligations.  DCA released a report entitled Affordable Housing Obligation 
for 2025-2035 (Fourth Round) Methodology and Background (DCA Report).1  This report describes 
the steps taken to compute the Fourth Round Obligation.  Page 15 of the report states “The datasets 
mandated for use by the legislation have significant limitations in their use.  The LULC data reflect a 
geographic depiction of the classification system established by the U.S. Geological Survey 
(Anderson Codes) and modified by DEP.  Based on aerial imagery from 2020, land areas are 
identified by category to reflect uses and coverages.”   

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

The DCA Report was released on October 18, 2024.  It was accompanied by a detailed spreadsheet 
illustrating the various calculations used in determining the Fourth Round affordable housing 
obligations.  The spreadsheet includes a tab for each of the three allocation factors (land capacity, 

 

1 https://www.nj.gov/dca/dlps/pdf/FourthRoundCalculation_Methodology.pdf  
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equalized non-residential valuation, and income capacity).  However, the spreadsheet only noted an 
aggregated acreage value for each town.  Detailed Geographic Information Systems (“GIS”) mapping 
illustrating the location of the developable areas was not released until November 27, 2024.  The 
timing of the production of the GIS data has made this exercise more difficult and on a rushed 
timeline.  

Moreover, the link to the DCA GIS data2, and the description section includes the following language:  

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

This office was tasked with reviewing the detailed GIS mapping for accuracy.  On or about December 
2, 2024, this office downloaded the GIS data prepared by the DCA.3  The DCA data was then overlaid 
with Borough parcels, publicly-available environmental constraints data, mapped utility easements, 
and mapped environmental constraint data sourced from site plan applications and Borough files.   

The DCA GIS data identifies 24 areas within the Borough as developable.  These areas total 37.787 
acres according to the GIS data.  Each area has been assigned a unique “ObjectID” or identification 
number by DCA.  The table attached as Exhibit A lists each area’s identification number (see column 
“DCA ObjectID”), weighted acres, vacant acres, municipal total, and municipal percent of region 
identified by DCA.4  Our office then added a column to identify the block(s) and lot(s) each area 
encompasses.  We then reviewed each identified area to confirm if it was developable.  To the extent 
an area was not objectively developable, it was removed from the inventory.  Our detailed findings 
for each of the 24 identified areas is provided under “Findings/Comments”.   Finally, the table 
contains a column labeled “Adjusted Developable Acres” based upon the results of our area-by-area 
analysis.   

The locations of the 24 identified areas can be viewed in the “Environmental Constraints with NJDCA 
Land Capacity Analysis Results” maps attached as Exhibit B and Exhibit C. 

This detailed evaluation reveals that only two of the 24 identified areas are developable.  The two 
areas encompass 0.804 acres.  Therefore, the Borough of Montvale’s developable acreage is 0.804 
acres, not 37.787 acres.  When this corrected acreage data is entered into DCA’s excel spreadsheet5 
the Borough’s Land Capacity Factor dwindles from 1.91% to 0.04%.  The Borough’s Average 

 

2  https://njdca-data-hub-njdca.hub.arcgis.com/datasets/land-capacity-analysis-for-p-l-2024-c-2/about  

3 Ibid.  
4 Note that the DCA GIS attribute table labels this column as “vacant acres” not developable acres. 
5 https://www.nj.gov/dca/dlps/4th_Round_Numbers.shtml  

https://njdca-data-hub-njdca.hub.arcgis.com/datasets/land-capacity-analysis-for-p-l-2024-c-2/about
https://www.nj.gov/dca/dlps/4th_Round_Numbers.shtml
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Allocation Factor decreases from 1.26% to 0.63% and, accordingly, Montvale’s Fourth Round 
Obligation is adjusted from 348 to 176. 

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

Allocation 
Factor/Prospective Need 

DCA Calculation Proposed Revision 

Land Capacity Factor 1.91% 0.04% 

Equalized Non-residential 
Valuation Factor 

0.55% 0.55% 

Income Capacity Factor 1.30% 1.30% 

Average Allocation Factor 1.26% 0.63% 

Prospective Need Obligation 348 176 

 

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

 It does not capture conservation easements or deed restrictions.   
 It fails to account for a lack of street frontage. 
 It is blind to block and lot lines and identifies portions of existing developed sites as 

developable.  Many of these instances occur in rear and side yard setback areas. 
 It fails to account for area shape and size.  For example, areas as narrow as 0.43 feet are 

identified as developable. 
 It does not take into account utility easements.   

These issues are illustrated in Exhibit B and Exhibit C.  Furthermore, supplemental documentation 
regarding specific sites’ development restrictions, limitations, and deed restrictions is provided in 
Exhibit D, E and F.  Additionally, the Borough’s tax maps can be found here: 
https://www.montvale.org/assessor-page-list/237-tax-maps.  

