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Executive Summary  

ES-05 Executive Summary - 24 CFR 91.200(c), 91.220(b) 

1. Introduction 

As a recipient of Community Development Block Grant (CDBG) funding from the U.S. Department of 

Housing and Urban Development (HUD), Lower Merion Township is required to prepare a Five-Year 

Consolidated Plan that assesses needs within its jurisdiction and spells out how it plans to use HUD 

resources to address those needs. This Five-Year Consolidated Plan covers program years 2020 through 

2024, a period beginning on July 1, 2020 and ending on June 30, 2025. 

The CDBG program has as its primary purpose the provision of decent housing, suitable living 

environments and economic opportunity to the most vulnerable populations, including low-moderate 

income households, seniors, disabled adults, domestic violence victims and the homeless. Lower Merion 
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Township is scheduled to receive $1,017,728 in CDBG funds for Program Year 2020 (July 1, 2020 through 

June 30, 2021). 

In assessing community needs within the Township, Lower Merion assessed a wide variety of available 

data, consulted with agencies and organizations from the public and private sectors engaged in front-

line provision of services and facilities to eligible populations. Based on the needs so identified, the 

Township has developed both a Five-Year Consolidated Plan and, within it, an Annual Action Plan for 

2020 that directs HUD resources to effectively assisting Township residents. 

Though HUD program funding is not guaranteed from year to year and does, in fact, fluctuate annually, 

Lower Merion Township and all other grantees are required to set out a plan for the entire five-year 

period. This plan is based on an assumption of relatively level funding for years 2 through 5. 

Adjustments will be made with each Annual Action Plan for those subsequent years, but the priorities 

established in this Consolidated Plan will continue to guide decisions going forward. 

2. Summary of the objectives and outcomes identified in the Plan Needs Assessment 

Overview 

Objectives and outcomes for the five years covered by this Consolidated Plan are delineated in the 

Strategic Plan Section and will be based on community needs that were identified by reviewing available 

data, listening to front-line providers and residents and weighing staff experience and available 

resources, Lower Merion Township has concluded that the following needs exist within the jurisdiction 

to an extent that an effective Community Development program, backed by HUD resources, can have a 

meaningful impact: 

 Affordable housing - residential rehab is needed along with information and advocacy around 

housing fairness issues; 

 Public facilities and infrastructure – senior and community centers as well as non-profit 

facilities  that serve low-mod populations along with the removal of architectural barriers to 

accessibility; 

 Public services - needs include senior activities and transportation, youth recreation and 

educational programming and support for domestic violence victims; 

 Economic development - job creation, retention and workforce training are among the needs 

with resources other than CDBG providing most of the support; 

 Special Needs services - wide range of services provided to those with special needs, including 

the elderly, mentally and physically handicapped, victims of domestic violence and veterans.   

3. Evaluation of past performance 

Lower Merion Township’s past performance is excellent. The program regularly meets all timeliness 

tests. As documented in its annual filing of the program's Comprehensive Annual Performance and 
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Evaluation Report (CAPER), all activities receiving CDBG funds are eligible to do so and regularly meet or 

exceed anticipated levels of service. 

A track record of success will continue to be an important component of sub-recipient selection as 

Lower Merion Township moves through the five years covered by this Consolidated Plan. 

4. Summary of citizen participation process and consultation process 

Lower Merion Township held two public hearings for the preparation of this Consolidated Plan. 

Township residents as well as organizations and agencies who serve them participated in these hearings 

and provided valuable insight into the needs and resources in the Township. 

In addition to the hearings, organizations and individuals from a broad array of the Township's structure 

contributed to this plan in various ways. 

 Individual conversations were held with various stakeholders who were unable to attend a 

public hearing. 

 An on-line survey was made available to residents and organizations. 

 Lower Merion Township maintains ongoing relationships with its municipal, agency and 

community-based partners through ongoing dialogues, application processes, formal meetings 

and less formal settings. This frequent interaction with the varied components of the Township 

allows the Township to complete both big picture, long-term planning and to assist in day-to-

day implementation of those plans. 

 The Lower Merion Township Comprehensive Plan was adopted in early 2016 as a 10- to 20-year 

blueprint for land use, services and redevelopment of the Township. The Comprehensive Plan 

served as another source of guidance for the use of CDBG funds over the next five years. 

 Lower Merion joined with Montgomery County and the Montgomery County Housing Authority 

to complete a new Analysis of Impediments to Fair Housing Choice in early 2020. That Analysis, 

along with the Township’s ongoing familiarity with Montgomery County’s Community 

Development efforts, helped shape this Consolidated Plan.   

The Consolidated Plan and Annual Action Plan were made available for a 30-day public review period 

prior to submission to HUD. 

5. Summary of public comments 

A consensus of input by various means from front-line providers and residents indicated the following 

relevant needs in the community: 

 Affordable housing - residential rehab is needed along with information and advocacy around 

housing fairness issues; 
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 Public facilities and infrastructure – senior and community centers as well as non-profit 

facilities  that serve low-mod populations along with the removal of architectural barriers to 

accessibility; 

 Public services - needs include senior activities and transportation, youth recreation and 

educational programming and support for domestic violence victims; 

 Economic development - job creation, retention and workforce training are among the needs 

with resources other than CDBG providing most of the support; 

 Special Needs services - wide range of services provided to those with special needs, including 

the elderly, mentally and physically handicapped, victims of domestic violence and veterans.   

6. Summary of comments or views not accepted and the reasons for not accepting them 

All comments or views were accepted. 

7. Summary 

Lower Merion Township's Community Development Program is confident that by listening to its 

community, it has developed a Five-Year Consolidated Plan that fairly and effectively directs CDBG 

resources in a way that will most benefit Township residents.  

Fueled by front-line experience and real world practicality, the process of developing this Consolidated 

Plan resulted in turning a community wish list into a realistic to-do list that will help thousands of 

Township residents meet the challenges of modern life.  
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The Process 

PR-05 Lead & Responsible Agencies 24 CFR 91.200(b) 

1. Describe agency/entity responsible for preparing the Consolidated Plan and those 

responsible for administration of each grant program and funding source 

The following are the agencies/entities responsible for preparing the Consolidated Plan and 

those responsible for administration of each grant program and funding source. 

Agency Role Name Department/Agency 

   

CDBG Administrator LOWER MERION TOWNSHIP Department of Building and 

Planning 

Table 1 – Responsible Agencies 

 
Narrative 

 

Consolidated Plan Public Contact Information 

Emily Crane 

Community Development Technician 

Building & Planning Department 

Lower Merion Township 

  

Phone 610-645-6118 

75 E. Lancaster Avenue 

Ardmore PA 19003 

ecrane@lowermerion.org 
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PR-10 Consultation – 91.100, 91.110, 91.200(b), 91.300(b), 91.215(I) and 

91.315(I) 

1. Introduction 

Lower Merion Township held two public hearings for the preparation of this Consolidated Plan. 

Township residents as well as organizations and agencies who serve them participated in these hearings 

and provided valuable insight into the needs and resources in the Township. 

In addition to the hearings, organizations and individuals from a broad array of the Township's structure 

contributed to this plan in various ways. 

 Individual conversations were held with various stakeholders who were unable to attend a 

public hearing. 

 An on-line survey was made available to residents and organizations. 

 Lower Merion Township maintains ongoing relationships with its municipal, agency and 

community-based partners through ongoing dialogues, application processes, formal meetings 

and less formal settings. This frequent interaction with the varied components of the Township 

allows the Township to complete both big picture, long-term planning and to assist in day-to-

day implementation of those plans. 

 The Lower Merion Township Comprehensive Plan was adopted in early 2016 as a 10- to 20-year 

blueprint for land use, services and redevelopment of the Township. The Comprehensive Plan 

served as another source of guidance for the use of CDBG funds over the next five years. 

 Lower Merion joined with Montgomery County and the Montgomery County Housing Authority 

to complete a new Analysis of Impediments to Fair Housing Choice in early 2020. That Analysis, 

along with the Township’s ongoing familiarity with Montgomery County’s Community 

Development efforts, helped shape this Consolidated Plan.   

Provide a concise summary of the jurisdiction’s activities to enhance coordination between 

public and assisted housing providers and private and governmental health, mental health 

and service agencies (91.215(I)). 

Housing providers, public and private, as well as health, mental health and service agencies were all 

invited to help shape this plan. Input from stakeholders provided at public hearings and through 

responses to the on-line survey were shared with other stakeholders, as appropriate, as a way to share 

perspectives and find commonality. 

As an ongoing partner to many of these entities, the Township regularly acts as a conduit between these 

groups, not just when a five-year plan or even annual planning is being done, but as opportunities arise 

in the course of implementing the Community Development program. 
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Describe coordination with the Continuum of Care and efforts to address the needs of 

homeless persons (particularly chronically homeless individuals and families, families with 

children, veterans, and unaccompanied youth) and persons at risk of homelessness 

Homelessness issues and coordination with the Regional Homeless Advisory Board is administered 

through the Montgomery County Office of Housing and Community Development. Lower Merion 

Township is a participant in the Montgomery County HOME Investment Partnership Program and 

Emergency Solutions Grant funds that provide services to the homeless are administered through 

Montgomery County Community Development and the “Your Way Home” program. 

Each year, a Point-in-Time Count is made of the persons residing in shelter and transitional housing 

facilities and living unsheltered in each county. No data is collected specific to Lower Merion. 

Describe consultation with the Continuum(s) of Care that serves the jurisdiction's area in 

determining how to allocate ESG funds, develop performance standards and evaluate 

outcomes, and develop funding, policies and procedures for the administration of HMIS 

The Lower Merion Community Development staff has a good working relationship with the Montgomery 

County Office of Housing and Community Development which administers the ESG funds throughout the 

County. Montgomery County, through the “Your Way Home” program, develops the county plan meant 

to organize and deliver housing and services to meet the specific needs of people who are homeless as 

they move to stable housing and maximum self-sufficiency. 

2. Describe Agencies, groups, organizations and others who participated in the process 

and describe the jurisdictions consultations with housing, social service agencies and other 

entities 
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Table 2 – Agencies, groups, organizations who participated 

1 Agency/Group/Organization Lower Merion Community Development 

Agency/Group/Organization Type Housing 

Services - Housing 

Services-Children 

Services-Elderly Persons 

Services-Persons with Disabilities 

Services-homeless 

Services-Health 

Service-Fair Housing 

Other government - Local 

Grantee Department 

What section of the Plan was addressed 

by Consultation? 

Housing Need Assessment 

Economic Development 

Anti-poverty Strategy 

Public services 

How was the 

Agency/Group/Organization consulted 

and what are the anticipated outcomes 

of the consultation or areas for 

improved coordination? 

Organization coordinated public hearings and needs 

discussions with Township Departments and local 

affordable housing and social service providers. 

2 Agency/Group/Organization Montgomery County Housing Authority 

Agency/Group/Organization Type PHA 

Other government - County 

Regional organization 

What section of the Plan was addressed 

by Consultation? 

Public Housing Needs 

How was the 

Agency/Group/Organization consulted 

and what are the anticipated outcomes 

of the consultation or areas for 

improved coordination? 

Worked with organization on Countywide Analysis of 

Impediments to Fair Housing Choice. All questions 

related to public housing were answered with input 

from the Montgomery County Housing Authority. 

3 Agency/Group/Organization Ardmore Initiative 

Agency/Group/Organization Type Services-Employment 

Business Leaders 

What section of the Plan was addressed 

by Consultation? 

Economic Development 
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How was the 

Agency/Group/Organization consulted 

and what are the anticipated outcomes 

of the consultation or areas for 

improved coordination? 

Ardmore Initiative, a long-time partner with the 

Township in the development and implementation 

of a Business Assistance Program to create new 

employment opportunities for low and moderate 

income persons, was consulted directly on issues 

related to economic development in the Ardmore 

section of the Township. Lower Merion Community 

Development continues to support Ardmore 

Initiative's efforts to assist business that create new 

jobs for low and moderate income persons. 

4 Agency/Group/Organization ElderNet 

Agency/Group/Organization Type Services - Housing 

Services-Elderly Persons 

Services-Persons with Disabilities 

Services-Persons with HIV/AIDS 

Services-homeless 

Services-Health 

Neighborhood Organization 

What section of the Plan was addressed 

by Consultation? 

Non-Homeless Special Needs 

Anti-poverty Strategy 

Public services 

How was the 

Agency/Group/Organization consulted 

and what are the anticipated outcomes 

of the consultation or areas for 

improved coordination? 

ElderNet of Lower Merion and Narberth, having 

been in partnership with the Township for many 

years in the provision of services to the elderly, 

mentally and physically challenged and the 

homeless, was consulted directly on issues related to 

social services throughout Lower Merion. Lower 

Merion Community Development continues to 

support ElderNet through funding for their senior 

and disabled Driver Escort Program and their Care 

Management Coordinator to meet the needs of the 

special needs population. 

5 Agency/Group/Organization New Horizons Senior Center 

Agency/Group/Organization Type Services-Elderly Persons 

Services-Persons with Disabilities 

Services-Health 

Services-Education 

What section of the Plan was addressed 

by Consultation? 

Non-Homeless Special Needs 

Public services 
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How was the 

Agency/Group/Organization consulted 

and what are the anticipated outcomes 

of the consultation or areas for 

improved coordination? 

The Township maintains an ongoing relationship 

with dozens of other municipalities, government 

agencies, school districts and community service 

organizations via e-mail, conference calls, face-to-

face meetings, and conferences. Additionally, this 

organization submitted an application for CDBG 

funding, which included a discussion of community 

needs. 

6 Agency/Group/Organization Lower Merion Department of Parks & Recreation 

Agency/Group/Organization Type Services-Children 

Services-Elderly Persons 

Services-Health 

Services-Education 

Other government - Local 

Grantee Department 

What section of the Plan was addressed 

by Consultation? 

Non-Homeless Special Needs 

Public services 

How was the 

Agency/Group/Organization consulted 

and what are the anticipated outcomes 

of the consultation or areas for 

improved coordination? 

The Township maintains an ongoing relationship 

with dozens of other municipalities, government 

agencies, school districts and community service 

organizations via e-mail, conference calls, face-to-

face meetings, and conferences. Additionally, this 

organization is a Township department that 

submitted an application for CDBG funding, which 

included a discussion of community needs. 

7 Agency/Group/Organization LOWER MERION AFFORDABLE HOUSING 

CORPORATION 

Agency/Group/Organization Type Housing 

Services - Housing 

Service-Fair Housing 

What section of the Plan was addressed 

by Consultation? 

Housing Need Assessment 
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How was the 

Agency/Group/Organization consulted 

and what are the anticipated outcomes 

of the consultation or areas for 

improved coordination? 

The Township maintains an ongoing relationship 

with dozens of other municipalities, government 

agencies, school districts and community service 

organizations via e-mail, conference calls, face-to-

face meetings, and conferences. Additionally, this 

organization submitted an application for CDBG 

funding, which included a discussion of community 

needs. 

8 Agency/Group/Organization PALM-Positive Aging in Lower Merion 

Agency/Group/Organization Type Services-Elderly Persons 

Services-Persons with Disabilities 

Services-Health 

Services-Education 

What section of the Plan was addressed 

by Consultation? 

Non-Homeless Special Needs 

Public services 

How was the 

Agency/Group/Organization consulted 

and what are the anticipated outcomes 

of the consultation or areas for 

improved coordination? 

The Township maintains an ongoing relationship 

with dozens of other municipalities, government 

agencies, school districts and community service 

organizations via e-mail, conference calls, face-to-

face meetings, and conferences. Additionally, this 

organization submitted an application for CDBG 

funding, which included a discussion of community 

needs. 
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9 Agency/Group/Organization Montgomery County 

Agency/Group/Organization Type Housing 

Services - Housing 

Services-Children 

Services-Elderly Persons 

Services-Persons with Disabilities 

Services-Persons with HIV/AIDS 

Services-Victims of Domestic Violence 

Services-homeless 

Services-Health 

Services-Education 

Services-Employment 

Services - Victims 

Health Agency 

Child Welfare Agency 

Agency - Emergency Management 

Publicly Funded Institution/System of Care 

Other government - County 

Regional organization 

Planning organization 

What section of the Plan was addressed 

by Consultation? 

Housing Need Assessment 

Lead-based Paint Strategy 

Non-Homeless Special Needs 

Economic Development 

Anti-poverty Strategy 

Public services 

How was the 

Agency/Group/Organization consulted 

and what are the anticipated outcomes 

of the consultation or areas for 

improved coordination? 

The Township maintains an ongoing relationship 

with dozens of other municipalities, government 

agencies, school districts and community service 

organizations via e-mail, conference calls, face-to-

face meetings, and conferences. One of the 

Township's most important partners in terms of 

assessing and meeting community needs is 

Montgomery County, a large HUD grantee that 

provides many services in Lower Merion Township 

and with whom service coordination is essential and 

ongoing. 
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10 Agency/Group/Organization WOMEN'S CENTER OF MONTGOMERY COUNTY 

Agency/Group/Organization Type Services - Housing 

Services-Victims of Domestic Violence 

Services-homeless 

Services-Health 

Services-Education 

Services-Employment 

Services - Victims 

Child Welfare Agency 

Regional organization 

What section of the Plan was addressed 

by Consultation? 

Homeless Needs - Families with children 

Non-Homeless Special Needs 

Public services 

How was the 

Agency/Group/Organization consulted 

and what are the anticipated outcomes 

of the consultation or areas for 

improved coordination? 

The Township maintains an ongoing relationship 

with dozens of other municipalities, government 

agencies, school districts and community service 

organizations via e-mail, conference calls, face-to-

face meetings, and conferences. Additionally, this 

organization submitted an application for CDBG 

funding, which included a discussion of community 

needs. 

11 Agency/Group/Organization ARDMORE HOUSING FOR THE ELDERLY, INC. 

Agency/Group/Organization Type Housing 

Services-Elderly Persons 

Services-Persons with Disabilities 

What section of the Plan was addressed 

by Consultation? 

Housing Need Assessment 

How was the 

Agency/Group/Organization consulted 

and what are the anticipated outcomes 

of the consultation or areas for 

improved coordination? 

The Township maintains an ongoing relationship 

with dozens of other municipalities, government 

agencies, school districts and community service 

organizations via e-mail, conference calls, face-to-

face meetings, and conferences. Additionally, this 

organization submitted an application for CDBG 

funding, which included a discussion of community 

needs. 

12 Agency/Group/Organization Center for Creative Works 

Agency/Group/Organization Type Services-Persons with Disabilities 
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What section of the Plan was addressed 

by Consultation? 

Non-Homeless Special Needs 

How was the 

Agency/Group/Organization consulted 

and what are the anticipated outcomes 

of the consultation or areas for 

improved coordination? 

The Township maintains an ongoing relationship 

with dozens of other municipalities, government 

agencies, school districts and community service 

organizations via e-mail, conference calls, face-to-

face meetings, and conferences. Additionally, this 

organization submitted an application for CDBG 

funding, which included a discussion of community 

needs. 

 

Identify any Agency Types not consulted and provide rationale for not consulting 

Lower Merion Township consulted with all appropriate agency types operating in the Township as well 

as others operating on a regional basis and potentiaally serving Township residents. 

 

Other local/regional/state/federal planning efforts considered when preparing the Plan 

Name of Plan Lead Organization How do the goals of your 
Strategic Plan overlap with the 

goals of each plan? 

Continuum of 

Care 

Lower 

Merion/Norristown/Abbington/Montgomery 

County Continuum of Care 

By recognizing the 

community's need to support 

homeless services and shelter 

and channeling resources to 

those efforts as possible. 

