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Introduction

The Housing Element of the Master Plan of the Township of Liberty has been revised in order to
meet deadlines imposed by COAH for updated Housing and Fair Share Plans, and utilize the
most recent estimates and projections of population, employment and housing demand in
preparing housing policy for Liberty Township.

A nine member Council on Affordable Housing (COAH) was established in the Fair Housing
Act (Chapter 222, Laws of 1985). The Council is directed to promulgate a set of procedures and
guidelines to assist municipal governments in meeting their responsibility under the Act.

Each municipality has the obligation under the Fair Housing Act and the Municipal Land Use
Law to prepare a Housing Element as part of its Master Plan. The following pages constitute the
Housing Element for Liberty Township.

The Housing Element shall be comprised of the following:

1. 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.

2. A projection of the municipality's housing stock, including the probable future
construction of low and moderate income housing, for the next six years, taking into
account, but not necessarily limited to, construction permits issued, approvals of
applications for development and probable residential development of lands.

3. An analysis of the municipality's demographic characteristics, including but not limited
to, household size, income level and age.

4. An analysis of the existing and probable future employment characteristics of the
municipality.
5. A determination of the municipality's present and prospective fair share for low and

moderate income housing and its capacity to accommodate its present and prospective
housing needs, including its fair share for low and moderate income housing.

6. A consideration of the lands that are most appropriate for construction of low and
moderate 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 provide low and moderate
income housing.
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Liberty Township, as of the 1990 Census, contained 990 housing units. This includes apartments

as well as single-family detached houses. Since that time (1990-1999), units have been added as
shown below in Table 7.

TABLE 7

CHANGES IN NUMBER OF UNITS

1990 Total Units Units Added Total Units, 12/99

990 142 1,132

Source: 1990 Census, N.J. State Data Center

As with any municipality, the housing stock of Liberty is a blend of old and new, single and
multiple family, owner and renter occupied. Table 8 indicates the number of units in a structure
in 1990. Some totals may differ in various tables as not all questions on the census were
answered. Age of Structure is shown on Table 10.

TABLE 8
UNITS IN STRUCTURE

Units in Structure Total Units Percentage
1, Detached 864 87.3%
1, Attached 9 0.9%
2 29 2.9%
3Jor4 11 1.1%
5t09 4 0.4%
10to 19 12 1.2%
20 to 49 0 0.0%
50 or More 0 0.0%
Mobile Home or Trailer 56 5.7%
Other _5 0.5%

Total 990 100.0%

Source: 1990 Census
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TOTAL HOUSING BY OCCUPANT

Owner 730
Rental 113
Vacant 147
Total 990

Source: 1990 Census

TABLE 10
AGE OF HOUSING

YEAR BUILT # OF UNITS %
4/90-1999 142 12.5%
1989-3/90 27 2.4%
1985-1988 165 14.6%
1980-1984 46 4.1%
1970-1979 156 13.8%
1960-1969 131 11.6%
1950-1959 170 15.0%
1940-1949 81 7.1%
Before 1940 214 _18.9%

Total 1,132 100.0%

Source: 1990 U.S. Census, New Jersey Data Center

In addition to the age and occupancy characteristics of housing units, it is important to have a
clear picture of the costs currently borne by residents for both owner occupied and renter
occupied housing. The information presented in Table 11 indicates that as of the 1990 Census,

24



[image: image5.png]the median value of owner occupied homes was $167,100 with the largest single category being
between $150,000.00 and $199,999.00. A more current estimate of median housing values based
upon recent sales would be $250,000. Table 12 provides much the same kind of information
with regard to renter occupied units. The largest number of market rents as of 1990 were
clustered between $500.00 and $599.00 per month with the next largest category between

$600.00 and $699.00. The median rent was reported as $594.00 in the 1990 Census. Currently
median rental is reported as $860.

