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HOW TO USE THIS GUIDE
This guide to the Lower Merion Township Residential
Rehabilitation Program was designed to help you better
understand the Township’s participation in the Federal
Department of Housing and Urban Development’s
Community Development Block Grant (CDBG)
Program, the types of CDBG programs the Township
offers, and how residential revitalization can assist you
and your home. The guide is divided into several
sections for easy reference.

READ EACH SECTION CAREFULLY
Carefully reading each section will help you to
understand the Township's housing rehabilitation
programs and to familiarize you with each section for
future reference. As you read this guide, you may have
questions about certain programs. If you can’t find the
answers in the guide, please call the Community
Development staff.

INSPECT YOUR OWN HOME
The Rehabilitation Checklist section contains an easy
checklist to use to inspect your own property. This will
better prepare you for an actual property inspection,
and can guide you in deciding what rehabilitation work
you might wish to attempt yourself. The “notes” pages
at the back of the guide are designed to record the
progress of your rehabilitation and to keep track of the
names and numbers of individuals and organizations
who have assisted you.

REHABILITATION
Rehabilitation benefits your community by improving
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the appearance and safety of the neighborhood. Rehabilitation helps to preserve the housing stock and
maintain a supply of affordable housing. By correcting
code violations relating to health and safety considerations, safe and decent housing is maintained.
Rehabilitation improvements to properties using
CDBG funds must remedy conditions that present a
danger to the health and safety of the occupants of the
property. Building and Planning Department staff will
conduct an inspection of your property to identify
problems, code violations or conditions that may
present a danger to health and safety. Use of CDBG
funds are prioritized to first meet minimum housing
standards; second, to correct code violations; and
third, to perform energy-related and general property
improvements.
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THE HOUSING REHABILITATION PROGRAM
The main objective of the Township of Lower Merion’s
Housing Rehabilitation Program is to provide financial
and technical assistance to eligible homeowners for the
purpose of rehabilitating and improving residential, owner-occupied properties throughout the Township.
Through the U.S. Department of Housing and Urban
Development’s (HUD) Community Development Block
Grant (CDBG) funding, the program provides:
• A direct grant for lead abatement.
•

A declining balance deferred payment loan up to
$25,000, excluding lead abatement, secured by
a municipal lien. This loan declines daily at a rate
of 20% yearly and is reduced to a zero balance
by the end of the five year term, at which point
the lien is released.

•

A deferred payment loan in the amount
exceeding $25,000, excluding lead abatement,
will be permanent and secured by a municipal
lien.

This program is available to qualified low and moderateincome persons and families who own and occupy their
properties. The funds provided will be used to improve
and upgrade substandard dwelling units for the purpose
of providing an acceptable or standard living unit, to
increase accessibility for the disabled and to meet
lead-based paint compliance standards. The goal of
the program is to preserve affordable housing stock for
the benefit of residents and communities within the
Township.
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FINANCIAL ASSISTANCE
There is financial assistance available through the CDBG
housing rehabilitation program. The income limits and parameters of the program are established by HUD.
Applicants earning up to 80% of the area median income
may qualify for a forgivable deferred payment loan
(reducing grant) for all or part of the cost of repairs.
Two-family owner-occupied properties, whose owner’s
income is below 80% of the median income, may be
assisted, provided the second unit is rented to low income
tenants. The amount of the project (excluding costs
associated with lead abatement) that exceed $25,000 will
be secured by a municipal lien. If the applicant transfers title
to the property, the permanent lien balance will be returned
to the Township at the time of the transfer.

TO QUALIFY, AN APPLICANT MUST:
•

Own and occupy their home for at least one year
before applying for assistance

•

Be a citizen of the United States
Have no more than $55,000 in liquid assets unless
62 years old, then $75,000

•
•

Own no real estate except the dwelling/property in
which they live

•

Provide a copy of the most recent signed federal
income tax form
Provide proof of their gross annual income based on
current income as projected from the date of
application

•

•

Have no municipal, county, state or federal liens
against the property unless there is a payment plan
in place to pay off the lien(s).
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INCOME LIMITS
Annual income is based on the combined income of all
persons living in the owner-occupied unit who are over
18 years of age. Dependents who are full-time students
between the ages of 18 and 21 may be able to exclude
earnings based on educational costs. Gross annual
income includes all financial sources such as:
• Wages/salary
•