Lower Merion 

Township 

Comprehensive 

Plan 

Lower Merion Township By identifying needs pointed 

out in the Comprehensive Plan 

and directing CDBG resources 

there as available and 

appropriate. 

2020 Regional 

Analysis of 

Impediments 

Montgomery County Lower Merion joined 

Montgomery County and the 

Montgomery County Housing 

Authority to complete a new 

Analysis of Impediments to Fair 

Housing Choice. Results of that 

Analysis helped guide this 

Consolidated Plan. 
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Table 3 – Other local / regional / federal planning efforts 

Describe cooperation and coordination with other public entities, including the State and any 

adjacent units of general local government, in the implementation of the Consolidated Plan 

(91.215(l)) 

To maximize the impact of Township CDBG funding, Lower Merion Township works with Montgomery 

County and the Montgomery County Housing Authority not only during the planning process, but on an 

ongoing basis to ensure that efforts of each work in a complementary manner with the efforts of the 

others. Through formal meetings and informal conversations, these three entities maintain an ongoing, 

mutually supportive relationship. 

Narrative (optional): 

Lower Merion Township is grateful to the various entities that provided input into this Consolidated 

Plan. Their perspectives, information and insight helped the Township craft a plan, we believe, that 

focuses HUD resources in an efficient and effective manner that will improve the quality of life for the 

residents the CDBG program exists to help. 
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PR-15 Citizen Participation – 91.105, 91.115, 91.200(c) and 91.300(c) 

1. Summary of citizen participation process/Efforts made to broaden citizen participation 
Summarize citizen participation process and how it impacted goal-setting 
 

Through two public hearings, an on-line survey and an ongoing relationship with many, Lower Merion Township cast a wide net for information, 

experiences and opinions in identifying a wide range of community needs and advice on appropriate ways to address them. Government 

agencies and front-line practitioners, non-profit service providers, housing developers, residents and more contributed to an assessment of 

needs and a consensus of resources available.  

All of this input helped shape the goals incorporated in this five-year plan by pointing out the needs, focusing the resources and providing useful 

direction on the fair, effective use of CDBG funds in achieving those goals.  

 

 

Citizen Participation Outreach 

Sort Order Mode of Outreach Target of Outreach Summary of  
response/attendance 

Summary of  
comments received 

Summary of comments 
not accepted 
and reasons 

URL (If 
applicable) 

1 Public Hearing Non-

targeted/broad 

community 

Held Feb. 12, 2020, 

this public hearing 

was to obtain input 

on community needs. 

It was attended by XX 

??????? All comments were 

accepted. 
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Sort Order Mode of Outreach Target of Outreach Summary of  
response/attendance 

Summary of  
comments received 

Summary of comments 
not accepted 
and reasons 

URL (If 
applicable) 

2 Public Hearing Non-

targeted/broad 

community 

Held July 15, 2020, 

this public hearing is 

to obtain input on 

the draft 

Consolidated Plan 

and 2020 Annual 

Action Plan. It was 

attended by XX 

??????? All comments were 

accepted. 

  

3 Internet Outreach Non-

targeted/broad 

community 

An on-line survey 

regarding community 

needs was made 

available from ????? 

to ?????. XX people 

responded. 

???????? All comments were 

accepted. 

  

Table 4 – Citizen Participation Outreach 
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Needs Assessment 

NA-05 Overview 

Needs Assessment Overview 

By reviewing available data, listening to front-line providers and residents and weighing staff experience 

and available resources, Lower Merion Township has concluded that the following needs exist within the 

jurisdiction to an extent that an effective Community Development program, backed by HUD resources, 

can have a meaningful impact: 

 Affordable housing - residential rehab is needed along with information and advocacy around 

housing fairness issues; 

 Public facilities and infrastructure – senior and community centers as well as non-profit 

facilities  that serve low-mod populations along with the removal of architectural barriers to 

accessibility; 

 Public services - needs include senior activities and transportation, youth recreation and 

educational programming and support for domestic violence victims; 

 Economic development - job creation, retention and workforce training are among the needs 

with resources other than CDBG providing most of the support; 

 Special Needs services - wide range of services provided to those with special needs, including 

the elderly, mentally and physically handicapped, victims of domestic violence and veterans.   
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NA-10 Housing Needs Assessment - 24 CFR 91.205 (a,b,c) 

Summary of Housing Needs 

Cost burden is the single most prevalent housing problem in Lower Merion Township. Nearly 2,900 

households with incomes of 100% or less of Area Median Income  – have housing costs in excess of 50% 

of their incomes. Additionally, almost 1,700 more such households have housing costs in excess of 30% 

of their incomes. There are also approximately 2,000 households with incomes above 100% of Area 

Median that are cost burdened to some extent (per 2011-2015 CHAS data included in Section NA-25).  

Combined, that means nearly one in three households in the Township spends at least 30% of their 

income on housing costs. 

While data in this section indicates that there are very few housing units that are sub-standard in terms 

of having incomplete kitchen or plumbing facilities, other indicators, including age of housing stock, 

community input and staff experience all point to an ongoing need for residential rehabilitation 

assistance. Demand continues for improvements to roofs, windows, HVAC and other items not covered 

by simply measuring the existence of a complete kitchen or bathroom. 

Demographics Base Year:  2009 Most Recent Year:  2015 % Change 

Population 57,825 58,185 1% 

Households 22,500 22,475 -0% 

Median Income $112,100.00 $118,704.00 6% 

Table 5 - Housing Needs Assessment Demographics 

 
Data Source: 2005-2009 ACS (Base Year), 2011-2015 ACS (Most Recent Year) 

 

Number of Households Table 

 0-30% 
HAMFI 

>30-50% 
HAMFI 

>50-80% 
HAMFI 

>80-100% 
HAMFI 

>100% 
HAMFI 

Total Households 1,650 1,345 2,160 1,470 15,850 

Small Family Households 190 200 595 435 7,555 

Large Family Households 40 40 100 90 1,260 

Household contains at least one 

person 62-74 years of age 405 284 463 404 4,158 

Household contains at least one 

person age 75 or older 395 570 574 355 1,694 

Households with one or more 

children 6 years old or younger 43 84 264 183 1,335 

Table 6 - Total Households Table 
Data 
Source: 

2011-2015 CHAS 
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Housing Needs Summary Tables 

1. Housing Problems (Households with one of the listed needs) 

 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Substandard 

Housing - 

Lacking 

complete 

plumbing or 

kitchen 

facilities 35 0 0 0 35 0 0 0 0 0 

Severely 

Overcrowded - 

With >1.51 

people per 

room (and 

complete 

kitchen and 

plumbing) 0 0 15 0 15 0 0 0 0 0 

Overcrowded - 

With 1.01-1.5 

people per 

room (and 

none of the 

above 

problems) 10 60 10 15 95 0 10 4 0 14 

Housing cost 

burden greater 

than 50% of 

income (and 

none of the 

above 

problems) 720 340 185 40 1,285 525 434 520 105 1,584 
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 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

Housing cost 

burden greater 

than 30% of 

income (and 

none of the 

above 

problems) 15 95 540 125 775 25 150 355 379 909 

Zero/negative 

Income (and 

none of the 

above 

problems) 95 0 0 0 95 94 0 0 0 94 

Table 7 – Housing Problems Table 
Data 
Source: 

2011-2015 CHAS 

 

2. Housing Problems 2 (Households with one or more Severe Housing Problems: Lacks kitchen 

or complete plumbing, severe overcrowding, severe cost burden) 

 Renter Owner 

0-
30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 0-
30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Having 1 or more of 

four housing problems 770 400 210 55 1,435 525 444 525 105 1,599 

Having none of four 

housing problems 105 210 745 410 1,470 65 290 685 915 1,955 

Household has 

negative income, but 

none of the other 

housing problems 95 0 0 0 95 94 0 0 0 94 

Table 8 – Housing Problems 2 
Data 
Source: 

2011-2015 CHAS 
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3. Cost Burden > 30% 

 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Small Related 80 40 295 415 79 64 164 307 

Large Related 10 10 25 45 25 10 55 90 

Elderly 259 173 253 685 349 462 478 1,289 

Other 425 210 150 785 100 54 173 327 

Total need by 

income 

774 433 723 1,930 553 590 870 2,013 

Table 9 – Cost Burden > 30% 
Data 
Source: 

2011-2015 CHAS 

 

4. Cost Burden > 50% 

 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Small Related 80 30 10 120 69 54 135 258 

Large Related 10 10 0 20 25 10 15 50 

Elderly 255 159 133 547 339 339 293 971 

Other 385 140 40 565 90 40 69 199 

Total need by 

income 

730 339 183 1,252 523 443 512 1,478 

Table 10 – Cost Burden > 50% 
Data 
Source: 

2011-2015 CHAS 

 

5. Crowding (More than one person per room) 

 Renter Owner 

0-
30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 0-
30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Single family 

households 10 60 10 15 95 0 10 0 0 10 
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 Renter Owner 

0-
30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 0-
30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

Multiple, 

unrelated family 

households 0 0 15 0 15 0 0 0 0 0 

Other, non-family 

households 0 0 0 0 0 0 0 4 0 4 

Total need by 

income 

10 60 25 15 110 0 10 4 0 14 

Table 11 – Crowding Information – 1/2 
Data 
Source: 

2011-2015 CHAS 

 

 Renter Owner 

0-
30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 0-
30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 

Households with 

Children Present 0 0 0 0 0 0 0 0 

Table 12 – Crowding Information – 2/2 
Data Source 
Comments:  

 

Describe the number and type of single person households in need of housing assistance. 

According to the 2013-2017 American Community Survey, there are 6,320 single-person households in 

Lower Merion Township, equal to 27.9% of all households. Assuming that single-person households are 

cost-burdened at the same rate as the Township as a whole, that means nearly 1,900 single-person 

households pay 30% or more of their income for housing costs. 

Per the charts above, only 159 households in the Township have a housing problem other than cost 

burden. Again, assuming single-person households experience those issues at the Township-wide rate of 

less than one-tenth of 1%, approximately 6 single-person households have a housing problem other 

than (or in addition to) being cost-burdened. 

Estimate the number and type of families in need of housing assistance who are disabled or 

victims of domestic violence, dating violence, sexual assault and stalking. 

Per CDBG Disability Data, Lower Merion Township has 6,035 residents with some type of disability. 

Though the prevalence of a housing cost burden is likely greater among the disabled than among the 

population as a whole, even at the Township rate of 30%, that means some 1,810 disabled residents are 

likely cost-burdened. 



  Consolidated Plan LOWER MERION TOWNSHIP     25 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

Statistics for victims of domestic violence, dating violence, sexual assault and stalking are much harder 

to come by and housing situations for those populations are so volatile that any point-in-time statistic 

would have little validity anyway. By working with the Montgomery County Women's Center and 

Township police, the Township can best keep tabs on needs in those areas and is aware that needs are 

ongoing, vary in terms of duration and type and resources are strained.  

What are the most common housing problems? 

Cost burden is the single most prevalent housing problem in Lower Merion Township. Nearly 2,900 

households – roughly 13% of all households in the Township – have housing costs in excess of 50% of 

their incomes. Additionally, almost 1,700 more households have housing costs in excess of 30% of their 

incomes. 

Combined, that means one in five household in the Township spends at least 30% of their income on 

housing costs. 

While data in this section indicates that there are very few housing units that are sub-standard in terms 

of having incomplete kitchen or plumbing facilities, other indicators, including age of housing stock, 

community input and staff experience all point to an ongoing need for residential rehabilitation 

assistance. Demand continues for improvements to roofs, windows, HVAC and other items not covered 

by simply measuring the existence of a complete kitchen or bathroom. 

Are any populations/household types more affected than others by these problems? 

Not surprisingly, the likelihood of being cost burdened or of living in a unit in need of some level of 

repair - or both - is inversely proportionate to household income. Extremely low-income households are 

most likely to pay more than 30% or even more than 50% of their income for housing costs. Low-income 

households are next most likely to be cost burdened or severely cost burdened. And moderate-income 

households are more likely to face these issues than those above 80% of Area Median Income. 

Anecdotal evidence suggests that the same pattern holds for residential home repairs. Maintenance and 

home improvement costs are most likely to be postponed or neglected for households where extremely 

low and low incomes exist because resources are consumed by daily living costs, such as food, utilities, 

medicines and transportation, leaving little or no ability for substantial and often costly property 

maintenance or improvement. 

Describe the characteristics and needs of Low-income individuals and families with children 

(especially extremely low-income) who are currently housed but are at imminent risk of 

either residing in shelters or becoming unsheltered 91.205(c)/91.305(c)). Also discuss the 

needs of formerly homeless families and individuals who are receiving rapid re-housing 

assistance and are nearing the termination of that assistance 
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The number of persons "at risk" of becoming homeless is difficult to estimate at any point in time. Those 

threatened with eviction, unemployment, foreclosure or termination of utilities could become homeless 

when they no longer have a cushion against the perils of life. Most commonly, it is when a family lives 

paycheck to paycheck without any savings for emergencies. If only one lost paycheck, a small rent 

increase, one stint of mental or physical illness, or a temporary layoff from work can cause people to 

lose their housing, then they are considered "at risk." A common scenario is when eviction from rental 

housing occurs due to nonpayment of rent. Unemployment or underemployment results in lack of 

sufficient income to meet the costs of food, housing, transportation and child care. 

Additionally, individuals or families who fall into one or more of the following categories are most likely 

to become homeless: 

 Persons leaving institutions such as mental hospitals or prisons; 

 Young adults aging out of the foster care system; 

 Households with incomes less than 30% of the median family income; 

 Households paying in excess of 50% of income for housing costs; 

 Victims of domestic violence; 

 Special needs populations such as persons with HIV/AIDS, disabilities, drug and/or alcohol 

addictions; 

 Single parent households who are unemployed; 

 Large low income families; 

 Renters facing eviction; and 

 Homeowners facing foreclosure 

The area’s local non-profits and social service agencies continue to work with formerly homeless families 

and individuals who are receiving rapid re-housing assistance and are nearing the termination of that 

assistance in order to assist with identifying permanent affordable replacement housing for these 

families or temporary affordable housing until permanent housing can be identified. In most cases, the 

rapid re-housing placement is a permanent placement and provides stable housing and case 

management works to ensure the family can maintain that stable housing moving forward. 

If a jurisdiction provides estimates of the at-risk population(s), it should also include a 

description of the operational definition of the at-risk group and the methodology used to 

generate the estimates: 

N/A 

Specify particular housing characteristics that have been linked with instability and an 

increased risk of homelessness 
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Households who pay higher proportions of their incomes for housing have been linked with instability 

and an increased risk of homelessness due to their housing cost burdens and trouble they encounter 

maintaining their dwelling.  In addition, single-person households with special needs are linked to an 

increased risk of homelessness. 

Individuals or families who fall into one or more of the following categories are most likely to become 

homeless: 

 Persons leaving institutions such as mental hospitals or prisons; 

 Young adults aging out of the foster care system; 

 Households with incomes less than 30% of the median family income; 

 Households paying in excess of 50% of income for housing costs; 

 Victims of domestic violence; 

 Special needs populations such as persons with HIV/AIDS, disabilities, drug and/or alcohol 

addictions; 

 Single parent households who are unemployed; 

 Large low income families; 

 Renters facing eviction; and 

 Homeowners facing foreclosure. 

Discussion 

Housing needs in Lower Merion Township take a wide variety of forms and require a wide variety of 

solutions. From homeless prevention efforts such as consumer education and residential rehab to 

creation of new units in a high cost area, housing challenges abound for the jurisdiction's low-income 

residents and other at-rick populations.  
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NA-15 Disproportionately Greater Need: Housing Problems – 91.205 (b)(2) 

Assess the need of any racial or ethnic group that has disproportionately greater need in comparison to 

the needs of that category of need as a whole. 

Introduction 

While housing problems, particularly housing cost burden, impact a significant number of Township 

households, as noted in the previous section, they do so on a nearly equal basis across racial and ethnic 

lines within the various income categories. 

With just two small exceptions, discussed below, housing problems were reported for the various 

demographic groups within a very small range of the income category as a whole. 

0%-30% of Area Median Income 

Housing Problems Has one or more 
of four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 1,340 130 189 

White 945 105 105 

Black / African American 174 25 10 

Asian 99 0 44 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 69 0 19 

Table 13 - Disproportionally Greater Need 0 - 30% AMI 
Data 
Source: 

2011-2015 CHAS 

 
*The four housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per 
room, 4.Cost Burden greater than 30%  
 
 

30%-50% of Area Median Income 

Housing Problems Has one or more 
of four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 1,090 255 0 

White 905 170 0 
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Housing Problems Has one or more 
of four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Black / African American 115 29 0 

Asian 10 29 0 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 20 0 

Hispanic 54 0 0 

Table 14 - Disproportionally Greater Need 30 - 50% AMI 
Data 
Source: 

2011-2015 CHAS 

 
*The four housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per 
room, 4.Cost Burden greater than 30%  
 
 

50%-80% of Area Median Income 

Housing Problems Has one or more 
of four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 1,630 535 0 

White 1,270 440 0 

Black / African American 199 65 0 

Asian 114 20 0 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 24 10 0 

Table 15 - Disproportionally Greater Need 50 - 80% AMI 
Data 
Source: 

2011-2015 CHAS 

 
*The four housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per 

room, 4.Cost Burden greater than 30% 
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80%-100% of Area Median Income 

Housing Problems Has one or more 
of four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 669 815 0 

White 594 655 0 

Black / African American 25 50 0 

Asian 34 49 0 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 10 40 0 

Table 16 - Disproportionally Greater Need 80 - 100% AMI 
Data 
Source: 

2011-2015 CHAS 

 
*The four housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per 

room, 4.Cost Burden greater than 30% 

Discussion 

With just two exceptions, housing problems in the Township are distributed fairly evenly across racial 

and ethnic groups within the individual income groups. 

The exceptions are: 

 Asian households with moderate incomes, where 85% of this small group (134 households, 

equaling approximately 6% of the moderate-income population) report housing problems, 

compared to 75% of moderate-income households overall. 

 Hispanic households with low incomes, where 100% of this very small group (54 households, 

equaling approximately 4% of the low-income population) report housing problems, compared 

to 81% of low-income households overall. 
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NA-20 Disproportionately Greater Need: Severe Housing Problems – 91.205 

(b)(2) 

Assess the need of any racial or ethnic group that has disproportionately greater need in comparison to 

the needs of that category of need as a whole. 

Introduction 

While severe housing problems, particularly severe housing cost burden, impact a significant number of 

Township households – more than 3,000 as noted Section NA-10, they do so on a nearly equal basis 

across racial and ethnic lines within the various income categories. 

With just two small exceptions, discussed below, severe housing problems were reported for the various 

demographic groups within a very small range of the income category as a whole. 