TABLE 11

OWNER OCCUPIED UNITS BY VALUE

Units %
Less than $ 15,000 0 0.0%
$ 15,000 - 19,999 2 0.3%
$ 20,000 - 24,999 0 0.0%
$25,000 - 29,999 0 0.0%
$ 30,000 - 34,999 0 0.0%
$ 35,000 - 39,999 0 0.0%
$ 40,000 - 44,999 1 0.2%
$ 45,000 - 49,999 0 0.0%
$ 50,000 - 59,999 3 0.5%
$ 60,000 - 74,999 5 0.8%
$ 75,000 - 99,999 44 7.4%
$100,000 - 124,999 87 14.7%
$125,000 - 149,999 : 72 12.2%
$150,000 - 174,999 119 20.1%
$175,000 - 199,999 107 18.1%
$200,000 - 249,999 92 15.6%
$250,000 -299,999 45 7.6%
$300,000 - 399,999 10 1.7%
$400,000 - 499,999 1 0.2%
$500,000 or more 3 0.5%
Total 591 100.0 %
Median Value $167,100

Source: 1990 Census
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RENTER OCCUPIED UNITS BY CONTRACT RENT

(Cash $ per month)

With Cash Rent Units Yo

$§ 0-%599 0 0.0%

$ 100 -$149 0 0.0%

$ 150-%199 3 3.3%

$ 200 - $249 0 0.0%

$ 250-$299 0 0.0%

$ 300 -$349 0 0.0%

$ 350-$399 7 7.6%

§ 400 - $449 3 3.3%

§ 450 - $499 8 8.7%

$ 500 - $549 13 4.1%

$ 550- %599 8 8.7%

$ 600 - $649 12 13.0%

$ 650 - $699 2 2.2%

$ 700 - $749 4 4.3%
$ 750 - $999 12 13.0%
$ 1000 or more 10 10.9%
No cash rent 10 10.9%
Total 92 100.0%

Median gross rent $594
Source: 1990 Census.

From the information in Table 12 we can see that 51 percent of the rents range between $400 and
$749 per month. Rents $750 and above, account for 23.9 percent, and 10.9 percent of the units
rent for less than $400. 10.9 percent of the units have no cash rent. The median rent was $594.

According to the 1990 Census, 87 percent of the housing in Liberty consists of single-family
detached homes. Mobile homes, the next highest category, consist of 5.7% of the housing.
Nearly all existing rental units were created by modifying some of the single-family structures.
Approximately 40 percent of the housing stock in the Township has been constructed since 1970.
The new units constructed are all single-family detached homes on large lots. Rental

opportunities are expected to decrease as a percentage of total housing units over the next
decade.
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[image: image7.png]Median gross rent in Liberty Township in 1989 was $594. The median rental opportunity would
be available to households with an income of $23,750 or more.

Using the Council on Affordable Housing guidelines, an average household of low income (50
percent of the median income of $48,910 = $24,455), could afford the median rental. The

average moderate-income household at 80% of median income ($38,128) could afford rentals up
to $978 per month.

As indicated in Table 11, 10.9 percent of the rental units pay no cash rent. An additional 10.9
percent pay less than $400. In almost 22 percent of the units, the renters pay no rent, ora
relatively modest rent, given today’s rental market.

Given the above, there clearly is a need to provide housing opportunities to some of the current

residents (indigenous need) of the Township, in particular, those households with incomes
substantially below the poverty level.

Housing conditions are not defined solely by cost or type and age of structure. Standard housing
must have complete plumbing facilities, heating plant, be in reasonable state of repair, and not be
overcrowded. Also included as an indicator is housing age, but only as a target indicator which
is combined with the other indicators.

Overcrowded and substandard housing conditions include:

Year Structure was built - prior to 1940.

Room occupancy of 1.01 persons or greater and index of overcrowding.

Inadequate Plumbing Facilities; lack of exclusive use or incomplete plumbing facilities.
Inadequate Kitchen facilities indicated by shared use, ot non-presence of sink with piped
water, a stove or a refrigerator.