Pension

•

Unemployment compensation

•

Social Security Income

•

Supplemental Income

•

Interest earned from Bank Accounts

•

Public Assistance

•

Alimony/Child Support

•

Room and Board

•

Financial Aid

In order to qualify for financial assistance, your income
may not exceed the limits set forth as on the inside
back cover of this booklet.
Household size and income are determined by the
number of people living in the home for a period of one
year before the date of application.
If your property needs rehabilitation and you think you
qualify for assistance, please contact the Building and
Planning Department’s Community Development
Division to have your name placed in a queue. We will
process names in turn and contact you when your
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name comes to the top of the list, at which time you
may make application for assistance. Once your
application has been evaluated and eligibility has been
determined, we will inspect the home and determine
what rehabilitation is necessary. Income limits are
revised by HUD every spring, so don’t hesitate to call
with questions!

REHAB PROGRAM COMPONENTS
Owner-Occupied Single and Two-Family Dwellings with
income levels of up to 80% of the median qualify for the
Township’s CDBG Housing Rehabilitation program.
What are the loan amounts?
A household may qualify for up to $35,000 in qualified
rehabilitation costs. The Board of Commissioners may
approve higher amounts on a case by case basis.
What are the types of municipal liens applied?
At the conclusion of the rehabilitation work the
Township will secure the loan with a municipal lien or
liens on the property:
A five year reducing principal lien - A deferred
payment loan (conditional grant). The first $25,000
in qualified rehabilitation cost shall be secured by a
five-year municipal lien. Repayment is deferred for
five years and reduces by 20% a year. After five
years, the loan is forgiven and the lien is removed. If
within five years after the project is completed the
applicant sells or transfers the property or if the
property ceases to be the applicant’s principal
residence, the applicant must reimburse the
Township the remaining balance of the loan. Loan
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proceeds are re-used to help other low-income
occupants in the Township.
Permanent Lien - A deferred payment loan
permanent Lien. The amount of the project that
exceeds $25,000 shall be secured by a municipal
lien. If the applicant transfers title to the property, the
permanent lien balance shall be returned to the
Township at the time of transfer.

Emergency Program
This program provides financial assistance for
emergency rehabilitation work to families who have
household incomes at 80% or below the median income
and are owner-occupants of one and two-family
dwellings as defined by the Township’s zoning code.
The maximum grant or deferred payment loan amount is
$20,000. The type and terms of the assistance are
based on the income levels and housing types
described in the preceding sections.

ACCESSIBILITY MODIFICATIONS
When someone in the household requires modifications
to the home to increase their mobility and ability to
function in the home, perform activities of daily living or
prevent institutionalization, funds may be used to
provide adaptive modifications.
Eligible activities under this program may include,
but are not limited to, any of the following:
1. Adaptive modifications, such as ramps, lifts,
door widening, visual doorbells, audio phones, visual
phone signalers, etc. that improve the ability of a person
with disabilities to enter and exit the home.
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2. Adaptive modifications, such as widening
hallways, installing guide rails or handrails, lowering the
kitchen counters, enlarging bathrooms, adding grab
bars, a hand-held showerhead or lever faucets and
doorknobs that will facilitate activities of daily living.
3. Other adaptive modifications that will enable a
person with a disability to remain in the home.
The homeowner may request modifications as needed.
Modifications may be limited to those necessary to
assist a person with their disability, increase
accessibility to the home and perform daily living skills.
Some modifications, such as grab bars, can be
installed at the request of any homeowner and all homeowners, particularly elderly persons, are
encouraged to add grab bars around tubs and showers.

LEAD PAINT HAZARD REDUCTION
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ment of Housing and Urban Development.

Every homeowner receiving
funds through the
Township’s Housing Rehabilitation Program must comply with lead-base paint
hazard inspection and remediation requirements. When
federal funds are used to rehabilitate
residential
housing,
potential
lead-base paint conditions
must be
inspected and remediated based on
regulatory
requirements of the U.S. Depart-

A state-certified Lead Paint
Inspector and Risk
Assessor will inspect your
property for lead-base
paint hazards and
recommend methods to
correct these hazards. A
certified lead abatement
contractor will perform the
remediation work as approved by EPA and HUD.
The total cost required to
complete lead reduction
measure will be funded by
the Township’s
Residential Rehabilitation
Program in the form of a
grant.
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RELOCATION
In order to protect household members from possible lead
dust hazards, you and your family may be required to
relocate temporarily during the lead hazard control work.
Property occupants should relocate with family or friends
whenever possible. If you cannot relocate with family or
friends, the Township will provide a room in a local hotel.
The Building and Planning Department’s Community
Development Division staff will assist homeowners with
this process.