0%-30% of Area Median Income 

Severe Housing Problems* Has one or more 
of four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 1,295 170 189 

White 915 140 105 

Black / African American 169 30 10 

Asian 99 0 44 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 69 0 19 

Table 17 – Severe Housing Problems 0 - 30% AMI 
Data 
Source: 

2011-2015 CHAS 

 
*The four severe housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than 1.5 persons per 
room, 4.Cost Burden over 50%  
 
 

30%-50% of Area Median Income 

Severe Housing Problems* Has one or more 
of four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 844 500 0 
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Severe Housing Problems* Has one or more 
of four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

White 689 385 0 

Black / African American 85 59 0 

Asian 10 29 0 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 20 0 

Hispanic 54 0 0 

Table 18 – Severe Housing Problems 30 - 50% AMI 
Data 
Source: 

2011-2015 CHAS 

 
*The four severe housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than 1.5 persons per 
room, 4.Cost Burden over 50%  
 
 

50%-80% of Area Median Income 

Severe Housing Problems* Has one or more 
of four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 735 1,430 0 

White 585 1,125 0 

Black / African American 105 164 0 

Asian 24 110 0 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 19 14 0 

Table 19 – Severe Housing Problems 50 - 80% AMI 
Data 
Source: 

2011-2015 CHAS 

 
*The four severe housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than 1.5 persons per 
room, 4.Cost Burden over 50%  
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80%-100% of Area Median Income 

Severe Housing Problems* Has one or more 
of four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 160 1,325 0 

White 150 1,100 0 

Black / African American 0 75 0 

Asian 0 78 0 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 10 40 0 

Table 20 – Severe Housing Problems 80 - 100% AMI 
Data 
Source: 

2011-2015 CHAS 

 

*The four severe housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than 1.5 persons per 
room, 4.Cost Burden over 50%  
 
 
Discussion 

With just two exceptions, severe housing problems in the Township are distributed fairly evenly across 

racial and ethnic groups within the individual income groups. 

The exceptions are: 

 Hispanic households with low incomes, where 100% of this very small group (54 households, 

equaling approximately 4% of the low-income population) report severe housing problems, 

compared to 63% of low-income households overall. 

 Hispanic households with moderate incomes, where 56% of this very small group (33 

households, equaling approximately 1.5% of the moderate-income population) report severe 

housing problems, compared to 34% of moderate-income households overall.  
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NA-25 Disproportionately Greater Need: Housing Cost Burdens – 91.205 (b)(2) 

Assess the need of any racial or ethnic group that has disproportionately greater need in comparison to 

the needs of that category of need as a whole. 

Introduction:  

While there is a significant number of households in the program's coverage area that are housing cost 

burdened - a total  of more than 6,600 households, roughly 30% of all households - this need does not 

affect any racial or ethnic group disproportionately, with one notable exception, which is discussed 

below. Income, rather than any racial or ethnic factor, is the one clear indicator of the likelihood of 

being cost burdened by housing expenses. 

Housing Cost Burden 

Housing Cost Burden <=30% 30-50% >50% No / negative 
income (not 
computed) 

Jurisdiction as a whole 15,670 3,295 3,335 195 

White 13,660 2,790 2,675 105 

Black / African 

American 580 225 354 14 

Asian 855 180 170 44 

American Indian, 

Alaska Native 15 4 0 0 

Pacific Islander 20 0 0 0 

Hispanic 392 39 68 19 

Table 21 – Greater Need: Housing Cost Burdens AMI 
Data 
Source: 

2011-2015 CHAS 

 

Discussion:  

Within the sub-categories of housing cost burden, nearly 3,300 households - some 15% of all households 

- have housing costs between 30% and 50% of their household income. All groups fall wihin six (6) 

percentage points of the jurisdictional total of 15%. 

In total, more than 3,300 households in the region pay more than 50% of their income toward 

housing costs. That's also 15% of all households in the area. One group – African-American households – 

are significantly above the Township average. At 31% of households – equating to more than 350 

households – African-American households are more than twice as likely to have housing costs in excess 

of 50% of their household income. Overall, some 50% of the Township's African-American households 

pay 30% or more of their income for housing costs, compared to 30% of the Township's households 

overall. 
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And while African-American households comprise just 5% of the Township’s total number of 

households, a discrepancy this large warrants consideration during the Township’s ongoing efforts to 

assist low- and moderate-income residents. 
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NA-30 Disproportionately Greater Need: Discussion – 91.205(b)(2) 

Are there any Income categories in which a racial or ethnic group has disproportionately 

greater need than the needs of that income category as a whole? 

As discussed in the previous section, the one category where statistics show a disproportionately 

greater need is African-American households with housing costs in excess of 50% of their household 

income. In total, more than 3,300 households in the region pay more than 50% of their income toward 

housing costs. That represents 15% of all Township households. African-American households are 

significantly above the Township average. At 31% of households – equating to more than 350 

households – African-American households are more than twice as likely to have housing costs in excess 

of 50% of their household income. Overall, some 50% of the Township's African-American households 

pay 30% or more of their income for housing costs, compared to 30% of the Township's households 

overall. 

And while African-American households comprise just 5% of the Township’s total number of 

households, a discrepancy this large warrants consideration during the Township’s ongoing efforts to 

assist low- and moderate-income residents. 

If they have needs not identified above, what are those needs? 

N/A 

Are any of those racial or ethnic groups located in specific areas or neighborhoods in your 

community? 

The map in Section NA-25 shows that the highest percentage of African-American households is in the 

Ardmore section of the Township. 
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NA-35 Public Housing – 91.205(b) 

Introduction 

All information in this and other Public Hearing narratives refer only to the Montgomery County Housing Authority’s Public Housing and Housing 

Choice Voucher Programs. Lower Merion Township has no public housing within the Township and Voucher are managed by MCHA. 

 Totals in Use 

Program Type 

 Certificate Mod-
Rehab 

Public 
Housing 

Vouchers 

Total Project -
based 

Tenant -
based 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

Disabled 
* 

# of units vouchers in use 0 41 602 2,507 102 2,370 1 0 0 

Table 22 - Public Housing by Program Type 
*includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition  

 
Data Source: PIC (PIH Information Center) 

 

 Characteristics of Residents 

 

Program Type 

 Certificate Mod-
Rehab 

Public 
Housing 

Vouchers 

Total Project -
based 

Tenant -
based 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

Average Annual Income 0 10,841 13,036 13,938 13,388 13,743 11,820 0 

Average length of stay 0 6 7 6 5 6 1 0 
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Program Type 

 Certificate Mod-
Rehab 

Public 
Housing 

Vouchers 

Total Project -
based 

Tenant -
based 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

Average Household size 0 1 1 2 1 2 1 0 

# Homeless at admission 0 2 0 6 0 6 0 0 

# of Elderly Program Participants 

(>62) 0 15 266 404 98 302 1 0 

# of Disabled Families 0 17 170 717 4 701 0 0 

# of Families requesting 

accessibility features 0 41 602 2,507 102 2,370 1 0 

# of HIV/AIDS program 

participants 0 0 0 0 0 0 0 0 

# of DV victims 0 0 0 0 0 0 0 0 

Table 23 – Characteristics of Public Housing Residents by Program Type  

 

Data Source: PIC (PIH Information Center) 

 

 Race of Residents 

Program Type 

Race Certificate Mod-
Rehab 

Public 
Housing 

Vouchers 

Total Project -
based 

Tenant -
based 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

Disabled 
* 

White 0 21 383 918 59 841 0 0 0 

Black/African American 0 19 215 1,559 43 1,500 1 0 0 



  Consolidated Plan LOWER MERION TOWNSHIP     39 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

Program Type 

Race Certificate Mod-
Rehab 

Public 
Housing 

Vouchers 

Total Project -
based 

Tenant -
based 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

Disabled 
* 

Asian 0 1 4 23 0 22 0 0 0 

American Indian/Alaska 

Native 0 0 0 5 0 5 0 0 0 

Pacific Islander 0 0 0 2 0 2 0 0 0 

Other 0 0 0 0 0 0 0 0 0 

*includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition 

Table 24 – Race of Public Housing Residents by Program Type 
Data Source: PIC (PIH Information Center) 

 

Ethnicity of Residents 

Program Type 

Ethnicity Certificate Mod-
Rehab 

Public 
Housing 

Vouchers 

Total Project -
based 

Tenant -
based 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

Disabled 
* 

Hispanic 0 1 43 176 7 166 0 0 0 

Not Hispanic 0 40 559 2,331 95 2,204 1 0 0 

*includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition 

Table 25 – Ethnicity of Public Housing Residents by Program Type 
Data Source: PIC (PIH Information Center) 
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Section 504 Needs Assessment: Describe the needs of public housing tenants and applicants 

on the waiting list for accessible units: 

Lower Merion Township has no public housing within the Township. 

Most immediate needs of residents of Public Housing and Housing Choice voucher holders 

Lower Merion Township has no public housing within the Township. 

How do these needs compare to the housing needs of the population at large 

Lower Merion Township has no public housing within the Township. 

Discussion 
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NA-40 Homeless Needs Assessment – 91.205(c) 

Introduction: 

The Township of Lower Merion is part of the Lower Merion/Norristown/Abington/ Montgomery County Continuum of Care (CoC) and thus 

participates in the annual point in time count sponsored by the County Department of Homeless.  Since the Township does not do a direct point 

in time count, no statistics specific to homelessness in Lower Merion Township are available.  

Assessing the homeless population is no easy task due to their transient nature and general lack of trust in social services.  Each year the County 

organizes a point in time count, which coincides with the Pennsylvania’s State’s count.  Teams of volunteers are sent to known locations where 

homeless congregate such as soup kitchens, emergency shelters and houses of worship.  In addition, teams actively try to pursue homeless 

populations located in tent camps and within their known overnight locations.  

 

 

 

 

If data is not available for the categories "number of persons becoming and exiting homelessness each year," and "number of 

days that persons experience homelessness," describe these categories for each homeless population type (including chronically 

homeless individuals and families, families with children, veterans and their families, and unaccompanied youth): 

This information is not available at the Township level. 
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Nature and Extent of Homelessness: (Optional) 

Race: Sheltered: Unsheltered (optional) 

White 0 0 

Black or African American 0 0 

Asian 0 0 

American Indian or Alaska 

Native 0 0 

Pacific Islander 0 0 

Ethnicity: Sheltered: Unsheltered (optional) 

Hispanic 0 0 

Not Hispanic 0 0 
Data Source 
Comments:  

 

Estimate the number and type of families in need of housing assistance for families with 

children and the families of veterans. 

This information is not available at the Township level. 

Describe the Nature and Extent of Homelessness by Racial and Ethnic Group. 

This information is not available at the Township level. 

Describe the Nature and Extent of Unsheltered and Sheltered Homelessness. 

This information is not available at the Township level. 

Discussion: 

Lower Merion Township, like all of Montgomery County, relies on the Your Way Home initiative, the 

County's unified and coordinated housing crisis response system for families and individuals 

experiencing homelessness or at imminent risk of homelessness. 

The Township has supported the Montgomery County Women's Center to assist those who face 

homelessness as a result of domestic violence. The Township also supports activities aimed at 

preventing homelessness, including ElderNet programs and housing rehab projects. 
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NA-45 Non-Homeless Special Needs Assessment - 91.205 (b,d) 

Introduction:  

Certain population groups require supportive services and/or supportive housing, either on a permanent 

basis, or on a temporary basis. Many special needs populations are very low-income households (below 

50% of Median Family Income) because they are not able to work or can only work part-time. Special 

population groups include the frail elderly, the physically and developmentally challenged, severely 

mentally ill persons, persons with HIV/AIDS, and those with substance abuse issues. Many disabled 

individuals rely on Supplemental Security Income (SSI) for financial support. SSI provides income support 

to persons 65 years and over, the blind, and also the disabled. 

Since so many special needs persons have limited incomes, finding affordable and accessible housing is 

often a serious challenge. Even when new affordable rental housing is developed, the rental rates for 

the housing units are often too high for many disabled persons. 

Another concern among clients and advocacy groups is that most housing programs/facilities fail to 

recognize the persons with special needs often have multiple special needs.  For example, a significant 

percentage of persons with AIDS/HIV also have problems of substance abuse or mental illness.  Most 

residential facilities are often targeted for single specific conditions, such as the mentally ill, the 

developmentally disabled or substance abusers. 

 

 

Describe the characteristics of special needs populations in your community: 

The Elderly and Frail Elderly The number of elderly persons (62+) in Lower Merion as of the 2013-2017 

ACS 5-Year census estimate was 14,459, 24.7% of the population. This is above the national average of 

18.3% and the Pennsylvania average of 20.9%.  The percentage of Frail Elderly (75+) in Lower Merion is 

5,177 (8.8%) as compared to the U.S. figure of 6.3% and the Pennsylvania figure of 7.7%.  

Those with Mental Illness An array of community services are available to Montgomery County 

residents through the County Office of Mental Health. The Office plans, funds, administers and monitors 

services that are provided by private community agencies licensed by the Commonwealth. This mental 

health system offers adults with severe and persistent psychiatric disabilities and children with social, 

emotional and behavioral disorders a comprehensive network of support. To determine how the County 

mental/ behavioral health system can help Township residents they would contact Lower Merion 

Counseling Services, a County case management center. 

The Non-Institutionalized Disabled According to the 2013-2017 ACS Census estimates, there were some 

4,100 persons in Lower Merion Township who are considered Disabled & Non-Institutionalized.  This 

figure includes those with mental and developmental disabilities, including some 2,400 residents over 
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age 65. Disabilities include difficulties with hearing (1,359), vision (556), cognitive (1,470), ambulatory 

(1,607), self-care (818) and independent living (1,442). Many individuals have multiple difficulties.  

Victims of Domestic Violence  

Domestic Violence services and housing in Lower Merion are provided by the Women’s Center of 

Montgomery County (WCMC) and Laurel House. They provide services to more than 1,000 individuals 

each year as well as educational services throughout the community. The Women’s Center provides 

domestic violence support services, domestic violence support groups, community education and 

medical advocacy. Laurel House advocates for those impacted by domestic violence by providing crisis 

intervention, safe haven, supportive programs and resources. Laurel House’s shelter has gradually 

expanded to include many needed services and support resources. In addition to its 24-hour hotline and 

shelter, Laurel House offers transitional housing, medical advocacy, legal advocacy, community 

counseling, support groups, children’s programs, law enforcement collaboration and community 

education. Every year, more than 3,000 women and their children seek domestic violence services 

through Laurel House. 

 

What are the housing and supportive service needs of these populations and how are these 

needs determined?    

Through consultation with housing and service providers and through experience in supporting their 

efforts through the Community Development Program, it has been determined that the housing and 

service needs of Lower Merion's special needs residents include: 

 Housing rehab programs to help elderly, frail elderly and disabled homeowners remain in their 

homes by providing needed repairs or accessibility improvements; 

 Recreation, education and information services for the Township's elderly, especially in center-

based programming; 

 Support for shelter, advocacy and supportive services for victims of domestic violence; 

 Transportation for seniors and disabled residents; 

 Case management services for seniors and other special needs residents.  

Discuss the size and characteristics of the population with HIV/AIDS and their families within 

the Eligible Metropolitan Statistical Area:  

HIV/AIDS planning for the Philadelphia EMA is performed by the Ryan White Planning Council (RWPC). 

The RWPC prioritizes services and allocates Ryan White Part A funding to improve care for people living 

with HIV/Aids in Philadelphia and the eight surrounding Pennsylvania and New Jersey counties. The 

Planning Council assesses needs, creates a plan for delivery of HIV care, and establishes priorities for the 
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use of Ryan White HIV.AIDS Program Part A funds. Part A of the CARE Act legislation covers a wide range 

of services, from medications and primary medical care to food and other basic assistance.  

Discussion: 

It is clear that Lower Merion Township's non-homeless special needs populations have a myriad of 

needs as they take on the challenges of daily living. While there are many and diverse organizations 

working to help, all face the reality of need outpacing resources. The Township's CDBG program will 

continue to support these efforts within the constraints of HUD funding and the CDBG program's public 

services cap. 
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NA-50 Non-Housing Community Development Needs – 91.215 (f) 

Describe the jurisdiction’s need for Public Facilities: 

Needs have been identified for improvements to senior centers, parks and community centers and to 

facilities housing non-profit organizations that serve low-income and other vulnerable populations. 

How were these needs determined? 

Through discussions with Township staff regarding publicly owned facilities, their uses and their needs 

and through consultation with non-profit organizations serving seniors and other eligible populations. 

Also, in consultation with the Lower Merion Township Comprehensive Plan, adopted in January 2016 to 

guide the Township's use of land and other resources for the ensuing 10 to 20 years. 

 

Describe the jurisdiction’s need for Public Improvements: 

Ongoing need to complete the removal of architetural barriers from the Township's streets and 

sidewalks. Potential need for improvements to streets, water and sewer lines and other public 

infrastructure in the Township's CDBG-eligible residential areas. 

How were these needs determined? 

Through discussions with Township staff regarding public infrastructure and the needs for eligible 

improvements thereto, including accessibility improvements. 

Also, in consultation with the Lower Merion Township Comprehensive Plan, adopted in January 2016 to 

guide the Township's use of land and other resources for the ensuing 10 to 20 years. 

 

Describe the jurisdiction’s need for Public Services: 

There is a need for a wide range of services for seniors, disabled adults, domestic violence victims and 

other eligible populations as well as a continued need for information and advocacy on fair housing 

issues. 

How were these needs determined? 

Through consultation with service providers and residents and an on-line survey. 
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Housing Market Analysis 

MA-05 Overview 

Housing Market Analysis Overview: 

With a median home value of more than half a million dollars and rising and with median rents now in 

excess of $1,400 per month, Lower Merion Township in suburban Philadelphia is clearly a very expensive 

housing market. 

Over the past seven years, home prices have increased 4% to a mean of more than $570,000. Rents 

have climbed some 17%, continuing to keep many housing options out of the reach of even households 

at 100% AMI and more. 

The ability of a CDBG program to have an impact on housing costs in such a market is minimal. Lower 

Merion has long operated a residential rehab program to help lower income homeowners stay in their 

homes and it is expected that will continue. The Township also supports an affordable housing creation 

program in which properties are purchased, rehabbed and sold to income-eligible households. That also 

is expected to continue, but with high purchase prices, subsidies need to be so substantial that only a 

small number of units can be completed.   
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MA-10 Number of Housing Units – 91.210(a)&(b)(2) 

Introduction 

With very high property costs, little available land and limited resources, it is unlikely that Lower 

Merion's CDBG program can have a significant impact on the scarcity of affordable housing options in 

the Township. Still, efforts should continue to assist eligible homeowners as program funding allows and 

to slowly add affordable ownership units for, while widespread impact is unlikely, benefits to individual 

households is undeniable. 

All residential properties by number of units 

Property Type Number % 

1-unit detached structure 14,000 58% 

1-unit, attached structure 2,755 11% 

2-4 units 1,504 6% 

5-19 units 1,520 6% 

20 or more units 4,360 18% 

Mobile Home, boat, RV, van, etc 30 0% 

Total 24,169 100% 
Table 26 – Residential Properties by Unit Number 

Data Source: 2011-2015 ACS 

 

Unit Size by Tenure 

 Owners Renters 

Number % Number % 

No bedroom 35 0% 220 4% 

1 bedroom 655 4% 1,805 34% 

2 bedrooms 2,195 13% 1,970 37% 

3 or more bedrooms 14,225 83% 1,361 25% 
Total 17,110 100% 5,356 100% 

Table 27 – Unit Size by Tenure 
Data Source: 2011-2015 ACS 

 

Describe the number and targeting (income level/type of family served) of units assisted with 

federal, state, and local programs. 

There are neither public housing properties nor Low income Housing Tax Credit projects located within 

Lower Merion Township. There is one HUD-supported housing complex for low-mod income seniors. 

Provide an assessment of units expected to be lost from the affordable housing inventory for 

any reason, such as expiration of Section 8 contracts. 
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There is no expectation of a loss of any units from the affordable housing inventory. 

Does the availability of housing units meet the needs of the population? 