Inadequate Heating indicated by use of coal, coke, wood or no fuel for heating.

6. Inadequate Sewer Services indicated by lack of public sewer, septic tank or cesspool.

7. Inadequate Water Supply; indicated by either lack of city water, drilled well or dug well.

Hw

(9]

A housing unit meeting any two of the above criteria is considered substandard.
Tables 13 and 14 show the condition of occupied units as of 1990.

Tables 15 and 16 show the household size distribution within the Township, and the numbers
and percentage of families and households living below the poverty level.
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YEAR ROUND HOUSING UNITS BY TENURE AND OCCUPANCY
STATUS BY PLUMBING FACILITIES

Total Total Renter
Units Occupied Occupied
Complete Plumbing for Exclusive Use 987 840 110
Lacking Complete Plumbing 3 3 0
Source: 1990 Census.
TABLE 14

OCCUPIED HOUSING UNITS WITH 1.01 OR MORE PERSONS

BY TENURE, AND PLUMBING
Total Renter
Complete Plumbing 3 1
Lacking Complete Plumbing 0

Source: 1990 Census.

The 1990 Census indicated that, from the information they collected, six units were shown to
have a deficiency; three lacked complete plumbing facilities, and three were considered to be
overcrowded.

A windshield survey or building conditions was performed in early April 2000. Each observed
house was evaluated on a three level basis in regards to condition — good, fair and poor.

e Good condition means that the building showed no or a few minor observable faults.

e Fair condition means that the building has a number of observable faults which if not
corrected could lead to major deficiencies affecting livability.

e Poor condition means that the building has major deficiencies which affect livability.
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[image: image9.png]Nine hundred and ninety-nine residential buildings were evaluated. This is about 88 percent of
the present housing stock.

The following is the breakdown of the observed building conditions:

Condition Number of Units Percentage
Good 885 88.6%
Fair 64 6.4%
Poor 50 5.0%

Total 999 100.0%

This study shows that the overwhelming number of houses in Liberty are in good condition. The
number of homes in Liberty in Fair and Poor condition totals 11.4 percent of those observed,
slightly more than one out of every ten residential buildings. This level indicates a need for the
municipality to consider ways of alleviating this problem, which if not corrected, could affect the
neighbors and the surrounding area, and possibly property values.

The study only reflects external conditions. It does not reflect other conditions which may exist
such as internal structural problems and problems with septic systems. However, the survey
does serve, as does the census information, as an indicator of those other problems.

In order to see, on average, what housing was available to persons of low or moderate income,
we need to look at value, rent, and income. The following discussion shows a significant

segment of the population with incomes in 1989 insufficient to secure housing at the median
value.

Median Value Home $ 166,800
Down Payment (10%) 16,680
Mortgage 150,120
Monthly Mortgage, Taxes and

Insurance @ 7.25% Interest * 1,367

* Housing payment should be no more than 28% of gross income.
1,367/.28 = $4,883 per month = $58,601 per year.

The median household income in 1989 was $48,910. Only 35 percent of the households in
Liberty could afford the median priced home as of 1990.
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HOUSEHOLD SIZE
Total Owner Renter
Units QOccupied Occupied
1 person 148 119 29
2 persons 227 184 43
3 persons 171 154 17
4 persons 173 161 12
5 persons 93 89 4
6 persons 24 17 7
7+ persons 17 6 1
Total 843 730 113
Median Household 2.9
Source: 1990 Census
TABLE 16
FAMILIES AND NON-FAMILY HOUSEHOLDS
BELOW POVERTY LEVEL
Families Percent Non-Family Households Percent
23 34 15 8.9

Source: 1990 Census.

Table 16 indicates that a significant number of people were living below an acceptable standard
in 1989. It is well documented that lower income persons and large families are the least mobile
within any area.