Montvale does not dispute the DCA’s calculation for Equalized Nonresidential Valuation or Income 
Capacity. Thus, the Borough is accepting the DCA analysis, but for the corrections to the Land 
Capacity Factor described in this report. Correcting the Land Capacity Factor yields a Round 4 
prospective need obligation of 176, not 348. 

 

\\corp.collierseng.com\corp\Clinton\Projects\M-P\MPP\MPP0245\Correspondence\OUT\Obligation\January 31 
Deadline\250121dag_Memorandum_to_Voytus_Review_Findings_DCA_Land_Capacity_Analysis_GIS_Data.docx 
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DCA ObjectID Weighted Acres Vacant Acres*
Municipal 

Total

Municipal 
Percent of 

Region
Block(s) / Lot(s) Findings/Comments

Adjusted 
Developable Acres

28435 0.068065 0.068065 37.786652 1.908644 B2204, L28
This is the side yard of an existing developed property.  Area is undersized with roughly 2,600 square feet.  Identified area is not 
developable.

0

28436 0.921257 0.921257 37.786652 1.908644 B1504, L6
The identified area contains 0.0797 acres of steep slopes.  Therefore, the developable acreage is only 0.842 acres.  A single-
family home is under construction.  Footing and foundation permits have been issued (#20240360 paid for on October 22, 2024) 
and the foundation is present on site.

0

28437 0.232712 0.232712 37.786652 1.908644 B1505, L1
Due to surrounding steep slopes, the width of this area varies from 90 feet (south) to 10 feet (north).   Identified area is an 
irregularly shaped triangle.  While there is an unimproved right-of-way to access the area, said right-of-way has not been 
developed due to steep slopes.  Identified area is not developable.

0

28438 0.074931 0.074931 37.786652 1.908644 B1505, L1
Due to surrounding steep slopes, the width of this area varies from 40 feet (north) to 10 feet (south).  Identified area is an 
irregularly shaped triangle.  While there is an unimproved right-of-way to access the area, said right-of-way has not been 
developed due to steep slopes.  Identified area is not developable.

0

28439 0.246495 0.246495 37.786652 1.908644 B2204, L22 & 23 This area is the rear yard of existing developed properties.  Identified area is not developable. 0

28440 2.399263 2.399263 37.786652 1.908644 B2204, L22 & 28 The identified area is the side and rear yards of existing developed properties.  Identified area is not vacant and developable. 0

28441 0.159434 0.159434 37.786652 1.908644 B2204, L28 The identified area is the rear yard of an existing developed property.  Identified area is not vacant and developable. 0

28442 0.087768 0.087768 37.786652 1.908644 B706, L1 & 3
Due to steep slopes, the identified area varies in width from 43 feet (south) to 12 feet (north).  Identified area is an irregular 
shape.  While there is an unimproved right-of-way to access the area, said right-of-way has not been developed due to steep 
slopes.  Identified area is not developable.

0

48443 0.227023 0.227023 37.786652 1.908644 B1301, L24.01
This area is located on a property with a conservation restriction/easement in favor of the NJDEP, which was executed on June 
18, 2024.  The deed of dedication for public open space was recorded on September 23, 2015.  Identified area is not 
developable.

0

28444 6.457933 6.457933 37.786652 1.908644
B1301, L24.01 & 

B2204, L34

This area is located on properties with a conservation restriction/easement in favor of the NJDEP, which was executed on June 
18, 2024.  The deed of dedication for public open space was recorded on September 23, 2015.  Identified area is not 
developable.

0

28445 0.125119 0.125119 37.786652 1.908644 B710, L9
The identified area is fully located within a 100' wide utility easement, which contains overhead electric lines and underground 
gas lines.  Identified area is not developable.

0

28446 1.389109 1.389109 37.786652 1.908644 B1301, L24.01

This area is located on a property with a conservation restriction/easement in favor of the NJDEP, which was executed on June 
18, 2024.  The deed of dedication for public open space was recorded on September 23, 2015.  Additionally, a water body to the 
north is identified as a habitat for the Black-crowned Night Heron, a State Threatened species.  The presence of a State 
Threatened species requires a 150-foot Riparian buffer.  Said buffer encompasses the northern half of the area.  Identified area 
is not developable.

0

28447 0.686572 0.686572 37.786652 1.908644 B603, L34
This area is  vacant.  However, there is 0.0231 acres of steep slopes within the identified area along Magnolia Avenue.  
Therefore, the vacant developable acres is only 0.663.