With nearly 1,300 vacant units in the Township according to the 2013-2017 American Community 

Survey, there is a sufficient number of units available. But having a sufficient number of units that are 

affordable to households at all income levels is an entirely different matter. 

As detailed in prior sections, more than 6,600 households in the jurisdiction pay 30% or more of their 

income for housing costs, including more than 3,300 who pay 50% or more. As would be expected, the 

prevalence of cost burden is greatest among households with the lowest incomes. 

There are some 1,659 households in the jurisdiction with incomes of 30% or less of the Area Median 

Income, but as reported above from the 2011-2015 CHAS, there are just 165 units in the jurisdiction that 

are affordable to such households.  

Similarly for those earning between 30% and 50% AMI, where there are 1,345 households and just 766 

units affordable to those at the top of that income range. 

The situation is reversed for households with incomes above 50% of AMI. There is an abundance of units 

available and affordable to those households. Those units, of course, are not all filled by households at 

50% or more of AMI, which is why the jurisdiction has 30% of its households falling in the cost burdened 

or severely cost burdened categories. 

Describe the need for specific types of housing: 

As noted above, more than 6,600 households in the jurisdiction pay 30% or more of their income for 

housing costs, including more than 3,300 who pay 50% or more. As would be expected, the prevalence 

of cost burden is greatest among households with the lowest incomes. 

There are some 1,659 households in the jurisdiction with incomes of 30% or less of the Area Median 

Income, but as reported above from the 2011-2015 CHAS, there are just 165 units in the jurisdiction that 

are affordable to such households.  

Similarly for those earning between 30% and 50% AMI, where there are 1,345 households and just 766 

units affordable to those at the top of that income range. 

The situation is reversed for households with incomes above 50% of AMI. There is an abundance of units 

available and affordable to those households. Those units, of course, are not all filled by households at 

50% or more of AMI, which is why the jurisdiction has 30% of its households falling in the cost burdened 

or severely cost burdened categories. 

Discussion 
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With very high property costs, little available land and limited resources, impacting the Township's 

housing mix is a daunting challenge. Nevertheless, Lower Merion will continue to be aware of the need 

to do so and seek opportunities to make a difference.  
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MA-15 Housing Market Analysis: Cost of Housing - 91.210(a) 

Introduction 

With a median home value of more than half a million dollars and rising and with median rents now in 

excess of $1,400 per month, Lower Merion Township in suburban Philadelphia is clearly a very expensive 

housing market. 

Over the past seven years, as shown below, home prices have increased 4% to a mean of more than 

$570,000. Rents have climbed some 17%, continuing to keep many housing options out of the reach of 

even households at 100% AMI and more. 

The ability of a CDBG program to have an impact on housing costs in such a market is minimal. Lower 

Merion has long operated a residential rehab program to help lower income homeowners stay in their 

homes and it is expected that will continue. The Township also supports an affordable housing creation 

program in which properties are purchased, rehabbed and sold to income-eligible households. That also 

is expected to continue, but with high purchase prices, subsidies need to be so substantial that only a 

small number of units can be completed.   

Cost of Housing 

 Base Year:  2010 Most Recent Year:  2017 % Change 

Median Home Value 551,100 570,400 4% 

Median Contract Rent 1,197 1,403 17% 

Table 28 – Cost of Housing 

 
Alternate Data Source Name: 
2010 Census 
Data Source Comments:  

 

 
Rent Paid Number % 

Less than $500 475 8.9% 

$500-999 967 18.0% 

$1,000-1,499 2,238 41.7% 

$1,500-1,999 1,080 20.1% 

$2,000 or more 579 10.8% 

Total 5,339 99.5% 
Table 29 - Rent Paid 

Data Source: 2011-2015 ACS 
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Housing Affordability 

% Units affordable to Households 
earning  

Renter Owner 

30% HAMFI 165 No Data 

50% HAMFI 440 326 

80% HAMFI 2,033 887 

100% HAMFI No Data 1,545 
Total 2,638 2,758 

Table 30 – Housing Affordability 
Data Source: 2011-2015 CHAS 

 

 
Monthly Rent  

Monthly Rent ($) Efficiency (no 
bedroom) 

1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom 

Fair Market Rent 1,148 1,345 1,628 2,028 2,330 

High HOME Rent 840 992 1,200 1,503 1,708 

Low HOME Rent 788 845 1,013 1,171 1,307 

Table 31 – Monthly Rent 
Data Source Comments: Fair Market Rents taken from the HUD User FMR Documentation System for all zips codes in Lower Merion 

Township.HOME rents taken from the HUD Phila-Camden-Wilmington PA-NJ-DE-MD Metro Area listing on the 

HUD Exchange 

 
 

Is there sufficient housing for households at all income levels? 

With nearly 1,300 vacant units in the Township according to the 2013-2017 American Community 

Survey, there is a sufficient number of units available. But having a sufficient number of units that are 

affordable to households at all income levels is an entirely different matter. 

As detailed in prior sections, more than 6,600 households in the jurisdiction pay 30% or more of their 

income for housing costs, including more than 3,300 who pay 50% or more. As would be expected, the 

prevalence of cost burden is greatest among households with the lowest incomes. 

There are some 1,659 households in the jurisdiction with incomes of 30% or less of the Area Median 

Income, but as reported above from the 2011-2015 CHAS, there are just 165 units in the jurisdiction that 

are affordable to such households.  

Similarly for those earning between 30% and 50% AMI, where there are 1,345 households and just 766 

units affordable to those at the top of that income range. 

The situation is reversed for households with incomes above 50% of AMI. There is an abundance of units 

available and affordable to those households. Those units, of course, are not all filled by households at 
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50% or more of AMI, which is why the jurisdiction has 30% of its households falling in the cost burdened 

or severely cost burdened categories. 

How is affordability of housing likely to change considering changes to home values and/or 

rents? 

Home values are rising and rents are rising even faster. Other factors such as property taxes and 

insurance are likely to continue going up as well. There is nothing to suggest that housing costs will do 

anything except continue to rise. 

All indications, then, point to an increasing challenge to households to find decent, affordable housing. 

How do HOME rents / Fair Market Rent compare to Area Median Rent? How might this 

impact your strategy to produce or preserve affordable housing? 

Even High HOME rents are far below the Fair Market Rents and the Area Median Rents. The result, of 

course, is that producing affordable rental units requires a very high amount of subsidy support, 

continuing to make the creation or preservation of affordable units in any significant number highly 

unlikely. 

Discussion 

With very high property costs, little available land and limited resources, it is unlikely that Lower 

Merion's CDBG program can have a significant impact on the scarcity of affordable housing options in 

the Township. Still, efforts should continue to assist eligible homeowners as program funding allows and 

to slowly add affordable ownership units for, while widespread impact is unlikely, benefits to individual 

households is undeniable. 
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MA-20 Housing Market Analysis: Condition of Housing – 91.210(a) 

Introduction 

Lower Merion Township is largely an area of older residential units. Some 87% of owner units were built 

before 1980, including 47% built before 1950. Similarly, 90% of rental units were built before 1980, 

including 40% built before 1950. The significance of this comes into play for the nearly 11,000 Township 

residents with household incomes at 80% or less of Area Median Income. For these low- and moderate-

income homeowners, upkeep costs can be prohibitive. And for renters in the low-mod income range, 

housing options can be limited to properties that are in need of repair. 

Despite these challenges, the majority of residences in the Township are in good condition. Just 25% of 

owner-occupied properties have one of the selected conditions and none have more than one. While 

45% of rental units have one of the selected conditions, just 1% have more than one. 

Definitions 

Lower Merion Township defines Standard Housing as a housing unit that meets the standards set forth 

in the Section 8 Program for Housing Quality Standards (HQS) (24CFR982.401) and all state and local 

codes and zoning ordinances. Substandard Suitable for Rehabilitation is a housing unit, or in the case of 

multiple unit buildings, the building unit which have at least three major systems in need of replacement 

(HVAC, plumbing and electrical) or repair and the estimated cost of making the needed replacements 

and repairs is less than 75% of the estimated cost of a new construction of a comparable unit. 

Substandard Not Suitable for Rehabilitation is any such housing unit for which the estimated cost of 

making the needed replacements and repairs is greater than or equal to 75% of the estimated cost of a 

new construction of a comparable unit. 

Condition of Units 

Condition of Units Owner-Occupied Renter-Occupied 

Number % Number % 

With one selected Condition 4,330 25% 2,440 45% 

With two selected Conditions 25 0% 10 0% 

With three selected Conditions 0 0% 30 1% 

With four selected Conditions 0 0% 0 0% 

No selected Conditions 12,765 75% 2,885 54% 

Total 17,120 100% 5,365 100% 
Table 32 - Condition of Units 

Data Source: 2011-2015 ACS 
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Year Unit Built 

Year Unit Built Owner-Occupied Renter-Occupied 

Number % Number % 

2000 or later 672 4% 200 4% 

1980-1999 1,672 10% 369 7% 

1950-1979 6,790 40% 2,674 50% 

Before 1950 7,975 47% 2,133 40% 
Total 17,109 101% 5,376 101% 

Table 33 – Year Unit Built 
Data Source: 2011-2015 CHAS 

 
 

Risk of Lead-Based Paint Hazard 
Risk of Lead-Based Paint Hazard Owner-Occupied Renter-Occupied 

Number % Number % 

Total Number of Units Built Before 1980 14,765 86% 4,807 89% 

Housing Units build before 1980 with children present 294 2% 259 5% 

Table 34 – Risk of Lead-Based Paint 
Data Source: 2011-2015 ACS (Total Units) 2011-2015 CHAS (Units with Children present) 

 
 

Vacant Units 

 Suitable for 
Rehabilitation 

Not Suitable for 
Rehabilitation 

Total 

Vacant Units 0 0 0 

Abandoned Vacant Units 0 0 0 

REO Properties 0 0 0 

Abandoned REO Properties 0 0 0 

Table 35 - Vacant Units 
Data Source: 2005-2009 CHAS 

 
 

Need for Owner and Rental Rehabilitation 

With the high home values present in Lower Merion Township and the region and with the age of the 

housing stock as described above, it stands to reason that home repairs here would be expensive, 

prohibitively so in the case of low- and moderate-income property owners. In fact, operating the 

Township's residential rehab program has shown that to be precisely the case.  

The Township's residential rehab operation has found that housing for income-eligible households 

frequently requires replacement of major systems, including roof, plumbing, HVAC and electrical. 

Additionally, in supporting improvements to affordable rental housing, repair and replacement projects 

are in clear demand and costs are commensurate with the region's high cost of living and of property.  
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Estimated Number of Housing Units Occupied by Low or Moderate Income Families with LBP 

Hazards 

The 2011-2015 ACS cited above identifies 294 owner-occupied units and 259 rental units as being built 

before 1980 and having children present. With some 19% of Township families falling within the low-

mod income range, that would put the total number of units built before 1980, having children present 

and occupied by low-mod income households at approximately 105. 

On the broader question of the total units occupied by low-mod income households that may contain 

lead paint hazards (regardless of whether children live there or not), there are approximately 22,500 

occupied housing units in the Township. With 19% of them occupied by low-mod households, that 

means some 4,300 low-mod households live in units where lead-based paint may be present. 

Discussion 

Data, staff experience and community input all point to an ongoing need for a continuation of the 

Township's residential rehab efforts. 
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MA-25 Public and Assisted Housing – 91.210(b) 

Introduction 

All information in this and other Public Hearing narratives refer only to the Montgomery County Housing Authority’s Public Housing and Housing 

Choice Voucher Programs. Lower Merion Township has no public housing within the Township and Voucher are managed by MCHA. 

Totals Number of Units 

Program Type 

 Certificate Mod-Rehab Public 
Housing 

Vouchers 

Total Project -based Tenant -based 
 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

Disabled 
* 

# of units vouchers 

available 0 41 614 2,822 120 2,702 0 9 0 

# of accessible units                   

*includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition 

Table 36 – Total Number of Units by Program Type 
Data Source: PIC (PIH Information Center) 

 

Describe the supply of public housing developments:  

Describe the number and physical condition of public housing units in the jurisdiction, including those that are participating in an 

approved Public Housing Agency Plan: 

There are no public housing units in Lower Merion Township. 
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Public Housing Condition 

Public Housing Development Average Inspection Score 

  
Table 37 - Public Housing Condition 

 

Describe the restoration and revitalization needs of public housing units in the jurisdiction: 

There are no public housing units in Lower Merion Township. 

Describe the public housing agency's strategy for improving the living environment of low- 

and moderate-income families residing in public housing: 

There are no public housing units in Lower Merion Township. 

Discussion: 
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MA-30 Homeless Facilities and Services – 91.210(c) 

Introduction 

The Township of Lower Merion does not administer or operate homeless programs of its own directly, the Township does support a number of 

programs  that aid the homeless, and as noted in other sections, works to prevent homelessness thorough its housing and public service 

programs. 

Homelessness is primarily addressed by Montgomery County through Your Way Home (YWH) Montgomery County and the Lower Merion / 

Norristown / Abington / Montgomery County Continuum of Care.    

Facilities and Housing Targeted to Homeless Households 

 Emergency Shelter Beds Transitional 
Housing Beds 

Permanent Supportive Housing 
Beds 

Year Round Beds 
(Current & New) 

Voucher / 
Seasonal / 

Overflow Beds 

Current & New Current & New Under 
Development 

Households with Adult(s) and 

Child(ren) 0 0 0 0 0 

Households with Only Adults 0 0 0 0 0 

Chronically Homeless Households 0 0 0 0 0 

Veterans 0 0 0 0 0 

Unaccompanied Youth 0 0 0 0 0 

Table 38 - Facilities and Housing Targeted to Homeless Households 
Data Source Comments:  
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Describe mainstream services, such as health, mental health, and employment services to the 
extent those services are use to complement services targeted to homeless persons 

The main stream services in Lower Merion Township are provided through the various departments and 

divisions of Montgomery County, including the Office of Aging and Adult Services, the Mental Health 

Department, the Office of Developmental Disabilities, the Early Interventon Office, the Office of Drug 

and Alcohol, the Office of Behavioral Health and the Health Department’s Lead and Healthy Homes 

Program. 

The Office of Aging and Adult Services provides social services for individuals ages 18 to 59, who are 

financially eligible. An assessment of consumer needs is completed to determine specific service needs. 

Programs include information and referral sevices, case management,  housing assistance (emergency 

shelter, transitional housing, rental assistance) adult day care, home deliver meals and home support 

and personal care. 

The Mental Health Department promotes wellness and recovery. The Mental Health Service System is 

designed to offer adults with severe and persistant psychiatric disabilities and children with social, 

emotional and behavioral disorders an individualized, comprehensive network of support.  

The Office of Developmental Disabilities is a Human Services Organization that serves children, adults 

and families with quality and sufficient support for the individuals in order for them to be successful. 

They also assist them to fully participate in the community. 

The Early Interventon Office serves children from birth to age 3 by providing services and support that 

help children with developmental delays and their families. Montgomery County has an Intermediate 

Unit that serves children 33 months to school age. 

The Office of Drug and Alcohol is committed to the prevention and treatment of substance abuse 

problems in the County. Services are delivered in partnership with  qualified providers. Each year 

residents receive drug and alcohol awareness (prevention) counseling, short term (intervention) 

counseling, and ongoing outpatient and inpatient care (treatment). 

The Office of Behavioral Health provides consumers with quality behavioral health care services, which 

are easily accessible, respect the individual and family, and focus services delivery on the unique needs 

of each individual. 

The Health Department’s Lead and Healthy Homes Program works toward universal screening for lead 

poisoning for all children at age one and two. Lead case management services are provided to all County 

residents who have a child who has been identified as having an elevated blood lead level. The 

department also has a Healthy Homes Visiting Program that consists of a comprehensive Environmental 

Home Assessment, performed to identify other hazards in the home that could contribute to injury or 

illness. 



 

  Consolidated Plan LOWER MERION TOWNSHIP     61 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

List and describe services and facilities that meet the needs of homeless persons, particularly 
chronically homeless individuals and families, families with children, veterans and their 
families, and unaccompanied youth. If the services and facilities are listed on screen SP-40 
Institutional Delivery Structure or screen MA-35 Special Needs Facilities and Services, 
describe how these facilities and services specifically address the needs of these populations. 

The services of Montgomery County listed above are applicable to the needs of the homeless. 

Specific to Lower Merion Township  

Outreach: The police in Lower Merion rarely see homeless families on the street. When the police find 

unsheltered homeless persons appear to be rational, they contact ElderNet.  ElderNet provides funds so 

that the homeless person can stay temporarily at a local hotel  for one night or one weekend until they 

can contact Your Way Home where centralized intake and assessments are completed. On an average 

year ElderNet serves between 12-15 homeless persons. 

When the police encounter homeless people who appear to be a threat to themselves or others, the 

police have a Crisis Intervention Specialist in each squad, who is trained for situations with the mental 

health community. This Specialist interacts with the County Emergency Services, ElderNet, New 

Foundations, Lower Merion Counseling and others, in order to reduce the calls to the police and redirect 

the people who need to secure temporary shelter, food and placed back on their medications. ElderNet 

and Lower Merion Counseling are funded annually through the CDBG Program. 

Emergency / Transitional Housing: The principal provider of housing for homeless persons and families 

in Lower Merion is the Interfaith Hospitality Network of the Main Line.  Interfaith works with 

congregations in Lower Merion and Radnor Townships to provide temporary shelter to families and 

single women. 

The Network includes: St. Mary’s Episcopal, Beth David Synagogue, Bryn Mawr Presbyterian, Our 

Mother of Good Counsel Parish, St. John Neuman Parish, St. Thomas of Villanova, Central Baptist 

Church, Church of the Redeemer, St. David’s of Radnor Episcopal, St. Katherine of Siena and Wayne 

Presbyterian. 

It should be noted that the Interfaith Network does not provide immediate emergency shelter for 

homeless persons. When there is available space at the congregations, homeless persons must first 

travel to Norristown for an interview with the Director of the Network.  If the interview is successful, the 

homeless person can then participate in the program. The Interfaith Network has a capacity to 

accommodate between 15 and 20 family members. Families can participate in the Network for up to 

three months. The structure of the program does not allow families to remain inside the congregations 

during the day, thus promoting active job searching and participation in life skills programming. 

 In addition to its shelter program, Interfaith also manages two low income housing units above its office 

in Norristown. 
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Homeless Prevention: ElderNet and the Montgomery County Aging and Adult Services work to prevent 

the elderly and low-income families from becoming homeless.  ElderNet, which serves the Township of 

Lower Merion and the Borough of Narberth, provides referral services and money for fuel, rent, food, or 

other one-time financial emergencies.    

The Montgomery County Office of Aging and Adult Services receives Homeless Assistance Program 

(HAP) funds from the State to prevent homelessness.  HAP funds can be used for rental assistance, 

security deposits, and utilities. In order to qualify for HAP, persons must be able to pay future rent and 

their income cannot exceed 200% of poverty guidelines. 
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MA-35 Special Needs Facilities and Services – 91.210(d) 

Introduction 

Certain population groups require supportive services and/or supportive housing, either on a permanent 

basis or on a temporary basis. Many special needs populations are very low-income households (below 

50% of Median Family Income) because they are not able to work or can only work part-time. Special 

population groups include the frail elderly, the physically and developmentally challenged, severely 

mentally ill persons, persons with HIV/AIDS and those with substance abuse issues. Many Special Needs 

individuals rely on Supplemental Security Income (SSI) for financial support. SSI provides income support 

to persons 65 years and over, the blind and the disabled. 