Table 17 shows the distribution of income by family and household as of 1989. Family incomes
were 2.25 times higher than non-family household incomes. Further, the income of renter
families was seventy-two (72%) percent of that of owner families. The reason non-family
households tend to perform less well than do families is that the category "non-family
households" includes the majority of single people who have just entered the work force and are
therefore at the lower end of the wage scale. Non-family households tend to have fewer income
earners than family households.
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[image: image11.png]Statistics provided by the real estate industry indicate the average closing price of a house in
2000 was $250,000. Rental data from the same source indicates that new leases are now
averaging $860. Recently, incomes seem to have kept pace or moved ahead of housing
ownership and rental costs. This is based upon review of the 1990 Census data, as well as local
real estate information. However, the lowest end of the household income range still cannot
afford housing at a cost within the guidelines set by the Council on Affordable Housing
(COAH).
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HOUSEHOLD AND FAMILY INCOME, 1989

Non-family
Households Families Households
$ 0- 4,999 18 13 9
5,000 - 9,999 29 4 27
10,000 - 12,499 14 8 6
12,500 - 14,999 28 15 14
15,000 - 17,499 14 4 10
17,500 - 19,999 7 6 3
20,000 - 22,499 26 14 12
22,500 - 24,999 19 11 8
25,000 - 27,499 33 25 6
27,500 - 29,999 14 14 0
30,000 - 32,499 28 25 7
32,500 - 34,999 37 29 6
35,000 - 37,499 16 14 2
37,500 - 39,999 29 20 5
40,000 - 42,499 31 23 8
42,500 - 44,999 31 26 9
45,000 - 47,499 28 22 6
47,500 - 49,999 39 34 5
50,000 - 54,999 58 51 2
55,000 - 59,999 50 46 4
60,000 - 74,999 141 128 11
75,000 - 99,999 89 83 6
100,000 - 124,999 50 49 3
125,000 - 149,999 14 10 0
150,000 or More ) 5 _ 0
TOTAL 848 679 169
Median Income $48,910 $53,044 $23,594
Mean Income $53,041 $57,618 $30,685
Owner Occupied $54,640
Renter Occupied $39,435

Source: 1990 Census.
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VACANCY STATUS
Units Percent
For Rent 8 5.4%
For Sale Only 17 11.6%
Seasonal, Recreational or Occasional Use 102 69.4%
All other Vacants 20 13.6%
Total 147 100.0%

Source: 1990 Census

As one can see, a very large majority of vacant units are Seasonal, Recreational or Occasional
use units. They are not really part of the year round occupancy housing stock. Many of these do
not have the heating and insulation needed for full-time use, though we are aware that
conversions have taken place over the years and continue to OCCUI.

If the Seasonal component 1S removed, along with the Other Vacants category, the number of
vacancies drop to 25 units. The number of full-time units would also drop to 868 units. That
would indicate a vacancy rate of 2.9 percent, which is considered a very low percentage.

For the projection period we propose the following scenario; conversion of 30 seasonal and other
units spread equally over the projection period, and a vacancy rate for full time units of five
percent.

YEAR 2000 2010 2020
Households 962 1,149 1,317
Conversions _ 10 _ 10 10
Total Occupied Units 972 1,159 1,327
Vacancies _ 51 61 70
Total Units 1,023 1,220 1,397

Under this scenario the number of year round housing units will increase by 197 between 2000
and 2010 of which 187 will be new units, an average of 18.7 per year. Between 2010 and 2020
the number of year round units will increase by 177 of which 167 will be new units, an average
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[image: image14.png]of 17.7 per year. Over the twenty-year period 354 new units would be built, an increase in the
year round housing stock of almost 35 percent.

If sewer and water infrastructure were provided for in the MFD zone these numbers would
change considerably. The number of new housing units could be substantially higher.
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[image: image15.png]2. PROJECTED HOUSING STOCK

Housing constructed in Liberty Township during the 1990's was entirely single-family detached
dwellings on large lots. No sewer or central water supplies are available or are projected.