FREQUENTLY ASKED QUESTIONS (FAQs)
Question:

What is a deferred payment loan (DPL)?

Answer:

A DPL is money lent to rehabilitate a
property, the repayment of which is
postponed. The repayment of money spent
to rehabilitate the property is deferred for five
years and forgiven at a rate of 20% per year.
In other words, if you still own your property
at the end of five years, the full amount of the
loan is forgiven and the lien is removed.

Question:

Will a lien be placed on my property?

Answer:

Yes, the Township will place a lien on the
property to secure the loan. The lien will be
released at the end of the fifth year.

Question:

What is a permanent lien?

Answer:

The amount of the project that exceeds
$25,000 shall become a permanent lien that
stays with the property. This lien must be
paid back to the Township when the property
is transferred to a new owner.
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Question:

Who determines what work is needed?

Answer:

The Township’s Community Development
Inspector will conduct a property inspection
and advise you what work must be done to
meet minimum housing standards and correct
any code violations. You and the inspector will
decide how the work will be accomplished.
Priority is given to conditions that violate the
health and safety provisions of Township
Codes (i.e. roofing, plumbing/heating,
electrical, entrances and exits, etc.).

Question:

Who makes sure the work is done
properly?

Answer:

By using the Building Permit process, the
Township’s Building & Planning Department
and the Community Development Inspector
ensure that all work will be performed to the
requirements of the Lower Merion Township
Codes and HUD’s minimum housing
standards.

Question:

Is the work guaranteed?

Answer:

All work is guaranteed for the period of one
year, with the exception of certain types of
roofing, which is guaranteed for five years. All
applicable appliance and fixture warranties
are given to the homeowner by the
contractor at completion of the rehabilitation.

Question:

Who will do the work?

Answer:

The Building & Planning Department assists
you in obtaining sealed bids from reliable licensed contractors and awards the
contract to the lowest responsible bidder. If
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you know a contractor you would like to bid,
he/she may do so. The Building and
Planning Department furnishes a staff cost
estimate of the proposed work as a guide
with which to judge bids.
Question:

Can I choose my own contractors?

Answer:

Yes, as long as those contractors are
licensed and insured for work in Lower
Merion Township and have proven
capability to perform rehab work under
contractual obligations.

Question:

Can I be my own general contractor?

Answer:

No. The rehabilitation checklist section can
point out work that you can do yourself, but
work you do is not fundable by the CDBG
program.

Question:

What if $35,000 is not enough to bring
my home up to the standards?

Answer:

Then you must obtain the difference from
other sources or programs or from family
members. Hardship cases are judged on an
individual basis with some provisions for additional assistance especially for the disabled. If you do not have the funds, we will
pursue additional funds through the CDBG
program, subject to approval from the Board
of Commissioners.

Question:

Must I live at the property?

Answer:

Yes. To qualify for the program, you must
live at the property.
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Question:

May I involve trusted friends, family or
an attorney in verifying the legitimacy of
the deferred payment loan and/or a
permanent lien?

Answer:

We urge you, particularly if you live alone
or are retired, to have trusted friends, a
family member or your attorney call or meet
with Township staff to review the program
and documents.

Question:

Are there restrictions on the type of
exterior rehabilitation the CDBG
program provides?

Answer:

Many neighborhoods in Lower Merion are
eligible for inclusion in the National
Register of Historic Places. Whenever
federal funding is used, such as that
available through the CDBG program, the
Township must follow additional guidelines
with regard to what kind of exterior
rehabilitation is done. These guidelines are
designed to protect the historic character of
the neighborhoods and require that
deteriorated porches, windows, doors and
other exterior features be replaced with
similar or “in kind” materials.