Since so many special needs persons have limited incomes, finding affordable and accessible housing is 

often a serious challenge. Even when new affordable rental housing is developed, the rental rates for 

the housing units are often too high for many. 

A concern is that most housing programs/facilities fail to recognize that persons with special needs often 

have multiple special needs.  Most residential facilities are often targeted for single specific conditions, 

such as the mentally ill, the developmentally disabled or substance abusers. 

 

Including the elderly, frail elderly, persons with disabilities (mental, physical, developmental), 
persons with alcohol or other drug addictions, persons with HIV/AIDS and their families, 
public housing residents and any other categories the jurisdiction may specify, and describe 
their supportive housing needs 

The Elderly /Frail Elderly: The County Office of Aging and Adult Services serves as the designated area 

agency for all County older persons. MCAAS works with providers to serve over 40,000 older residents 

each year through a variety of services and programs which assist in preventing premature 

institutionalization and support the elderly and the disabled in living independently. MCAAS offers in-

home services, senior community center services, comprehensive long term care assessment, care 

management, Information and Assistance, caregiver support programs, protective services, adult daily 

living center services, ombudsman services, transportation, nursing home transition, and other services. 

Lower Merion seniors are also assisted by ElderNet with offices in Bryn Mawr. ElderNet provides 

transportation, help for the home bound, emergency assistance, housing information, and general 

information and referral services.  

Persons with Mental Illness: Community services are available to residents through the Office of Mental 

Health. The Office plans, funds, administers and monitors services that are provided by licensed private 

agencies. This mental health system offers adults with severe and persistant psychiatric disabilities and 

children with social, emotional and behavioral disorders a comprehensive network of support. The 
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County mental/ behavioral health/  developmentally disabilities system is accessed through Lower 

Merion Counseling Services. 

Persons with Substance Abuse: The Montgomery County  Drug & Alcohol Program is committed to the 

prevention and treatment of substance abuse problems. Services are delivered by qualified providers, 

and are guided by a philosophy that embraces hope, respect and support for recovery. Trained Case 

Managers conduct an assessment that is designed to determine; 1. Any acute needs requiring 

immediate attention, 2. The most appropriate level of service, 3. Any special needs related to medical 

conditions, medications, mental health issues, physical handicaps, etc. and 4. Placement at or referral to 

the Provider most suited to meet their needs. The County Case Management Office, Lower Merion 

Counseling Services, is located in Bryn Mawr. 

Persons with AIDS: HIV/AIDS planning for the Philadelphia EMA is performed by the Ryan White 

Planning Council (RWPC). The RWPC prioritizes services and allocates RW Part A funding to improve care 

for people living with HIV/Aids in Philadelphia and the eight surrounding counties. The Council assesses 

needs, creates a plan for delivery of HIV care, and establishes priorities for the use of Ryan White 

HIV/AIDS Program Part A funds. Part A of the CARE Act legislation covers a wide range of services, from 

medications and primary medical care to food and other basic assistance. The Philadelphia HIV 

Prevention Juridictional Plan 2012 – 2016 was prepared by the AIDS Activities Coordinating Office of the 

Phila Office of HIV Planning. 

  

Victims of Domestic Violence: Domestic Violence services and housing in Lower Merion are provided by 

the Women’s Center of Montgomery County (WCMC) and Laurel House. The Women’s Center provides 

domestic violence support services, domestic violence support groups, community education and 

medical advocacy. The Center also provides school-base education programs and trains law 

enforcement personnel. Laurel House provides crisis intervention, safe haven, supportive programs and 

resources. Laurel House’s shelter has  expanded to include many needed services and support 

resources, including its 24-hour hotline and shelter. Laurel House offers transitional housing, medical 

advocacy, legal advocacy, community counseling, support groups, children’s programs, law 

enforcemenet collaboration and community education. 

Describe programs for ensuring that persons returning from mental and physical health 

institutions receive appropriate supportive housing 

Persons with mental health issues receive services through the Montgomery County Office of Mental 

Health while those with substance abuse issues receive services through the County Office of Drug and 

Alcohol Programs.     

Specify the activities that the jurisdiction plans to undertake during the next year to address 

the housing and supportive services needs identified in accordance with 91.215(e) with 



 

  Consolidated Plan LOWER MERION TOWNSHIP     65 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

respect to persons who are not homeless but have other special needs. Link to one-year 

goals. 91.315(e) 

The Elderly /Frail Elderly Lower Merion will continue to support services for the elderly, including the 

Mini-Bus transportation program through the Recreation Department. Chore services will be funded as 

need arises. The CDBG program funds the ElderNet Escort Driver program and the Special Projects 

Coordinator and an assistant. Eldernet services include the Telephone Reassurance Program, Vial of Life, 

Gatekeepers, Odd Jobs, and Holiday Food Baskets. Intergenerational school programs are also 

coordinated through ElderNet. CDBG also funds salaries of staff at both the Center for Positive Aging and 

the Narberth New Horizons Senior Center. 

Additionally, the Township has created a TIF zone to encourage the development of affordable housing. 

One proposed development is senior affordable housing in Ardmore. 

Persons with Mental Illness, Substance Abuse and HIV/AIDS Lower Merion will continue to fund Lower 

Merion Counseling Services to pay a support person for medication supervision and psychiatric services 

to stabilize persons with mental health problems. Clients include persons with HIV/AIDS, those in danger 

of becoming homeless, the elderly and those with alcohol and/or substance abuse issues. 

Victims of Domestic Violence Annually Lower Merion provides CDBG assistance to the Women’s Center 

of Montgomery County to provide a full range of services detailed in the above section. 

For entitlement/consortia grantees: Specify the activities that the jurisdiction plans to 
undertake during the next year to address the housing and supportive services needs 
identified in accordance with 91.215(e) with respect to persons who are not homeless but 
have other special needs. Link to one-year goals. (91.220(2)) 

Not Applicable 
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MA-40 Barriers to Affordable Housing – 91.210(e) 

Negative Effects of Public Policies on Affordable Housing and Residential Investment 

By far, the largest barrier to affordable housing in Lower Merion Township is cost. This densely 

populated, first-ring Philadelphia suburb has little vacant land and very high housing costs.  

In conjunction with Montgomery County and the Montgomery County Housing Authority, Lower Merion 

completed a new Analysis of Impediments to Fair Housing Choice in May of 2020. The conclusions and 

planned actions contained in that AI are included with this Consolidated Plan as Grantee Unique 

Appendices in Section AD-25 Administration. 
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MA-45 Non-Housing Community Development Assets – 91.215 (f) 

Introduction 

Commercial redevelopment and revitalization is an on-going activity in each of the commercial areas of Lower Merion Township. The primary 

corridors lie along City Avenue north of and adjacent to St Joseph’s University, and along Lancaster Avenue in Ardmore and Bryn Mawr.  The 

Township continues to best meet the needs of the business community through various planning studies that examine public transportation, 

parking, etc. and how the Capital Fund can be used to promote business and mixed use development. 

The Township’s greatest non-housing assets outside the commercial corridors are their institutions of higher learning and medical facilities. 

Lower Merion is the home to Rosemont College, Bryn Mawr College, Haverford College, Harcum College and St. Charles Seminary. Additionally, a 

portion of St. Joseph University is in the Township and Villanova University is adjacent to the Township in Radnor Township. This large student 

population impacts much of the local commercial and housing, as well as, police and security. The Township’s other major employers are Bryn 

Mawr Hospital and Lankenau Hospital. Lower Merion Township is a net importer of primary jobs with over 33,700 people working in the 

Township while residing outside Lower Merion. 

Increased investments and revitalization of public and private property along City Avenue and Lancaster Avenue will enhance the Township’s 

draw as a premier suburban residential community. 

In the long term Lower Merion will continue to support activities and programs that provide a stable and balanced economic base. The Township 

intends to continue to assist in the stabilization of low and moderate income owner occupied property and the development of affordable 

housing for homeownership. The reconstruction of deteriorating infrastructure and upgrading of existing public facilities in lower income areas is 

of the highest priority in conjunction with complete ADA accessibility of all of the Township.  

Economic Development Market Analysis 

Business Activity 

Business by Sector Number of 
Workers 

Number of Jobs Share of Workers 
% 

Share of Jobs 
% 

Jobs less workers 
% 

Agriculture, Mining, Oil & Gas Extraction 27 3 0 0 0 

Arts, Entertainment, Accommodations 1,788 3,770 8 10 2 
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Business by Sector Number of 
Workers 

Number of Jobs Share of Workers 
% 

Share of Jobs 
% 

Jobs less workers 
% 

Construction 578 843 3 2 -1 

Education and Health Care Services 7,915 14,681 35 39 4 

Finance, Insurance, and Real Estate 2,546 5,277 11 14 3 

Information 734 1,323 3 3 0 

Manufacturing 901 216 4 1 -3 

Other Services 905 2,067 4 5 1 

Professional, Scientific, Management Services 4,067 4,421 18 12 -6 

Public Administration 0 0 0 0 0 

Retail Trade 1,966 4,640 9 12 3 

Transportation and Warehousing 384 111 2 0 -2 

Wholesale Trade 927 701 4 2 -2 

Total 22,738 38,053 -- -- -- 

Table 39 - Business Activity 
Data Source: 2011-2015 ACS (Workers), 2015 Longitudinal Employer-Household Dynamics (Jobs) 
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Labor Force 

Total Population in the Civilian Labor Force 29,830 

Civilian Employed Population 16 years and 

over 28,175 

Unemployment Rate 5.52 

Unemployment Rate for Ages 16-24 12.22 

Unemployment Rate for Ages 25-65 3.67 

Table 40 - Labor Force 
Data Source: 2011-2015 ACS 

 

Occupations by Sector Number of People 

Management, business and financial 13,525 

Farming, fisheries and forestry occupations 489 

Service 1,290 

Sales and office 4,768 

Construction, extraction, maintenance and 

repair 605 

Production, transportation and material 

moving 330 

Table 41 – Occupations by Sector 
Data Source: 2011-2015 ACS 

 

Travel Time 

Travel Time Number Percentage 

< 30 Minutes 14,194 56% 

30-59 Minutes 9,764 39% 

60 or More Minutes 1,305 5% 

Total 25,263 100% 
Table 42 - Travel Time 

Data Source: 2011-2015 ACS 

 

Education: 

Educational Attainment by Employment Status (Population 16 and Older) 

Educational Attainment In Labor Force  

Civilian Employed Unemployed Not in Labor 
Force 

Less than high school graduate 359 18 230 
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Educational Attainment In Labor Force  

Civilian Employed Unemployed Not in Labor 
Force 

High school graduate (includes 

equivalency) 1,210 169 520 

Some college or Associate's degree 1,910 160 785 

Bachelor's degree or higher 18,650 708 3,764 

Table 43 - Educational Attainment by Employment Status 
Data Source: 2011-2015 ACS 

 

Educational Attainment by Age 

 Age 

18–24 yrs 25–34 yrs 35–44 yrs 45–65 yrs 65+ yrs 

Less than 9th grade 10 115 110 83 223 

9th to 12th grade, no diploma 270 108 42 159 239 

High school graduate, GED, or 

alternative 1,309 190 410 1,300 1,710 

Some college, no degree 2,909 380 325 1,265 1,300 

Associate's degree 83 171 109 590 508 

Bachelor's degree 983 2,134 2,280 4,958 2,875 

Graduate or professional degree 29 1,960 3,405 8,403 4,464 

Table 44 - Educational Attainment by Age 
Data Source: 2011-2015 ACS 

 

Educational Attainment – Median Earnings in the Past 12 Months 

Educational Attainment Median Earnings in the Past 12 Months 

Less than high school graduate 46,126 

High school graduate (includes equivalency) 131,345 

Some college or Associate's degree 132,225 

Bachelor's degree 234,834 

Graduate or professional degree 411,465 

Table 45 – Median Earnings in the Past 12 Months 
Data Source: 2011-2015 ACS 

 

 

Based on the Business Activity table above, what are the major employment sectors within 

your jurisdiction? 

Major sectors are: 
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 Education and health care 

 Finance, Insurance and Real Estate 

 Professional, scientific and management services 

 Retail trade 

Describe the workforce and infrastructure needs of the business community: 

As can be seen from the statistics provided by HUD above, the vast majority of the workforce in Lower 

Merion is well educated with nearly 85% of the Employed over age 16 having a Bachelor’s degree or 

higher. This is understandable with the institutions of higher learning and hospitals being the major 

employers. 

Downtown revitalization within the eleven commercial areas, three of which are located in the 

designated low and moderate income sectors of the Township, is an ongoing process with the Township 

conducting planning studies to determine the overall needed of each area. 

The Ardmore Redevelopment Area Plan, with the Ardmore Retail Strategy, includes the vision and goals 

for this commercial area. To achieve this vision, the following goals were established: 1. Revitalize 

Lancaster Avenue to help the business district become commercially competitive, 2. Improve transit 

facilities, 3. Seek private investment to implement the plan, 4. Satisfy existing and future parking 

demands, and 5. Improve the pedestrian and vehicular traffic infrastructure to serve long-term needs of 

the district. 

The Bryn Mawr Master Plan, in addition to providing information on Development Principles, Distinctive 

Idenity and Development Opportunities, the plan provides a District Plan with an Overview of Bryn 

Mawr, a discussion of Economic Development , suggestions for the Village Square area, the Central 

Avenue area, the Bryn Mawr Community Center, the Train Station area and Lancaster Avenue. The plan 

further elaborates on Transit, Circulation and Parking, along with specific Priority Capital Improvements 

to be phased over 20 years. 

The City Avenue Special Services District Transportation Connectivity Study, is concerned with Transit, 

Pedestrian and Bicycle Circulation in the City Avenue area. Issues of train station improvements, bus 

service, missing sidewalks, ADA issues, interconnection with walking paths, street crossings, traffic 

calming issues and street widening are addressed. 

The Bala Avenue Master Plan, provides an analysis of existing conditions, makes design 

recommendations for streetscape, signage and intersection design. The plan also makes 

recommendations for area parking, the Bala Gym and the Union Street Bridge. 

The Merion Cynwyd Business District Master Plan includes a summary of existing conditions, an 

evaluation of Montgomery Avenue options and recommendations for vehicular traffic improvements, 

pedestrian safety, streetscape, parking and building appearance. 
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Describe any major changes that may have an economic impact, such as planned local or 

regional public or private sector investments or initiatives that have affected or may affect 

job and business growth opportunities during the planning period. Describe any needs for 

workforce development, business support or infrastructure these changes may create. 

Obviously, the most impactful change on the Township's economic well being is the Covid-19 pandemic. 

The extent and duration of the pandemic cannot be known at this point, but steps were taken using 

supplemental CARES funding to mitigate the virus's economic impact on the Township. 

Other factors shape the Township's economy, of course, and those are regularly monitored during pre-

pandemic times. That process will continue during the remainder of the pandemic's influence on the 

area as well as afterward. Indications are that the area is poised for continued growth but the timing 

and some of the strategies will be directly impacted by the pandemic and the resulting "new normal." 

How do the skills and education of the current workforce correspond to employment 

opportunities in the jurisdiction? 

The Township has a well educated workforce. It is likely that the Covid-19 pandemic will alter the skill 

sets needed and training methods used for some portion of the workforce, but Lower Merion residents 

and institutions have a solid foundation upon which to build. 

Describe any current workforce training initiatives, including those supported by Workforce 

Investment Boards, community colleges and other organizations. Describe how these efforts 

will support the jurisdiction's Consolidated Plan. 

The economic development staff of Lower Merion works closely with the various Commonwealth and 

Montgomery County programs to provide the most complete tools to assist Township businesses to 

succeed. The Township’s CDBG Ardmore Initiative provides small business loan assistance to businesses 

in the Ardmore section of the Township.  

Does your jurisdiction participate in a Comprehensive Economic Development Strategy 

(CEDS)? 

Yes 

If so, what economic development initiatives are you undertaking that may be coordinated 

with the Consolidated Plan? If not, describe other local/regional plans or initiatives that 

impact economic growth. 

Montgomery County, in which Lower Merion is located, participates in the Greater Philadelphia 

Comprehensive Economic Development Strategy. 
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Most economic development initiatives currently revolve around surviving the corona virus pandemic 

and rebuilding the local and regional economies in its aftermath. Lower Merion Township is a 

participant in the planning and implementation of those efforts. 

Discussion 
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MA-50 Needs and Market Analysis Discussion  

Are there areas where households with multiple housing problems are concentrated? 

(include a definition of "concentration") 

There are no areas where households with multiple housing problems are concentrated. 

There is more diversity in the areas of Ardmore West, Bryn Mawr and Bala compared to other areas in 

the township with minorities representing 20% or more of the general population; however this does 

not represent areas with higher concentrations of homes with one more conditions or lower income 

households. Some of the areas with the highest valued housing stock also coincide with the areas with 

the oldest homes, the homes that would potentially have conditions. 

The area surrounding Bryn Mawr College, as well as areas around Ardmore, have lower home values 

compared to the rest of the township, however this would not be considered “low income” by HUD 

standards.  

 

Are there any areas in the jurisdiction where racial or ethnic minorities or low-income 

families are concentrated? (include a definition of "concentration") 

There is more diversity in the areas of Ardmore West, Bryn Mawr and Bala compared to other areas in 

the township with minorities representing 20% or more of the general population; however this does 

not represent areas with higher concentrations of racial or ethnic minorities or low-income households. 

The area surrounding Bryn Mawr College, as well as areas around Ardmore, have lower home values 

compared to the rest of the township, however this would not be considered “low income” by HUD 

standards.  

What are the characteristics of the market in these areas/neighborhoods? 

The housing market in the aforementioned areas is still significantly above the median home values and 

gross asking rents in the Commonwealth and the Philadelphia, Camden and Wilmington MSA.   

Are there any community assets in these areas/neighborhoods? 

Bryn Mawr College is located in the neighborhood with one of the lowest median home values in the 

township suggesting that student housing maybe playing a factor in the home values. Assets located in 

Ardmore include the Ardmore Free Library and a robust downtown that host many civic and cultural 

events throughout the year. Please note it is not suggested that these neighborhoods are low income or 

represent any areas of concern, they just highlight the areas in the community that have the lowest 

home values. 
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Are there other strategic opportunities in any of these areas? 

None currently. 
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MA-60 Broadband Needs of Housing occupied by Low- and Moderate-Income 

Households - 91.210(a)(4), 91.310(a)(2) 

 

Describe the need for broadband wiring and connections for households, including low- and 

moderate-income households and neighborhoods. 

According to 2019 data provided by the FCC, all households and neighborhoods in Lower Merion 

Township have broadband available to them. 

Describe the need for increased competition by having more than one broadband Internet 

service provider serve the jurisdiction. 

According to Broadband Now, Lower Merion residents have at least 2 choices as far as residential 

Internet, which is slightly below average when contrasted with the US generally. Both Viasat and 

HughesNet cover 100% of the Township while Xfinity covers some 99.8% and Verizon Fios covers 97.6%. 

In terms of network tech available in Lower Merion, the most widespread physical wire broadband 

Internet connection options are satellite (100% coverage), cable (99.8%) and fiber (97.6%). 

 
Lower Merion broadband map 
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MA-65 Hazard Mitigation - 91.210(a)(5), 91.310(a)(3) 

 

Describe the jurisdiction’s increased natural hazard risks associated with climate change. 