Recent new housing construction, indicated that 142 residential construction permits were issued
from January 1990 to December 1999, an average of 14.2 units per year, from a high in 1994 of
27 units to a low in 1991 of 3 units. This is in contrast to the 416 units added to the housing
stock from the 1980 Census to the 1990 Census, an average of 41.6 units per year. The increase
in housing units from 1990 to 2000 did not come close to the increase of 416 from 1980 to 1990.

It is not likely that the Township will experience a rate of growth similar to that experienced in
the 1980's. The State Development and Redevelopment Plan projected population growth for
Warren County of 10,400 over a twenty-year period from 1990 to 2010. Asa municipality with
significant developable land, and with approved subdivisions with substantial numbers of
building lots, Liberty Township should receive a relatively large share of the projected
population increase. Consideration should also be taken of the fact that though the Development

and Redevelopment Plan has influence, in, and of itself, does not control local planning and
development actions.

Based upon the prior activity in the Township, the existing backlog of approved building lots,
availability of developable land and reasonable access to major highways, Liberty Township
could have expected residential building activity at a rate of twenty-five to thirty-five units per
year until the year 2000. This did not materialize. Instead of twenty-five to thirty-five units per
year, only an average of 14.2 construction permits were issued — 142 for the decade. At three
persons per household this yields to an additional 426 persons in Liberty. This would bring the
2000 estimated population to 2,919. The Warren County Planning Department, in 1999,
projected the 2000 population for Liberty at 2,819, a difference of 100 people, or 3.5 percent
growth. This is probably due to the County using a household size of fewer than 3 persons.

Three persons per household is conservative for new housing units. Older houses will probably
generate a low household size.

We think that the population projections prepared by the Warren County Planning Department
are reasonable in scope.

To reiterate, the following are the population projections for Liberty from 2000 to 2020, by
decades. The 1990 Census population is noted for comparison.

Year 1990 2000 010 2020

Population 2,493 2,819 3,367 3,858

Within the total population figures are two basic components — persons in households, and
persons not in households. The latter is composed of people who are living in institutional
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[image: image16.png]settings. In Liberty Township, in 1990, there were 26 persons in this category, about one percent
of the population. Census information indicates that they were housed in nursing facilities.

If we assume that the population distribution will remain about the same, the following projects
the numbers in each category.

Year 1990 2000 010 2020
In Households 2,467 2,791 3,333 3,819
Not in Households 26 28 34 39
Total 2,493 2,819 3,367 3,858

In 1990 the average household size was 2.91 persons. Household size has been decreasing
throughout the United States and is expected to continue to decrease. However, given the type of
unit being built, we think that the household size will remain at about 2.90 persons.

In addition one should look at the expected vacancy rate in Liberty. Not all the housing units are
occupied at all times. There are always some units that are vacant.

The 1990 Census provided a breakdown of vacancies by category. Table 18 shows this
breakdown.
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In 1990 the population of Liberty Township was 2,493. This compares to the 1980 population of
1,730.

The 1990 Census indicates that median age of all males was 33.1 years; of all females 33.7
years; of all persons, 33.4 years. The population group 18-24 years, in showing a relatively low
percentage, see Table 5, probably indicates a lack of both of employment and other than parental
housing opportunities. Beyond this, the population distribution is fairly typical for this area.

In order to further an understanding of the population of Liberty, Table 19 outlines the sources
and average amounts of income received during 1989.

TABLE 19
HOUSEHOLDS WITH INCOME IN 1989
BY INCOME TYPE
Total Mean
Earnings 740 $53,735
Wage or Salary 727 50,294
Self-Employed Non-Farm 148 21,385
Self-Employed Farm 25 1,404
Interest, Dividend or Net Rental Income 404 7,043
Social Security 165 7,970
Public Assistance 28 4,106
All other sources 80 2,426

Source: 1990 Census.
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[image: image18.png]4. LABOR FORCE AND EMPLOYMENT CHARACTERISTICS

Liberty Township has not shared in the economic growth in the region to any significant extent.
This fact is reflected in the lack of new construction described earlier. The following exhibits
describe the labor force in Liberty.