OTHER AFFORDABLE HOUSING PROGRAMS
In addition to the owner-occupied rehabilitation programs, the Building and Planning Department’s Community
Development Division can refer owners to
several
programs designed to preserve a
safe and livable supply of affordable housing.
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REHABILITATION CHECKLIST
The purpose of the checklist is to help you to survey your
property and to locate problems before an inspection by
the Community Development Inspector. In preparing this
guide, we have attempted to list, in simplified form, the
major items that will be covered in an actual property
inspection. However, this is merely a guide and other
code requirements may be enforced. Every home is
unique. Some items on the checklist may not apply to
your home and can be skipped. The important thing is
that you inspect your home thoroughly. Place a check in
the box next to the item if it seems okay.
Plumbing:
Check the pipes for leaks. Make sure you check
plumbing on the inside and outside of the house.
Leaky pipes have rust or a whitish-greenish crust on
joints.
Check the pipes in the cellar or attic.
Check the fixtures for leaks; under sinks and around
the faucets and toilet base are common problem
areas. Check the laundry area.
Check faucets to be sure they do not drip.
The toilet should flush properly and should not run. A
running toilet wastes water and raises water bills.
Drains should drain rapidly without bubbling.
Water Heater:
Check for sediment in the tank. To test: wait 2 hours
after using any hot water and then draw a cup of
water from the tap at the base of the tank. If water appears cloudy or rusty, drain two gallons. Do this twice
a year. Be careful, this water may be very hot.
Is the temperature OK? If pipes make noise when using hot water, it may be because the water is too hot.
Set temperature at no more than 110°.
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Heating System:
Are you using more fuel or energy than usual? Check
your receipts for the last few years.
Can you smell fumes?
Heating registers should not be clogged with dust.
Vacuum registers before the start of the heating
season and once a month during the season. Have
your furnace serviced every summer.
Does the flue (exhaust) from the heater to the wall in
the basement, show any signs of decay or rusting?
Keep flammable materials (bedspreads, drapes,
paper, etc.) away from heaters.
Some warm air furnaces have filters that need to be
changed every three months during the heating
season.
Are radiators bled annually?
Electrical System:
Is your house wired to meet today’s electrical needs?
Do you regularly blow fuses? Are the fuses the right
size? Check the amperage number on the fuse box. It
should match the required number on the fuse.
Do the lights flicker or dim when appliances are
switched on?
Are there enough outlets and are they conveniently
located? Do you have to use extension cords?
Are kitchen and bathroom outlets ground fault
protected?
Are there two outlets per room plus ceiling or wall
light fixtures?
Do all switches and outlets have protective covers?
Are extension cords used sparingly and safely?
Extension cords should not exceed 12 feet in length
and should be changed after 2 years or when they
show signs of wear.
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Extension cords may not
be secured in any way (for
example, stapled to floor
or baseboards).
Appliances with heavy duty cords need heavy duty
extension cords.
Foundation or Exterior
Basement Walls:
Look for signs of settling.
Does the house appear
level on its foundation?
Does the porch look level,
or has it started to lean or
pull away from the house?
Is the chimney standing straight on its foundation, or
does it appear to be leaning?
Check for settlement cracks. Do cracks get bigger or
new cracks appear over time?
Water should be channeled away from the
foundation. Downspouts should curve away and
water should empty onto splash blocks.
Basement window wells should not collect water. The
bottom should be covered with 2 inches of gravel for
drainage.
Foundation mortar should not crumble; no gaps should
be in it.
Check the amount of soot that has built up on the inside
of chimney and clean flue annually.
Check the flue lining. It should not be cracked or broken. Keep flue free of debris.
Siding and Trim:
Siding should fit tightly to the house without gaps. Swelling, warping, or buckling may mean moisture is getting
in.
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Check the flashing for rust, decay and a tight fit.
Look for insect damage, especially in siding closest
to the ground.
Check the north side of the house. Maintenance is
required if the paint is chipped, cracked or weathered
away.

Windows and Doors:
Glass should fit tightly in sash with no cracked or
broken panes. Putty should be intact with no gaps.
Check the wood portions of the window for decay.
Test for drafts by holding a lighted candle up to the
window.
For security, windows and entry doors should have
locks.
For ventilation and escape from fire, all windows in
every room must open.
Window ropes should not be broken.
Exterior doors should be weather tight. Can you see
daylight around or under the door?
Exterior caulking around door and window frames
should be weather tight, without gaps or checks.
Roof and Porches:
Check for signs of decay on steps, porch flooring,
railings or supports.
A railing is required when there are 3 or more steps
or the grade change is 30” or more.
For security and safety there should be a porch light.
Roof deterioration often shows up first on the
underside of the over-hang. Look for stains and decay, especially on rafter ends.
If the house has enclosed eaves they should be ventilated.
Gutters should not be loose or clogged with debris
and should slope toward the downspout. Annual
cleaning is required.
Roof surface should be20
free of moss.