Since the Township is just 50 or so miles or so from the Atlantic Ocean and less from the Delaware Bay, 

Lower Merion is susceptible to hurricanes, tropical storms and nor'easters, whether making direct 

landfall in the area or passing by out at sea. The flooding and wind damage associated with such storms 

can leave residents without electricity for extended periods. In extreme cases, damage to homes and 

infrastructure can also occur. As climate change increases the frequency and intensity of these storms, 

the risk for property damage and injury or loss of life rises. 

With the Schuylkill River forming the Township’s eastern boundary and several of its tributaries running 

through the Township, flooding is also a potential problem here.  

Describe the vulnerability to these risks of housing occupied by low- and moderate-income 

households based on an analysis of data, findings, and methods. 

Housing occupied by low- and moderate-income households may be more vulnerable to weather-

related hazards due to delays in maintenance work such as roofs and windows. There would appear to 

be no other correlation between income level and vulnerability as some of the oldest homes in the 

Township are among its highest priced and there are no concentrations of low- and moderate-income 

households or areas that are especially vulnerable to weather-related damage.  
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Strategic Plan 

SP-05 Overview 

Strategic Plan Overview 

It is the intention of Lower Merion Township to invest its federal Community Development Block Grant 

funds in ways that will garner long-term, sustainable results. For this reason the Township has carefully 

examined its needs for affordable housing, public facilities and infrastructure and public services. 

To maximize the impact of CDBG funding, the Township has relied on dedicated partners in the non-

profit sector. While decisions beyond the first year will be based on activity results and needs assessed 

as those years are planned, it is the City’s intention at the start of this 5-year cycle to address a variety of 

the Priority Needs identified in this plan by varying the activities it supports over the life of the Plan. 

Details of the needs, goals and planned activities follow in the various sub-sections of this Strategic Plan. 
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SP-10 Geographic Priorities – 91.215 (a)(1) 

Geographic Area 

Table 46 - Geographic Priority Areas 

1 Area Name: Low-mod residential 

areas 

Area Type: Comprehensive 

Other Target Area Description: Comprehensive 

HUD Approval Date:   

% of Low/ Mod:   

Revital Type:    

Other Revital Description:   

Identify the neighborhood boundaries for this target area.   

Include specific housing and commercial characteristics of this target 

area. 

  

How did your consultation and citizen participation process help you to 

identify this neighborhood as a target area? 

  

Identify the needs in this target area.   

What are the opportunities for improvement in this target area?       

Are there barriers to improvement in this target area?   

2 Area Name: Township-Wide 

Area Type: Other 

Other Target Area Description: Other 

HUD Approval Date:   

% of Low/ Mod:   

Revital Type:    

Other Revital Description:   

Identify the neighborhood boundaries for this target area.   

Include specific housing and commercial characteristics of this target 

area. 

  

How did your consultation and citizen participation process help you to 

identify this neighborhood as a target area? 

  

Identify the needs in this target area.   
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What are the opportunities for improvement in this target area?       

Are there barriers to improvement in this target area?   

 

General Allocation Priorities 

Describe the basis for allocating investments geographically within the jurisdiction (or within the EMSA 

for HOPWA) 

Most of Lower Merion's CDBG funding will be available throughout the Township because low-mod 

residents, including presumed benefit groups, reside throughout the municipality.  

It is expected that during the 5-year Consolidated Plan period, a limited number of activities will be 

conducted on a Low-Mod Area (LMA) basis in eligible residential areas. 

 
Median Household Income 
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SP-25 Priority Needs - 91.215(a)(2) 

Priority Needs 

Table 47 – Priority Needs Summary 

1 Priority Need 

Name 

Affordable housing 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Elderly 

Persons with Physical Disabilities 

Geographic 

Areas Affected 

Other 

Associated 

Goals 

Preserve existing housing stock 

Increase home ownership opportunities 

Description Both the preservation of existing affordable housing through an active 

residential rehabilitation program and the creation of new affordable units 

through acquisition, rehab and sale to eligible households. 

Basis for 

Relative 

Priority 

Data, consultation, and public input all reveal a need for affordable housing 

opportunities in the Township. 

2 Priority Need 

Name 

Public Services 

Priority Level High 
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Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Victims of Domestic Violence 

Elderly 

Frail Elderly 

Persons with Mental Disabilities 

Persons with Physical Disabilities 

Persons with Developmental Disabilities 

Persons with Alcohol or Other Addictions 

Persons with HIV/AIDS and their Families 

Victims of Domestic Violence 

Non-housing Community Development 

Geographic 

Areas Affected 

Other 

Comprehensive 

Associated 

Goals 

Support public services 

Description Support for services that benefit eligible residents, including presumed benefit 

segments of the population such as elderly, the homeless and disabled adults. 

May potentially include services associated with public health response to the 

corona virus pandemic. 

Basis for 

Relative 

Priority 

Data, consultation, and public input all reveal a need for public services in the 

Township. 

Additional consultation with public health agencies will determine the 

additional services needed to respond to the corona virus pandemic. If needed, 

it is expected they would be of the utmost urgency and highest priority. 

3 Priority Need 

Name 

Infrastructure Improvements 

Priority Level High 



 

  Consolidated Plan LOWER MERION TOWNSHIP     83 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Elderly 

Frail Elderly 

Persons with Physical Disabilities 

Non-housing Community Development 

Geographic 

Areas Affected 

Other 

Comprehensive 

Associated 

Goals 

Improve public infrastructure 

Description Improvements in eligible residential areas to public infrastructure, potentially 

including streets, water and sewer, and parks. Also, removal of architectural 

barriers to accessibility throughout the Township. 

Basis for 

Relative 

Priority 

Data, consultation, and public input all reveal a need for infrastructure 

improvements in the Township. 

4 Priority Need 

Name 

Public facility improvements 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Elderly 

Frail Elderly 

Persons with Mental Disabilities 

Persons with Physical Disabilities 

Persons with Developmental Disabilities 

Persons with Alcohol or Other Addictions 

Persons with HIV/AIDS and their Families 

Victims of Domestic Violence 

Non-housing Community Development 
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Geographic 

Areas Affected 

Other 

Comprehensive 

Associated 

Goals 

Improve public facilities 

Description Improvements to both municipal properties and non-profit facilities that serve 

eligible populations. Potentially, to include the addition of temporary facilities 

to assist in the response to the corona virus pandemic. 

Basis for 

Relative 

Priority 

Aging facilities and increasing demand lead to a need to expand and rehabilitate 

eligible public facilities. 

Additional consultation with public health agencies will determine if additional 

facilities are needed to respond to the corona virus pandemic. If needed, it is 

expected they would be of the utmost urgency and highest priority. 

5 Priority Need 

Name 

Economic Development 

Priority Level Low 

Population Extremely Low 

Low 

Moderate 

Non-housing Community Development 

Geographic 

Areas Affected 

Other 

Associated 

Goals 

Support economic development 

Description Support for efforts to attract and retain businesses to the Township and to 

provide training and connections between residents and opportunity. 

Basis for 

Relative 

Priority 

While economic development is recognized as a vital component to Lower 

Merion's future, the designation here as a low-priority goal reflects the fact that 

it will mostly be supported by non-CDBG resources. 

6 Priority Need 

Name 

Administration and Planning 

Priority Level High 
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Population Extremely Low 

Low 

Moderate 

Middle 

Large Families 

Families with Children 

Elderly 

Victims of Domestic Violence 

Elderly 

Frail Elderly 

Persons with Mental Disabilities 

Persons with Physical Disabilities 

Persons with Developmental Disabilities 

Persons with Alcohol or Other Addictions 

Persons with HIV/AIDS and their Families 

Victims of Domestic Violence 

Non-housing Community Development 

Geographic 

Areas Affected 

Other 

Comprehensive 

Associated 

Goals 

Support Fair Housing compliance 

Administration and Planning 

Description Administration and planning for the CDBG program. 

Basis for 

Relative 

Priority 

Effective, efficient management of CDBG resources is the foundation of all 

benefits those resources bring to the Township. 

 

Narrative (Optional) 

Though HUD program funding is not guaranteed from year to year and does, in fact, fluctuate annually, 

Lower Merion and all other grantees are required to set out a plan for the entire five-year period. This 

plan is based on an assumption of relatively level funding for years 2 through 5. Adjustments will be 

made with each Annual Action Plan for those subsequent years, but the priorities established in this 

Consolidated Plan and enumerated above will continue to guide decisions going forward. 
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SP-30 Influence of Market Conditions – 91.215 (b) 

Influence of Market Conditions 

Affordable Housing Type Market Characteristics that will influence  
the use of funds available for housing type 

Tenant Based Rental 

Assistance (TBRA) 

Lower Merion is not a HOME Participating Jurisdiction. 

TBRA for Non-Homeless 

Special Needs 

Lower Merion is not a HOME Participating Jurisdiction. 

New Unit Production Costs of property, construction and taxes and, for homeowner units, 

the ability of eligible households to obtain mortgages.  

Rehabilitation Continued demand from property owners and continued supply of 

reliable, competitive contractors. 

Acquisition, including 

preservation 

Property costs. 

Table 48 – Influence of Market Conditions 
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SP-35 Anticipated Resources - 91.215(a)(4), 91.220(c)(1,2) 

Introduction  

Lower Merion's CDBG allocation for 2020 is $1,017,571.  

The expected amount for the remainder of the Con Plan entered below is approximately 4 times the Year 1 allocation. 

Anticipated Resources 

Program Source of 
Funds 

Uses of Funds Expected Amount Available Year 1 Expected 
Amount 
Available 

Remainder 
of ConPlan  

$ 

Narrative Description 
Annual 

Allocation: 
$ 

Program 
Income: 

$ 

Prior Year 
Resources: 

$ 

Total: 
$ 

CDBG public - 

federal 

Acquisition 

Admin and 

Planning 

Economic 

Development 

Housing 

Public 

Improvements 

Public Services 1,017,517 13,000 164,432 1,194,949 4,000,000 

Expected amount for remainder of 

Con Plan is approximately 4 times 

the Year 1 allocation 

Table 49 - Anticipated Resources 

 

Explain how federal funds will leverage those additional resources (private, state and local funds), including a description of how 

matching requirements will be satisfied 



 

  Consolidated Plan LOWER MERION TOWNSHIP     88 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

The Township provides only a portion of the cost of activities: affordable housing, public facilities/infrastructure or public services. CDBG funds 

for public services activities are matched with numerous state funding sources and local donations. Most public facilities /infrastructure projects 

are primarily funded through state grants and Townsip bonds with CDBG being local match or providing for a funding gap. 

If appropriate, describe publically owned land or property located within the jurisdiction that may be used to address the needs 

identified in the plan 

Township streets, parks and facilities such as community centers and municipal properties that house non-profit organizations are expected o be 

used to address needs identified in this plan. 

Discussion 

The planning, coordination and leveraging that is part of every Consolidated Plan and every Annual Action plan within it helps assure that CDBG 

funds are used as efficiently as possible to benefit as many eligible residents as possible. 
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SP-40 Institutional Delivery Structure – 91.215(k) 

Explain the institutional structure through which the jurisdiction will carry out its consolidated plan 

including private industry, non-profit organizations, and public institutions. 

Responsible Entity Responsible Entity 
Type 

Role Geographic Area 
Served 

LOWER MERION 

TOWNSHIP 

Government Economic 

Development 

Non-homeless special 

needs 

Ownership 

Planning 

neighborhood 

improvements 

public facilities 

public services 

Jurisdiction 

Montgomery County 

Housing Authority 

PHA Public Housing Region 

Ardmore Initiative Non-profit 

organizations 

Economic 

Development 

Jurisdiction 

ElderNet Non-profit 

organizations 

Non-homeless special 

needs 

public services 

Jurisdiction 

New Horizons Senior 

Center 

Non-profit 

organizations 

Non-homeless special 

needs 

public facilities 

public services 

Jurisdiction 

LOWER MERION 

AFFORDABLE HOUSING 

CORPORATION 

Non-profit 

organizations 

Ownership Jurisdiction 

PALM - Positive Aging 

in Lower Merion, PA 

Non-profit 

organizations 

Non-homeless special 

needs 

public facilities 

public services 

Jurisdiction 
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Responsible Entity Responsible Entity 
Type 

Role Geographic Area 
Served 

Montgomery County Government Economic 

Development 

Homelessness 

Non-homeless special 

needs 

Ownership 

Planning 

Rental 

Region 

ARDMORE HOUSING 

FOR THE ELDERLY INC. 

Non-profit 

organizations 

Rental Jurisdiction 

WOMEN'S CENTER OF 

MONTGOMERY 

COUNTY 

Non-profit 

organizations 

Homelessness 

Non-homeless special 

needs 

public services 

Region 

Center for Creative 

Works 

Non-profit 

organizations 

Non-homeless special 

needs 

public services 

Jurisdiction 

Table 50 - Institutional Delivery Structure 

Assess of Strengths and Gaps in the Institutional Delivery System 

The primary strength of this delivery system is the remarkable dedication of the people who man the 

front lines of the often small non-profit organizations that provide many of the activities. These groups 

are often extremely underfunded given the needs they seek to address but continue to deliver quality 

services in a wide variety of fields. 

Similarly, the public sector activities provided by Township staff and contractors provide quality and 

quantity of results despite funding constraints. 

The largest gap, or weakness, in this system is that it is stretched incredibly thin. Many of the key 

components rely on one person or a very few individuals to make them work. There is little time or 

depth of personnel to develop succession strategies or expand funding streams.  

Availability of services targeted to homeless persons and persons with HIV and mainstream 

services 

Homelessness Prevention 
Services 

Available in the 
Community 

Targeted to 
Homeless 

Targeted to People 
with HIV 

Homelessness Prevention Services 

Counseling/Advocacy X X X 

Legal Assistance X   X 
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Homelessness Prevention 
Services 

Available in the 
Community 

Targeted to 
Homeless 

Targeted to People 
with HIV 

Homelessness Prevention Services 

Mortgage Assistance X     

Rental Assistance X     

Utilities Assistance X     

Street Outreach Services 

Law Enforcement X X X 

Mobile Clinics X X X 

Other Street Outreach Services X X X 

Supportive Services 

Alcohol & Drug Abuse X X X 

Child Care X       

Education X    X 

Employment and Employment 

Training X X X 

Healthcare X X X 

HIV/AIDS X X X 

Life Skills X X X 

Mental Health Counseling X X X 

Transportation X X X 

Other 

        

Table 51 - Homeless Prevention Services Summary 

Describe how the service delivery system including, but not limited to, the services listed 

above meet the needs of homeless persons (particularly chronically homeless individuals and 

families, families with children, veterans and their families, and unaccompanied youth) 

All emergency shelter and transitional housing in Montgomery County is administered through Your 

Way Home Montgomery County and the Continuum of Care.  There are no emergency shelters or 

transitional housing in Lower Merion Township. 

The Montgomery County Office of Public Health provides HIV/AIDS services throughout the County, 

including in Lower Merion Township. 

Describe the strengths and gaps of the service delivery system for special needs population 

and persons experiencing homelessness, including, but not limited to, the services listed 

above 

Challenges: 

 Budgetary shortages and related staffing issues 
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 Reluctance of some who need services to comply with programmatic requirements 

Strengths: 

 Dedicated and creative staffs 

Provide a summary of the strategy for overcoming gaps in the institutional structure and 

service delivery system for carrying out a strategy to address priority needs 
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SP-45 Goals Summary – 91.215(a)(4) 

Goals Summary Information  

Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

1 Preserve existing 

housing stock 

2020 2024 Affordable Housing Township-

Wide 

Affordable 

housing 

CDBG: 

$1,170,160 

Homeowner Housing 

Rehabilitated: 

35 Household Housing Unit 

2 Increase home 

ownership 

opportunities 

2020 2024 Affordable Housing Township-

Wide 

Affordable 

housing 

CDBG: 

$590,000 

Homeowner Housing Added: 

5 Household Housing Unit 

3 Improve public 

facilities 

2020 2024 Non-Housing 

Community 

Development 

Township-

Wide 

Low-mod 

residential 

areas 

Public facility 

improvements 

CDBG: 

$1,250,000 

Public Facility or 

Infrastructure Activities other 

than Low/Moderate Income 

Housing Benefit: 

10000 Persons Assisted 

4 Improve public 

infrastructure 

2020 2024 Non-Housing 

Community 

Development 

Township-

Wide 

Infrastructure 

Improvements 

CDBG: 

$350,000 

Public Facility or 

Infrastructure Activities other 

than Low/Moderate Income 

Housing Benefit: 

500 Persons Assisted 

5 Support public 

services 

2020 2024 Non-Homeless 

Special Needs 

Non-Housing 

Community 

Development 

Township-

Wide 

Public Services CDBG: 

$772,479 

Public service activities other 

than Low/Moderate Income 

Housing Benefit: 

14000 Persons Assisted 

6 Support economic 

development 

2020 2024 Non-Housing 

Community 

Development 

Township-

Wide 

Economic 

Development 

CDBG: 

$150,000 

Businesses assisted: 

15 Businesses Assisted 
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

7 Support Fair 

Housing 

compliance 

2020 2024 Administration Township-

Wide 

Administration 

and Planning 

CDBG: 

$37,500 

Other: 

5 Other 

8 Administration and 

Planning 

2020 2024 Administration Township-

Wide 

Administration 

and Planning 

CDBG: 

$874,810 

Other: 

5 Other 

Table 52 – Goals Summary 

 

Goal Descriptions 

 

1 Goal Name Preserve existing housing stock 

Goal 

Description 

Continue a program of interest-free loans to improve the homes of income-eligible households and improve affordable 

rental units. 

2 Goal Name Increase home ownership opportunities 

Goal 

Description 

Continue the program to purchase and rehabilitate single-family homes for sale to income-eligible households. 

3 Goal Name Improve public facilities 

Goal 

Description 

Improvements to both municipal properties and non-profit facilities that serve eligible populations. 

4 Goal Name Improve public infrastructure 

Goal 

Description 

Removal of architectural barriers to accessibility throughout the Township by continuing the program to install curb 

cuts. 
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5 Goal Name Support public services 

Goal 

Description 

Operating support for services to eligible populations provided by both the Township and by non-profit organizations. 

6 Goal Name Support economic development 

Goal 

Description 

Support for efforts to attract and retain businesses to the Township and to provide training and connections between 

residents and opportunity.  

7 Goal Name Support Fair Housing compliance 

Goal 

Description 

Support the understanding and application of fair housing regulations. Funding is subject to 20% administration cap. 

8 Goal Name Administration and Planning 

Goal 

Description 

Administration and planning for the Township's CDBG program. 

Estimate the number of extremely low-income, low-income, and moderate-income families to whom the jurisdiction will provide 

affordable housing as defined by HOME 91.315(b)(2) 

Lower Merion Township is not a HOME Participating Jurisdiction. 
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SP-50 Public Housing Accessibility and Involvement – 91.215(c) 

Need to Increase the Number of Accessible Units (if Required by a Section 504 Voluntary 

Compliance Agreement)  

There are no public housing units in Lower Merion Township. 

Activities to Increase Resident Involvements 

There are no public housing units in Lower Merion Township. 

Is the public housing agency designated as troubled under 24 CFR part 902? 

No 

Plan to remove the ‘troubled’ designation  
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SP-55 Barriers to affordable housing – 91.215(h) 

Barriers to Affordable Housing 

By far, the largest barrier to affordable housing in Lower Merion Township is cost. This densely 

populated, first-ring Philadelphia suburb has little vacant land and very high housing costs.  

In conjunction with Montgomery County and the Montgomery County Housing Authority, Lower Merion 

completed a new Analysis of Impediments to Fair Housing Choice in May of 2020. The conclusions and 

planned actions contained in that AI are included with this Consolidated Plan as Grantee Unique 

Appendices in Section AD-25 Administration. 