TABLE 20

LABOR FORCE STATUS

Total  Male Female
Persons 16 Years and Over 1,861 914 947
Labor Force:
Armed Forces 4 4 0
Civilian Employed 1,319 743 576
Civilian Unemployed 50 25 25
Unemployment Rate 3.7% 3.3% 4.2%
Not in labor force 488 142 346

Source: 1990 Census.

The vast majority of the population, 96.1 percent, works outside the Township. The data
indicates that only 50 residents work in Liberty. Of those who work elsewhere, 43.7 percent
work in Warren County.

TABLE 21

WORKERS 16 YEARS AND OVER BY PLACE OF WORK

Worked in New Jersey 1,238
In Warren County 610
QOutside Warren County 628

Worked in Liberty Township 50

Worked at Home 48

Worked Outside of New Jersey 44
Total Workers 1,282

Source: 1990 Census
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EMPLOYED PERSONS BY INDUSTRY

Industry # Employed

Agriculture, Forestry, Fisheries, and Mining 42
Construction 169
Manufacturing:

Non-Durable Goods 140

Durable Goods 103
Transportation 89
Communications and Other Public Utilities 61
Wholesale Trades 47
Retail Trades 165
Finance, Insurance, and Real Estate 102
Business and Repair Services 61
Personal, Entertainment and Recreation Services 41

Professional and Related Services:

Health Services 82

Education Services 95

Other Professional and Related Services 61
Public Administration 61
Total 1,319

Source: 1990 Census

Employment figures for Liberty, those people who work in Liberty, are obtained from the New
Jersey Department of Labor from those jobs covered by Unemployment Insurance. The numbers
may be somewhat suspect since the information is forwarded by the firm which could mistake
their mailing address as the municipality they are located in.
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[image: image20.png]The following information is for the third quarter of the year:

1990 1992 1994 1997
Private 349 325 350 237
Government - - - 85

Information for government employment was not available until the last few years.

SUMMARY
In summation, the following points may be made:
1. With few exceptions, the housing stock of Liberty Township is acceptable.

2. Thirty-three point six percent of the housing stock in Liberty was constructed over
the 1980-2000 period, which reflects a 50.5 percent increase since 1980. In
absolute numbers, the population has not increased significantly; an estimated
increase of 1,189 over twenty years — 59 persons per year, but this is a percentage
increase of 68.7 percent.

3. Liberty is a bedroom community and has not participated proportionately in the
economic growth of the West Central Region.

4. Housing in the township is generally not available to low or moderate income
households.

5. No sewer or water utility systems exist or are proposed.

6. No development applications currently active provide for low or moderate-

income housing.

7. The twenty-six (26) unit COAH fair share, which has been assigned Liberty may
be realized through rehabilitation of existing substandard housing or conversion
of single-family structures to two family homes. Efforts shall be made to utilize
alternative, innovative approaches as they become available.
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[image: image21.png]S. PRESENT AND PROSPECTIVE FAIR SHARE

The Council on Affordable Housing (COAH) has determined that Liberty Township has a fair
share obligation of twenty-six (26) units through 1999. This includes an indigenous need of 22
units, (the estimate of Liberty Township's internal need.) The balance, four (4) units are Liberty
Township's portion of the regional need for the Northwest region that consists of Warren,
Morris, Essex and Union Counties.

The Township can anticipate that a further allocation will be made by COAH for the six-year
period from 2000 to 2006, sometime after the 2000 Census figures start to arrive in 2001.
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[image: image22.png]FAIR SHARE HOUSING PLAN

The Council on Affordable Housing (COAH) has determined that the Township of Liberty has a
fair share obligation of twenty-six housing units for the 1986-1999 period. This includes an
indigenous need of twenty-two units, and a reallocated present and prospective need of four
units. The latter is Liberty Township’s portion of the need for the Northwest Housing Region
composed of Morris, Essex, Union and Warren Counties.