0.663

28448 0.141081 0.141081 37.786652 1.908644 B603, L34 This area is developable. 0.141

28449 2.258395 2.258395 37.786652 1.908644
B1102, L2.03 & 

2.05

The identified area is partially located on Lot 2.03, which is developed with an existing electric substation.  Lot 2.05 is currently 
vacant.  However, wetlands to the southwest are identified as a habitat for the Black-crowned Night Heron and Wood Turtle, a 
State Threatened species, which classifies the wetlands as being of exceptional value and requiring a 150-foot buffer.  Said 
buffer encompasses 0.371749 acres of the southwest corner of the area.  Additionally, neither property has street frontage.  
Identified area is not developable.

0

Borough of Montvale: DCA Land Capacity Factor Analysis
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DCA ObjectID Weighted Acres Vacant Acres*
Municipal 

Total

Municipal 
Percent of 

Region
Block(s) / Lot(s) Findings/Comments

Adjusted 
Developable Acres

Borough of Montvale: DCA Land Capacity Factor Analysis

28450 2.123263 2.123263 37.786652 1.908644 B1201, L10

An area of wetlands and associated 50-foot buffer divide this area into three sections, a 163.8 square foot section, a 0.098-acre 
section, and a 0.683-acre section.  The 163.8 square foot section and 0.098-acre section are too small to be developed, while the 
0.683-acre section could be developed.  However, none of the three sections have street frontage.  Furthermore, this area is 
located on a property developed with recreation fields.  Identified area is not developable.

0

28451 0.247861 0.247861 37.786652 1.908644 B1103, L3

This area is located on a property that is owned by a private utility, Tenneco, Inc. Tenn. Gas Pipeline Div.  Block 1201, Lot 10 is 
traversed by a 100' wide utility easement located to the north of the identified area, which contains overhead electric lines and 
underground gas lines.  The identified area varies in width from 51 feet along Spring Valley Road to 18 feet at the rear (east).  
Area is approximately 44 feet wide 50 feet from the right-of-way.  Area is 322 feet long.  Identified area is not developable.

0

28452 2.319716 2.319716 37.786652 1.908644 B1201, L10

This area has two sections, an eastern section with no direct street frontage containing 2.018 acres and a western section 
located along Hilton Place containing 0.298 acres.   The western section is divided into two pieces by an area of steep slopes, 
which totals 0.254 acres.  Furthermore, the area is located on a property that is developed with recreational fields. The identified 
area is not  developable.

0

28453 0.386798 0.386798 37.786652 1.908644 B2601, L32
This "L"-shaped area is the side yard of an existing developed property.  The "l" portion of the area is 62.7 feet wide and 320.6 
feet long, while the "_" portion of the area is 14.1 feet wide and 155.2 feet long.  Identified area is not developable.

0

28454 0.236205 0.236205 37.786652 1.908644 B2601, L32
The identified area is 538.2 feet long and varies in width from 71.4 feet (west) to 0.43 feet (east).  The area is located on an 
existing developed property.  Identified area is not  developable.

0

28455 6.32069 6.32069 37.786652 1.908644 B1002, L7

This area is on a property that has a deed restriction limiting the use to water utility and related purposes.  Additionally, the 
property contains a Category One ("C1") Stream to the west of the identified area, which requires a 300-foot buffer.  This buffer 
encompasses 3.549752 acres.  Additionally, wetlands to the west are identified as a habitat for the Black-crowned Night Heron 
and Wood Turtle, State Threatened species, which classifies the wetlands as being of exceptional value and requires a 150-foot 
buffer.  This buffer encompasses 1.850347 acres.  Furthermore, 0.37535 acres of steep slopes are scattered across the property.  
These environmental features total 3.721635 acres, which would reduce the developable acres to 2.599055 acres.  Due to these 
factors, the identified area is not developable.

0

28456 10.325087 10.325087 37.786652 1.908644 B1002, L7

This area is on a property that has a deed restriction limiting the use to water utility and related purposes.  Additionally, the 
property contains a Category One ("C1") Stream to the east of the identified area, which requires a 300-foot buffer.  This buffer 
encompasses 4.976982 acres.   Additionally, wetlands to the east are identified as a habitat for the Black-crowned Night Heron 
and Wood Turtle.  The 150-foot wetlands buffer encompasses 2.269852 acres of the area.  Furthermore, there are 0.302988 
acres of steep slopes in the area.  These environmental features total 5.189416 acres, which would reduce the developable 
acres to 5.135671 acres.  Due to these factors, the identified area is not developable.

0

28457 0.165702 0.165702 37.786652 1.908644 B203, L16 & 17
The identified area is the rear yard of homes located in New York State.  Said area does not have street frontage.  Identified area 
is not developable.

0

28458 0.186174 0.186174 37.786652 1.908644 B203, L15
The identified area is the rear yard of a home located in New York State.  Said area does not have street frontage.  Identified 
area is not developable.

0

Total 37.786653 37.786653 0.804081
* The DCA GIS attribute table labels this column as "vacant acres", not developable acres.
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