Strategy to Remove or Ameliorate the Barriers to Affordable Housing 

In conjunction with Montgomery County and the Montgomery County Housing Authority, Lower Merion 

completed a new Analysis of Impediments to Fair Housing Choice in May of 2020. The conclusions and 

planned actions contained in that AI are included with this Consolidated Plan as Grantee Unique 

Appendices in Section AD-25 Administration. 
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SP-60 Homelessness Strategy – 91.215(d) 

Reaching out to homeless persons (especially unsheltered persons) and assessing their 

individual needs 

The process of reaching out to homeless persons throughout Montgomery County is conducted by the 

County through the Coordinated Homeless Outreach Center (CHOC). CHOC will continue to distribute 

information to schools, hospitals, churches and other institutions to which persons that experience 

homelessness turn about the Your Way Home program and the Call Center and its availability as a 

resource to aid persons experiencing homelessness or at risk of losing their homes. CHOC employs 

outreach teams that continually identify and engage homeless people. Outreach is conducted in wooded 

areas, train stations, parks and other areas where unsheltered persons are known to be. Additionally, 

outreach teams respond to calls from police, the libraries and businesses. Individuals are provided the 

opportunity to go to the CHOC shelter for showers, a meal and to apply for benefits. Mobile outreach is 

also available through the Montgomery County Emergency Services. 

Within Lower Merion Township’s Homeless and Special Population Goal there are three priority 

objectives: 

1. Assist Montgomery County, the Lower Merion Police Department and ElderNet,  where appropriate, 

to improve outreach and assessment of homeless persons and families. 

2. Continue to assist organizations that provide counseling and services to clients that are homeless or 

near homeless and victims of domestic violence in Lower Merion. FY 2020 funding will continue to 

support the domestic violence satellite office in the Township, Women’s Center of Montgomery County 

and for services, including the homeless and those at-risk of homelessness, provided by ElderNet. 

3. Continue to assist organizations that provide counseling and services to clients that have HIV/AIDS or 

have alcohol or substance abuse problems. FY 2020 funding is proposed  for ElderNet and the Women's 

Center, both of which may have clients with these issues. 

Addressing the emergency and transitional housing needs of homeless persons 

All emergency shelter and transitional housing in Montgomery County is administered through Your 

Way Home Montgomery County and the Continuum of Care.  There are no emergency shelters or 

transitional housing in Lower Merion Township. 

Helping homeless persons (especially chronically homeless individuals and families, families 

with children, veterans and their families, and unaccompanied youth) make the transition to 

permanent housing and independent living, including shortening the period of time that 

individuals and families experience homelessness, facilitating access for homeless individuals 
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and families to affordable housing units, and preventing individuals and families who were 

recently homeless from becoming homeless again. 

The Montgomery County Continuum of Care offers a full range of emergency and transitional facilities. 

The County administers the Emergency Solutions Grant (ESG) that provides funds for shelter operations, 

essential services, homelessness prevention and rapid rehousing activities. County CDBG funds are also 

used to support operations and supportive services. The Continuum of Care has developed programs 

and strategies to support shelter and transitional housing programs with preparing clients to move 

beyond homelessness into permanent housing. 

The Office of Behavioral Health and Developmental Disabilities uses an evidence-based case 

management approach to move people from homelessness to stable housing and trains Peer Specialists 

in housing support to assist homeless persons maintain housing. 

The Your Way Home Call Center serves as the coordinated centralized intake for all persons facing a 

housing crisis. Additionally, the Department of Housing and Community Development has established 

three Housing Resource Centers across Montgomery County.  That work in coordination with the YWH 

Call Center  assists people at risk of homelessness to maintain their housing and to rapidly rehouse 

homeless persons. Persons experiencing a housing crisis call the toll-free YWH Call Center, are assessed 

and eligible persons are referred to one of the three Housing Resource Centers for the appropriate 

housing intervention. 

Because of limited resources, Lower Merion believes the best possible approach to homelessness, is to 

assist the County where feasible, but primarily they will work to treat the root causes of the problem, 

including unemployment, transportation, special, physical and mental health needs, and affordable 

housing. Programs and assistance must be provided that prevent homelessness from occurring. 

Activities provided by the Township from the CDBG Program are detailed below. 

Help low-income individuals and families avoid becoming homeless, especially extremely 

low-income individuals and families who are likely to become homeless after being 

discharged from a publicly funded institution or system of care, or who are receiving 

assistance from public and private agencies that address housing, health, social services, 

employment, education or youth needs 

The Montgomery County Continuum of Care is working with the Housing Equity Center to train 

residents in rights and responsibilities; Genesis Housing Corporation provides budget and credit 

counseling; Legal Aid assists people to resolve issues relating to eviction. CoC’s staff have been trained 

to work with Montgomery County residents on skills needed to maintain housing. In addition to assisting 

those at risk of homelessness, the Your Way Home Call Center also refers homeless clients to any 

available shelter beds within the County. 
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Preventing homelessness through discharge planning helps eliminate homelessness. Each system of care 

in the County either has or is working toward a discharge planning system that prevents homelessness. 

Youth aging out of foster care has a system of after-care to provide support to young adults leaving 

foster care, particularly those with mental illness. The County provides targeted TBRA assistance in 

support of these programs. 

Discharge to housing from in-patient Health Care institutions is required by state law. Although some do 

work with shelters upon discharge, most individuals are found stable housing in family homes, nursing 

or personal care homes. 

The Office of Mental Health and Substance Abuse Services requires persons being discharged from state 

hospitals be placed in appropriate residences and provided community treatment. Persons discharged 

from private institutions or detox facilities may not be covered and finding appropriate housing is a 

challenge.   

The criminal justice system in Montgomery County has developed special treatment courts to identify 

and provide treatment to those with mental illness or who are homeless. Stable housing is required for 

parolees before discharge from the county correctional facility. 

The Township of Lower Merion financially supports, through the CDBG Annual Action Plan, a number of 

activities that assist in homeless prevention, including: 

1. Housing Rehabilitation for low and moderate income homeowners to assist them in maintaining 

their property and remain a property owner in a safe and affordable unit. 

2. Continued financial support for ElderNet’s Escort Driver Program for the elderly and mentally 

and physically challenged and for their Care Management Coordinator who coordinates 

outreach programs for the elderly and the disabled. 

3. Continued financial support for the Mini-Bus service for Seniors and the disabled through the 

Township’s Parks and Recreation Department. 

4. Continue financial support for the Women’s Center of Montgomery County to continue to 

provide outreach, counseling, advocacy and court accompaniment to women who are victims of 

domestic violence in the Township. 
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SP-65 Lead based paint Hazards – 91.215(i) 

Actions to address LBP hazards and increase access to housing without LBP hazards 

Lead hazards are addressed during housing rehabilitation efforts. All pre-1978 homes that receive 

rehabilitation assistance that involves painted surfaces are tested for the presence of lead-based paint. 

When evidence of paint is found, relevant steps are taken, usually lead safe work practices and interim 

controls, all using qualified contractors. Efforts to reduce exposure to lead paint begin with initial 

inspections, review of hazard assessments, relevant modifications to work write-ups, interim inspections 

and final inspections and clearance testing. 

Homebuyer projects involve the rehabilitation of existing homes and appropriate steps for lead control 

or abatement are followed. 

How are the actions listed above related to the extent of lead poisoning and hazards? 

They reduce the potential for exposure to lead-based paint. 

How are the actions listed above integrated into housing policies and procedures? 

They are written into the relevant policy and procedures manuals.  
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SP-70 Anti-Poverty Strategy – 91.215(j) 

Jurisdiction Goals, Programs and Policies for reducing the number of Poverty-Level Families 

Poverty as a function of income is related to education, job training and employment opportunities. 

While the Township of Lower Merion has not and is not faced with significant economic dislocation, it 

continues to plan for the ongoing revitalization of the various commercial corridors. The CDBG and State 

funded façade program and Ardmore Initiative’s Business Assistance Program seek to strengthen retail 

businesses and create new employment opportunities for low and moderate income individuals. 

The Township will continue to invest in job-creation activities with an emphasis on the hiring of low 

income residents. 

The CDBG program funds rehabilitation of owner occupied housing that allows low income home 

owners to remain in their homes. The Home Purchase Program creates new home owners from the low-

moderate community. On a regular basis the Township assists the non-profit owners of affordable 

housing to maintain their units to guarantee the long term viability for use by low income seniors and 

the developmentally challenged; Ardmore Housing for the Elderly and the Group Homes of Resources 

for Human Development. 

How are the Jurisdiction poverty reducing goals, programs, and policies coordinated with this 

affordable housing plan 

There are cross-referrals of program participants among Township services so that, for instance, if 

someone is seeking employment or training assistance, they are also made aware of housing resources - 

from rehab to shelter to housing education - that are available in the Township and Montgomery 

County.  

Further, the use of CDBG funds is planned with a knowledge of the type of housing most in demand, 

including size, tenure and location, and the existing housing stock in the Township.  
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SP-80 Monitoring – 91.230 

Describe the standards and procedures that the jurisdiction will use to monitor activities 

carried out in furtherance of the plan and will use to ensure long-term compliance with 

requirements of the programs involved, including minority business outreach and the 

comprehensive planning requirements 

Lower Merion Township’s Community Development Program has developed standards and procedures 

for ensuring that the recipients of Community Development funds meet the purposes of the appropriate 

legislation and regulations, and that funds are disbursed in a timely fashion. 

Those standards and procedures for monitoring are designed to ensure that: 

1)   Objectives of federal CDBG statutes and regulations are met, 

2)   Program activities are progressing in compliance with the specifications and schedule for each 

program, and 

3)   Recipients are in compliance with other applicable laws, implementing regulations, including Davis-

Bacon and related labor requirements, and with the requirements to affirmatively further fair housing 

and minimize displacement of low-income households. 

4)   For the housing rehabilitation assistance program, the Township will continue to require 

conformance with: 

 Section 504 Handicapped Accessibility 

 Section 106 Historic Preservation 

 Housing Quality Standards 

 Lead-Based Paint regulations 

 Displacement / Relocation regulations 

The Office of Community Development reviews all proposed activities for eligibility under statutory and 

regulatory requirements, and for meeting identified needs in this plan. 

Both the Annual Action Plan and the Consolidated Plan are monitored through the use of checklists and 

forms to facilitate uniform monitoring of program activities. 

Fiscal monitoring will include review and approval of budgets, compliance with executed Grant 

Agreements, review and approval of vouchers, review of fiscal reports on a monthly basis and a review 

of municipal and non-profit audits on an annual basis. 
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Monitoring will occur through on-site monitoring visits. These visits will occur as necessary, but will be 

conducted at least once a year. Labor compliance monitoring will be conducted through weekly certified 

payrolls and on-site visits during the work period. 

Minority Business Outreach - The Township encourages participation by minority-owned businesses in 

CDBG-assisted activities and maintains records concerning the participation of minority-owned 

businesses to assess the results of its efforts and to complete the semiannual "Minority Business 

Enterprise Report" to HUD. Qualified minority contractors are encouraged to bid on properties 

participating in the Housing Rehabilitation Program. 

Comprehensive Planning Requirements - To ensure compliance with the comprehensive planning 

requirements of the Consolidated Plan process, Lower Merion Township reviews the process on an 

ongoing basis. The review ensures compliance with federal requirements concerning citizen 

participation and consistency of actions taken with those specified in the "Citizen Participation Plan." 

Records documenting actions taken are maintained for each program year. 



 

  Consolidated Plan LOWER MERION TOWNSHIP     105 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

Expected Resources  

AP-15 Expected Resources – 91.220(c)(1,2) 

Introduction 

Lower Merion's CDBG allocation for 2020 is $1,017,571.  

The expected amount for the remainder of the Con Plan entered below is approximately 4 times the Year 1 allocation. 

Anticipated Resources 

Program Source of 
Funds 

Uses of Funds Expected Amount Available Year 1 Expected 
Amount 
Available 

Remainder 
of ConPlan  

$ 

Narrative Description 
Annual 

Allocation: 
$ 

Program 
Income: 

$ 

Prior Year 
Resources: 

$ 

Total: 
$ 

CDBG public - 

federal 

Acquisition 

Admin and 

Planning 

Economic 

Development 

Housing 

Public 

Improvements 

Public Services 1,017,517 13,000 164,432 1,194,949 4,000,000 

Expected amount for remainder of 

Con Plan is approximately 4 times 

the Year 1 allocation 

Table 53 - Expected Resources – Priority Table 

 
Explain how federal funds will leverage those additional resources (private, state and local funds), including a description of how 

matching requirements will be satisfied 
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The Township provides only a portion of the cost of activities: affordable housing, public facilities/infrastructure or public services. CDBG funds 

for public services activities are matched with numerous state funding sources and local donations. Most public facilities /infrastructure projects 

are primarily funded through state grants and Townsip bonds with CDBG being local match or providing for a funding gap. 
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If appropriate, describe publically owned land or property located within the jurisdiction that 

may be used to address the needs identified in the plan 

Township streets, parks and facilities such as community centers and municipal properties that house 

non-profit organizations are expected o be used to address needs identified in this plan. 

Discussion 

The planning, coordination and leveraging that is part of every Consolidated Plan and every Annual 

Action plan within it helps assure that CDBG funds are used as efficiently as possible to benefit as many 

eligible residents as possible. 
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Annual Goals and Objectives 

 

AP-20 Annual Goals and Objectives 

Goals Summary Information  

Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

1 Preserve existing 

housing stock 

2020 2024 Affordable 

Housing 

Township-

Wide 

Affordable 

housing 

CDBG: 

$290,000 

Homeowner Housing 

Rehabilitated: 7 Household 

Housing Unit 

2 Increase home 

ownership 

opportunities 

2020 2024 Affordable 

Housing 

Township-

Wide 

Affordable 

housing 

CDBG: 

$118,000 

Homeowner Housing Added: 1 

Household Housing Unit 

3 Improve public 

facilities 

2020 2024 Non-Housing 

Community 

Development 

Township-

Wide 

Low-mod 

residential 

areas 

Public facility 

improvements 

CDBG: 

$350,000 

Public Facility or Infrastructure 

Activities other than 

Low/Moderate Income Housing 

Benefit: 3000 Persons Assisted 

4 Improve public 

infrastructure 

2020 2024 Non-Housing 

Community 

Development 

Township-

Wide 

Low-mod 

residential 

areas 

Infrastructure 

Improvements 

CDBG: 

$70,000 

Public Facility or Infrastructure 

Activities other than 

Low/Moderate Income Housing 

Benefit: 500 Persons Assisted 
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

5 Support public 

services 

2020 2024 Non-Homeless 

Special Needs 

Non-Housing 

Community 

Development 

Township-

Wide 

Low-mod 

residential 

areas 

Public Services CDBG: 

$154,660 

Public Facility or Infrastructure 

Activities other than 

Low/Moderate Income Housing 

Benefit: 7500 Persons Assisted 

6 Support economic 

development 

2020 2024 Non-Housing 

Community 

Development 

Township-

Wide 

Low-mod 

residential 

areas 

Economic 

Development 

CDBG: 

$30,000 

Jobs created/retained: 1 Jobs 

Businesses assisted: 3 Businesses 

Assisted 

7 Support Fair 

Housing 

compliance 

2020 2024 Administration Township-

Wide 

Administration 

and Planning 

CDBG: 

$7,500 

Other: 1 Other 

8 Administration and 

Planning 

2020 2024 Administration Township-

Wide 

Low-mod 

residential 

areas 

Administration 

and Planning 

CDBG: 

$175,000 

Other: 1 Other 

Table 54 – Goals Summary 

 

Goal Descriptions 

 

1 Goal Name Preserve existing housing stock 

Goal 

Description 

Continuation of the Township's owner-occupied housing rehab loan program, Project # 13. 
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2 Goal Name Increase home ownership opportunities 

Goal 

Description 

For FY 2020, the Township will continue to work with Lower Merion Affordable Housing to acquire, rehabilitate and sell 

one (1) home to a moderate income household ($118,000, includes $18,000 in administrative costs for Lower Merion 

Affordable Housing, Inc.), Project #14. 

3 Goal Name Improve public facilities 

Goal 

Description 

Improvements to public facilities, Projects # 10 and 11. 

4 Goal Name Improve public infrastructure 

Goal 

Description 

Continuation of curb cuts program, Project # 9. 

5 Goal Name Support public services 

Goal 

Description 

Support for services provided by the Township and by local non-profits to eligible target groups, Projects # 2 through 8. 

6 Goal Name Support economic development 

Goal 

Description 

Continuation of support for the Ardmore Initiative and a business facade program, both activities described in Project # 

12. 

7 Goal Name Support Fair Housing compliance 

Goal 

Description 

Continued support for a fair housing organization, Project # 15. 

8 Goal Name Administration and Planning 

Goal 

Description 

General administration of the CDBG program and related planning, Project # 1. 
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Projects  

AP-35 Projects – 91.220(d) 

Introduction  

For Program Year 2020, the first year of its new Consolidated Plan, the Township of Lower Merion 

intends to implement the following projects with CDBG funds. 

Projects were selected with input from a variety of stakeholders, with data from a variety of sources and 

with hands-on experience in front-line services to the most vulnerable populations in the Township. This 

mix of activities in FY 2020 is designed to address a wide range of challenges for those populations. 

Housing rehab, a variety of public services and facilities improvements are among the approaches to 

improving neighborhoods, houses and, most importantly, families in Lower Merion. 

 

Projects 

# Project Name 

1 Administration and Planning - 2020 

2 Ardmore Avenue Center - 2020 Programming 

3 Mini Bus - 2020 

4 Eldernet Escort Driver - 2020 

5 Eldernet Care Management - 2020 

6 PALM Center Programming - 2020 

7 Women's Center - 2020 

8 New Horizons Programming - 2020 

9 ADA Curb Cuts - 2020 

10 Park Improvements - 2020 

11 New Horizons Facilities - Phase 1 

12 Economic Development - 2020 

13 Owner-occupied Housing Rehab - 2020 

14 Home Purchase Program - 2020 

15 Fair Housing - 2020 

Table 55 – Project Information 

 
Describe the reasons for allocation priorities and any obstacles to addressing underserved 
needs 
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AP-38 Project Summary 

Project Summary Information 
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1 Project Name Administration and Planning - 2020 

Target Area Township-Wide 

Low-mod residential areas 

Goals Supported Administration and Planning 

Needs Addressed Administration and Planning 

Funding CDBG: $174,810 

Description Activities in this category will include: Administration of the CDBG 

Program, including planning, monitoring, record keeping and 

reporting. Also included is planning for senior center improvements. 

Target Date 12/31/2021 

Estimate the number and 

type of families that will 

benefit from the 

proposed activities 

The effective, compliant and efficient operation of the CDBG 

Program results in the successful completion of all other activities, 

which will benefit a combined total of several thousand Township 

residents, primarily low-to-moderate-income. 

Location Description The program is administered from the Township Municipal Building, 

75 E. Lancaster Ave., Ardmore, PA 19003.  

Planned Activities Activities in this category will include: Administration of the CDBG 

Program, including planning, monitoring, record keeping and 

reporting. Also included is planning for senior center improvements. 

2 Project Name Ardmore Avenue Center - 2020 Programming 

Target Area Low-mod residential areas 

Goals Supported Support public services 

Needs Addressed Public Services 

Funding CDBG: $120,160 

Description Recreational and educational activities for youths and adults at a 

community center that serves a low-mod income area of the 

Township. 