Liberty Township proposes to undertake the following actions to meet its fair share obligation.

A. Rehabilitation

Indigenous needs may be met through a number of activities, among which is rehabilitation.
Liberty Township proposes to continue its program to aid in rehabilitating single-family homes
owned and resided in by low and moderate-income households. The Township has rehabilitated
eleven homes under this program. This program is similar to programs operated by other
municipalities in Warren and Sussex County.

Applicants will be provided grants or low interest loans, depending on their income status. The
program will be operated by a part-time program manager appointed by the Township
Committee who will oversee the application process, the preparation of work estimates,
contractor qualifications, competitive bidding and administration.

Funding could come from several sources.

1. Grant programs operated by the New Jersey Department of Community Affairs
(DCA).
2. Adoption by Liberty Township of a program to assess development fees on new

residential and non-residential construction, as allowed for in NJAC 5:93-8.
These funds would be placed in a Liberty Township Housing Trust which could
be used for rehabilitation as well as other low and moderate-income housing
programs.

3. Monies designated in the regular budget of Liberty Township by the Township
Committee to be placed in the Housing Trust.

B. Conversion

Older large single-family dwellings located in the R-2 and R-3 zones may be approved for
conversion into two housing units, one of which shall be for low and moderate income housing if
they meet the following conditions.

1. Dwelling unit density shall not be increased by more than 150 percent above the
allowable density for single-family detached units in the applicable zone.

2. All bulk height and setback requirements shall be met after the conversion takes
place.
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The minimum size of a housing unit shall be 650 square feet.

4, Each housing unit, after conversion, shall have a living room, bedroom, full
kitchen, full bath and a separate entrance from the exterior.

5. The designated low and moderate-income unit shall have rental and tenancy
controls which meet the requirements of NJAC 5:93-9.

6. On site sewer and water facilities must be certified to be adequate to accept the
anticipated load.

7. Parking must be provided which meets the development codes of the Township.

8. The minimum size lot acceptable for conversion is 30,000 square feet.

C. Accessory Housing

Liberty Township has recently adopted a conditional use provision in the R-2 and R-3 residential
zones to allow an accessory apartment in a single-family house, or for a separate housing
(ECHO) unit on the same lot, for close relatives not able to live independently. If approved, the

accessory use is to be temporary and must be reconverted upon the discontinuance of the
tenancy.

It is recommended that the ordinance’s jurisdiction be extended to the MFD and R-4 zones with
the minimum size lot being 30,000 square feet or the minimum single family lot in the zone,
whichever is the greater.

D. Multi-Family Development (MFD) Zone

The MFD zone in Liberty Township allows for multi-family development and planned
residential development if the service infrastructure (central water and sewer, etc.) are available.
Otherwise, the permitted uses and lot sizes are those of the R-1 zone.

There is one area designated MFD. The area is located in the northeast quadrant of the

Township adjacent to the Mountain Lake area — the most densely developed area of Liberty
Township.

The MFD zone, along with the remainder of Liberty Township, is not designated in the Liberty

Township Wastewater Plan as a future area to be sewered. It is not likely, therefore, that this
property will be developed as a multifamily project in the foreseeable future.

E. Alternative Living
Liberty Township hosts Hulse and Rest Home, an assisted living facility of 23 residents; housed

in 12 bedrooms. All residents fall below the definition of low or moderate-income as
promulgated by COAH. This is a private facility which receives indirect government assistance
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[image: image24.png]as its residents receive SSI assistance.. The Township has made arrangements, to be
implemented upon COAH approval, to fund certain water and sanitary waste treatment repairs on
the property. The operator has agreed, also subject to COAH approval, to record a thirty year
deed restriction on the property and facility to guarantee that it will remain in operation and will
continue to serve income eligible residents during that time period. The thirty year period will
run from the date of COAH approval. Under this plan, the Township will be eligible for thirteen
credits, one of the bedrooms qualifying for rental credit.
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