A build-up roof (sometimes called “poured, hot or
tar”) should not have bubbles, cracks, brittleness or
soft spots.
Joints around chimneys, dormers, plumbing vents
and roof valleys should be tight, no cracks.
Basement:
Check plumbing for leaks.
Check wiring. There should be no bare or dangling
wires.
There should be adequate lighting.
Know where your electric service panel is.
Know where the water and gas services enter your
house.
Are there cracks in the walls or floor that could let
in water?
Are the windows watertight?
Do you have a dirt basement floor? If so, and if the
floor is damp, concrete or a sump pump might be
the answer.
Interior Surfaces:
Floors should appear flat and level.
Walls and ceilings should not have open cracks.
Some hairline cracks are OK, but watch for an
increase in size and number.
Are floor supports sturdy? The floor should not
spring as you walk across it.
Check walls and ceilings for water stains, soft or
mildew areas, peeling paint or loose wallpaper.
Trim, molding and baseboards should fit tightly to
wall and not be warped.
Kitchen:
Joints between the walls, splashboard and
countertop should be tight without buckling or separation.
Floor should not be cracked
or have holes and
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must be watertight. Sealer around the sink should
not be loose or cracked.
Check plumbing under sink for leaks and shut off
valves. Cooking grease should not be left near
heat or flame. Is there counter space near the
stove?
Clean grease from ventilation fan filter and housing
frequently.
Stairways:
Is there a handrail on the stairs? Is there a light
and light switch at both the top and bottom of the
staircase?
The steps, supports and railing should be sturdy
and free of decay.
The top of a stairway is the best place to put a
smoke alarm.
Bathroom:
A ventilation fan or an opening window is required
in each bathroom.
Every bathroom is required to contain a tub or
shower, a toilet and a lavatory basin.
Every bathroom shall have one electric ceiling or
wall light fixture and one GFCI-protected
convenience receptacle.
Check all caulking around tub, shower, toilet and
sink, there should be no gaps or shrinkage.
Check joints in the floor covering. They should be
tight without buckling or separating and the floor
covering should be impervious to water.
Ceramic tiles should be firmly in place and not
cracked or broken.
Grouting should be intact between tiles.
Surfaces should be water resistant.
Check under sink and behind tub for plumbing
leaks.
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Accessibility Modification:
Do you require a ramp to access your home?
Are grab bars needed in your bathroom(s)?
Do you require any other modifications to increase
your mobility and enable you to function in your
home?

DIRECTORY
Township Services
For questions about CDBG programs, applications or
the actual rehabilitation construction:
Housing Rehabilitation

610-645-6118

CDBG programs or applications

610-645-6271

Questions regarding building or zoning code or
citations:
Housing Officer

610-645-6171

Township of Lower Merion

610-649-4000

Lower Merion Police

610-649-1000

Social Services
There are several organizations which provide services to the elderly, youth, disabled or low-income
Township residents:
Ardmore Housing for the Elderly

610-649-8761

ElderNet of Lower Merion-Narberth

610-525-0706

Fair Housing Council of Suburban PA

267-419-8918

Low Income Heat Program

866-857-7095
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Lower Merion Affordable Housing Corp

610-525-3121

Montgomery County Housing Authority

610-275-5720

Montgomery County Community Action

610-277-6363

Home Purchase Programs
Call the Community Development Division regarding this
program for assistance to home ownership
610-645-6271
Genesis Housing Corporation

610-275-4357

Montgomery County Community Development
610-278-3540
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HUD INCOME LIMITS
2018
Household

0—30%

31—50%

51—80%

1 Person

$18,350

$30,600

$48,950

2 Person

$21,000

$35,000

$55,950

3 Person

$23,600

$39,350

$62,950

4 Person

$26,200

$43,700

$69,900

5 Person

$29,420

$47,200

$75,500

6 Person

$33,740

$50,700

$81,100

7 Person

$38,060

$54,200

$86,700

8 Person

$42,380

$57,700

$92,300
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