Target Date 12/31/2021 

Estimate the number and 

type of families that will 

benefit from the 

proposed activities 

The 5,925 residents of the service area, 46.50% of whom are low-

mod income, within the Township's exception rate of 29.70%. The 

service area consists of Census Tract 2053.00, Block Groups 1 and 2; 

Census Tract 2054.00, Block Group 4; and Census Tract 2055.01, 

Block Groups 1, 3 and 4. 

Location Description 122 Ardmore Ave., Ardmore, PA. 
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Planned Activities Recreational and educational activities for youths and adults at a 

community center that serves a low-mod income area of the 

Township. Specific activities include after-school tutoring, 

basketball, piano lessons, cooking and computer classes, field trips 

and summer camp. 

3 Project Name Mini Bus - 2020 

Target Area Township-Wide 

Goals Supported Support public services 

Needs Addressed Public Services 

Funding CDBG: $7,979 

Description Transportation service for seniors for shopping, short-distance trips 

and weekend outings. 

Target Date 12/31/2021 

Estimate the number and 

type of families that will 

benefit from the 

proposed activities 

At least 250 senior residents of Lower Merion Township. 

Location Description Service is available throughout the Township. 

Planned Activities Transportation service for seniors for shopping, short-distance trips 

and weekend outings. 

4 Project Name Eldernet Escort Driver - 2020 

Target Area Township-Wide 

Goals Supported Support public services 

Needs Addressed Public Services 

Funding CDBG: $1,500 

Description Support for program that provides transportation to seniors and 

disabled adults to doctor's appointments, errands, etc. 

Target Date 12/31/2021 

Estimate the number and 

type of families that will 

benefit from the 

proposed activities 

Approximately 30 seniors and disabled adults residing in Lower 

Merion Township. 

Location Description Throughout the Township. 
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Planned Activities Support for program that provides transportation to seniors and 

disabled adults to doctor's appointments, errands, etc. 

5 Project Name Eldernet Care Management - 2020 

Target Area Township-Wide 

Goals Supported Support public services 

Needs Addressed Public Services 

Funding CDBG: $8,000 

Description Support for a program that provides case management for senior 

clients. 

Target Date 12/31/2021 

Estimate the number and 

type of families that will 

benefit from the 

proposed activities 

Approximately 150 senior residents of Lower Merion Township. 

Location Description Services provided throughout the Township. 

Planned Activities Support for a program that provides case management for senior 

clients. 

 

6 Project Name PALM Center Programming - 2020 

Target Area Township-Wide 

Goals Supported Support public services 

Needs Addressed Public Services 

Funding CDBG: $8,000 

Description Support for a program that provides activities for seniors. 

Target Date 12/31/2021 

Estimate the number and 

type of families that will 

benefit from the 

proposed activities 

At least 250 senior residents of Lower Merion Township will 

participate in the activities offered at the Positive Aging in Lower 

Merion (PALM) Center 

Location Description 117 Ardmore Ave., Ardmore, PA 

Planned Activities Support for a program that provides activities for seniors. Specific 

activities include health and nutrition classes and information. 

Project Name Women's Center - 2020 



 

  Consolidated Plan LOWER MERION TOWNSHIP     117 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

7 Target Area Township-Wide 

Goals Supported Support public services 

Needs Addressed Public Services 

Funding CDBG: $3,000 

Description Support for a program that serves victims of domestic violence. 

Target Date 12/31/2021 

Estimate the number and 

type of families that will 

benefit from the 

proposed activities 

At least 100 Township residents who are victims of domestic 

violence. 

Location Description Bryn Mawr location of the Montgomery County Women's Center. 

Exact location is confidential. 

Planned Activities Support for a program that serves victims of domestic violence. 

Center provides shelter, advocacy, counseling for victims plus 

training for police, social service providers and hospital personnel 

on domestic violence issues. 

8 Project Name New Horizons Programming - 2020 

Target Area Township-Wide 

Goals Supported Support public services 

Needs Addressed Public Services 

Funding CDBG: $6,000 

Description Support for senior programming at the New Horizons Senior Center 

in Narberth, which serves Lower Merion Township residents. 

Target Date 12/31/2021 

Estimate the number and 

type of families that will 

benefit from the 

proposed activities 

At least 1,000 senior residents of Lower Merion Township. 

Location Description 100 Conway Ave., Narberth, PA 

Planned Activities Support for senior programming at the New Horizons Senior Center 

in Narberth, which serves Lower Merion Township residents. 

Activities include recreation, socialization, health and wellness. 

9 Project Name ADA Curb Cuts - 2020 

Target Area Township-Wide 
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Goals Supported Improve public infrastructure 

Needs Addressed Infrastructure Improvements 

Funding CDBG: $70,000 

Description ADA curb cuts throughout Lower Merion Township. 

Target Date 6/30/2022 

Estimate the number and 

type of families that will 

benefit from the 

proposed activities 

At least 500 Lower Merion Township residents with mobility issues. 

Location Description Exact locations to be determined. 

Planned Activities Curb cuts at intersections to facilitate accessibility for those with 

mobility issues. 

10 Project Name Park Improvements - 2020 

Target Area Low-mod residential areas 

Goals Supported Improve public facilities 

Needs Addressed Public facility improvements 

Funding CDBG: $200,000 

Description Improvements to public park at St. Paul's Road and East Spring 

Avenue. 

Target Date 12/31/2021 

Estimate the number and 

type of families that will 

benefit from the 

proposed activities 

The 2,070 residents of the park's service area, 43.2 percent of 

whom are low-mod income, within the Township's exception rate 

of 29.7 percent. The service area consists of Census Block 2055.01, 

Block Groups 3 and 4. 

Location Description Public park at St. Paul's Road and East Spring Avenue. 

Planned Activities Improvements to public park at St. Paul's Road and East Spring 

Avenue. 

11 Project Name New Horizons Facilities - Phase 1 

Target Area Township-Wide 

Goals Supported Improve public facilities 

Needs Addressed Public facility improvements 

Funding CDBG: $150,000 
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Description First part of conversion of Township-owned Ashbridge House into 

facility to operate the New Horizons senior program. First Phase to 

include planning, design and other soft costs specific to this project. 

Target Date 12/31/2021 

Estimate the number and 

type of families that will 

benefit from the 

proposed activities 

Approximately 1,000 senior residents of Lower Merion Township. 

Location Description Montgomery Avenue, Lower Merion Township, PA 

Planned Activities First part of conversion of Township-owned Ashbridge House into 

facility to operate the New Horizons senior program. First Phase to 

include planning, design and other soft costs specific to this project. 

12 Project Name Economic Development - 2020 

Target Area Township-Wide 

Goals Supported Support economic development 

Needs Addressed Economic Development 

Funding CDBG: $30,000 

Description Two programs to assist local businesses. One a facade improvement 

loan program. The other a small business loan program. 

Target Date 6/30/2022 

Estimate the number and 

type of families that will 

benefit from the 

proposed activities 

3 businesses, creating at least 1 job and fostering economic 

development that benefits the entire Township. 

Location Description Available throughout the Township. 

Planned Activities Two programs to assist local businesses. One a facade improvement 

loan program. The other a small business loan program. 

 

13 Project Name Owner-occupied Housing Rehab - 2020 

Target Area Township-Wide 

Goals Supported Preserve existing housing stock 

Needs Addressed Affordable housing 

Funding CDBG: $290,000 
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Description Loans to income-eligible homeowners to make necessary repairs to 

their homes. Includes outreach, intake, eligibility determination, 

spec writing, inspections, rehab costs, record keeping and 

document preparation. CDBG funds includes $275,000 for hard 

costs and $15,000 for soft costs. 

Target Date 12/31/2021 

Estimate the number and 

type of families that will 

benefit from the 

proposed activities 

7 households with incomes of 80% or less of the Area Median 

Income. 

Location Description Program is available throughout the Township. Exact locations to be 

determined. 

Planned Activities Loans to income-eligible homeowners to make necessary repairs to 

their homes. Includes outreach, intake, eligibility determination, 

spec writing, inspections, rehab costs, record keeping and 

document preparation. 

14 Project Name Home Purchase Program - 2020 

Target Area Township-Wide 

Goals Supported Increase home ownership opportunities 

Needs Addressed Affordable housing 

Funding CDBG: $118,000 

Description Purchase and rehab of a single-family home for resale to an income-

eligible family (80% or less of Area Median Income). Includes 

$18,000 for administrative support of this activity. 

Target Date 12/31/2021 

Estimate the number and 

type of families that will 

benefit from the 

proposed activities 

1 household with income of 80% or less of Area Median Income. 

Location Description To be determined. 

Planned Activities Purchase and rehab of a single-family home for resale to an income-

eligible family (80% or less of Area Median Income). 

15 Project Name Fair Housing - 2020 

Target Area Township-Wide 

Goals Supported Support Fair Housing compliance 



 

  Consolidated Plan LOWER MERION TOWNSHIP     121 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

Needs Addressed Administration and Planning 

Funding CDBG: $7,500 

Description Support for fair housing activities of the Housing Equality Center of 

PA. NOTE - This is an Administrative activity, not a Public Service 

activity. 

Target Date 12/31/2021 

Estimate the number and 

type of families that will 

benefit from the 

proposed activities 

At least 50 Township residents. 

Location Description Various Township locations. 

Planned Activities Support for fair housing activities of the Housing Equality Center of 

PA. 
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AP-50 Geographic Distribution – 91.220(f) 

Description of the geographic areas of the entitlement (including areas of low-income and 

minority concentration) where assistance will be directed  

Just over a quarter of the Township's 2020 CDBG allocation will be directed to activities serving low-mod 

income areas. The Ardmore Avenue Community Center and the public park at St. Paul's Road and East 

Spring Avenue are both in the Ardmore section of the Township, which has the highest percentages of 

low-mod income Township residents and the highest percentage of Black/African-American residents. 

The remainder of the 2020 CDBG allocation will be used for activities that are available throughout the 

Township and that will serve primarily low-mod income residents, either through income 

documentation or membership in a presumed benefit group, including senior and frail seniors, disabled 

adults and victims of domestic violence.  

Geographic Distribution 

Target Area Percentage of Funds 

Township-Wide 73 

Low-mod residential areas 27 

Table 56 - Geographic Distribution  

 
Rationale for the priorities for allocating investments geographically  

Because low-mod income residents live throughout the Township, the benefits of CDBG funding are 

needed throughout the Township and so the bulk of the 2020 funding is for activities that will be 

available Township-wide. 

The 27% of 2020 funding directed to low-mod service areas will be serving the Township area with the 

highest concentration of low-mod income residents. 

The system for establishing the priority for the selection of these projects is predicated upon the 
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following criteria: 

 Meeting the statutory requirements of the CDBG program; 

 Meeting the needs of very low, low, and moderate-income residents; 

 Focus on low and moderate income areas or neighborhoods; 

 Coordination and leveraging of resources; 

 Response to expressed needs from the public involvement activities; 

 Sustainability and/or long-term impact; 

 The ability to measure or demonstrate progress and success. 

Discussion 

By following the above criteria, Lower Merion Township has developed a 2020 Annual Action Plan that 

proposes a blend of activities that will most effectively meet National Objectives and local needs by 

using CDBG funds efficiently and in conjunction with other scarce resources. These activities focus on 

delivering quality-of-life benefits to residents.  

 



 

  Consolidated Plan LOWER MERION TOWNSHIP     124 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

Affordable Housing  

AP-55 Affordable Housing – 91.220(g) 

Introduction 

Affordable housing activities in FY 2020 include: owner occupied housing rehabilitation and home 

acquisition, rehab and resale to moderate income households. 

One Year Goals for the Number of Households to be Supported 

Homeless 0 

Non-Homeless 8 

Special-Needs 0 

Total 8 

Table 57 - One Year Goals for Affordable Housing by Support Requirement 
 

One Year Goals for the Number of Households Supported Through 

Rental Assistance 0 

The Production of New Units 1 

Rehab of Existing Units 7 

Acquisition of Existing Units 0 

Total 8 

Table 58 - One Year Goals for Affordable Housing by Support Type 

Discussion 

The preservation of the existing housing stock through continuation of the Township’s Owner Occupied 

Housing Rehabilitation Program (7 units) and continued expansion of homeownership to moderate 

income households through the Township’s Home Ownership Program (1 unit) are deemed to be the 

most effective way to meet Lower Merion’s affordable housing needs with the available resources. The 

Township will continue to support the affordable housing needs of non-profit housing organizations. 
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AP-60 Public Housing – 91.220(h) 

Introduction 

Lower Merion Township does not have a public housing agency. The Montgomery County Housing 

Authority (MCHA) is the primary provider of assisted housing in the Township. While MCHA does not 

have a public housing complex within the Township, they provide Project Based Vouchers under 

contract with the owner of Ardmore Crossing in the Ardmore section of Lower Merion. In addition to 

these complexes, some low income Township residents receive assistance through MCHA’s tenant-

based Housing Choice Voucher Program. Lower Merion Township does not provide financial support to 

MCHA, however the Township does support MCHA in any efforts to secure additional Housing Choice 

Vouchers and expanding assistance to residents of Lower Merion Township where possible. 

The Township has reviewed the 5-Year and Annual Plans for MCHA and agrees with and supports the 

goals and objectives contained in these plans. A copy of the MCHA plans are on file with Lower Merion 

Township. 

Actions planned during the next year to address the needs to public housing 

The Montgomery County Housing Authority’s Public Housing Program strategies for addressing housing 

needs continues to include: 

1. Reduce turnover time for vacated public housing units 

2. Reduce time to renovate public housing units 

3. Seek replacement of public housing units lost to the inventory through mixed finance 

development 

4. Leverage affordable housing resources in the community through the creation of mixed -finance 

housing 

5. Adopt rent policies to support and encourage work  

6. Employ admissions preferences aimed at families who live in the county, who are working, are 

elderly and disabled and who are veterans or surviving spouses of veterans 

7. Employ effective maintenance and management policies to minimize the number of public 

housing units offline and to help preserve current housing stock 

8. Carry out modifications needed in public housing based on the section 504 Needs Assessment 

9. Utilize HUD capital funding for modernization and development and seek alternate funding 

opportunities such as Affordable Housing Trust and Community Development Block Grants 

10. Participate in the Consolidated Plan development process to ensure coordination with broader 

community strategies 

11. Continue to consult with residents, the Resident Advisory Board and local government officials 

Actions to encourage public housing residents to become more involved in management and 
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participate in homeownership 

The Montgomery County Housing Authority has a Resident Advisory Board that creates opportunities for 

the residents to participate in the management and operation of the County’s public housing. The board 

has operated successfully for many years and there are no plans to change the existing 

structure.  Representatives from all eight public housing complexes are encouraged to participate in 

Board meetings, and in fact the MCHA’s Board of Directors conducts monthly meetings at each of the 

public housing sites at least once throughout the calendar year. Additionally, the MCHA complies with 

federal regulations and maintains a ‘Resident Representative’ as elected by program participants as a 

member of their Board of Directors. 

Information on Lower Merion's Home Purchase program is made available to MCHA residents who may 

be interested in homeownership. 

If the PHA is designated as troubled, describe the manner in which financial assistance will be 

provided or other assistance  

The Montgomery County Housing Authority is not a troubled PHA. 

Discussion 
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AP-65 Homeless and Other Special Needs Activities – 91.220(i) 

Introduction 

The Township of Lower Merion, in conjunction with the Montgomery County Community Development 

Block Grant Program, plans to continue to employ the resources of the CDBG program, the Workforce 

Investment Board, various county offices, and a number of not-for-profit service providers to achieve 

our goals. 

Describe the jurisdictions one-year goals and actions for reducing and ending homelessness 

including 

Reaching out to homeless persons (especially unsheltered persons) and assessing their 

individual needs 

The process of reaching out to homeless persons throughout Montgomery County is conducted by the 

County through the Coordinated Homeless Outreach Center (CHOC). CHOC will continue to distribute 

information to schools, hospitals, churches and other institutions to which persons that experience 

homelessness turn about the Your Way Home program and the Call Center and its availability as a 

resource to aid persons experiencing homelessness or at risk of losing their homes. CHOC employs 

outreach teams that continually identify and engage homeless people. Outreach is conducted in wooded 

areas, train stations, parks and other areas where unsheltered persons are known to be. Additionally, 

outreach teams respond to calls from police, the libraries and businesses. Individuals are provided the 

opportunity to go to the CHOC shelter for showers, a meal and to apply for benefits. Mobile outreach is 

also available through the Montgomery County Emergency Services. 

Within Lower Merion Township’s Homeless and Special Population Goal there are three priority 

objectives: 

1. Assist Montgomery County, the Lower Merion Police Department and ElderNet,  where appropriate, 

to improve outreach and assessment of homeless persons and families. 

2. Continue to assist organizations that provide counseling and services to clients that are homeless or 

near homeless and victims of domestic violence in Lower Merion. FY 2020 funding will continue to 

support the domestic violence satellite office in the Township, Women’s Center of Montgomery County 

and for services, including the homeless and those at-risk of homelessness, provided by ElderNet. 

3. Continue to assist organizations that provide counseling and services to clients that have HIV/AIDS or 

have alcohol or substance abuse problems. FY 2020 funding is proposed  for ElderNet and the Women's 
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Center, both of which may have clients with these issues. 

Addressing the emergency shelter and transitional housing needs of homeless persons 

All emergency shelter and transitional housing in Montgomery County is administered through Your 

Way Home Montgomery County and the Continuum of Care.  There are no emergency shelters or 

transitional housing in Lower Merion Township. 

Helping homeless persons (especially chronically homeless individuals and families, families 

with children, veterans and their families, and unaccompanied youth) make the transition to 

permanent housing and independent living, including shortening the period of time that 

individuals and families experience homelessness, facilitating access for homeless individuals 

and families to affordable housing units, and preventing individuals and families who were 

recently homeless from becoming homeless again 

The Montgomery County Continuum of Care offers a full range of emergency and transitional facilities. 

The County administers the Emergency Solutions Grant (ESG) that provides funds for shelter operations, 

essential services, homelessness prevention and rapid rehousing activities. County CDBG funds are also 

used to support operations and supportive services. The Continuum of Care has developed programs 

and strategies to support shelter and transitional housing programs with preparing clients to move 

beyond homelessness into permanent housing. 

The Office of Behavioral Health and Developmental Disabilities uses an evidence-based case 

management approach to move people from homelessness to stable housing and trains Peer Specialists 

in housing support to assist homeless persons maintain housing. 

The Your Way Home Call Center serves as the coordinated centralized intake for all persons facing a 

housing crisis. Additionally, the Department of Housing and Community Development has established 

three Housing Resource Centers across Montgomery County.  That work in coordination with the YWH 

Call Center  assists people at risk of homelessness to maintain their housing and to rapidly rehouse 

homeless persons. Persons experiencing a housing crisis call the toll-free YWH Call Center, are assessed 

and eligible persons are referred to one of the three Housing Resource Centers for the appropriate 

housing intervention. 

Because of limited resources, Lower Merion believes the best possible approach to homelessness, is to 

assist the County where feasible, but primarily they will work to treat the root causes of the problem, 

including unemployment, transportation, special, physical and mental health needs, and affordable 

housing. Programs and assistance must be provided that prevent homelessness from occurring. 

Activities provided by the Township from the CDBG Program are detailed below. 

Helping low-income individuals and families avoid becoming homeless, especially extremely 

low-income individuals and families and those who are: being discharged from publicly 



 

  Consolidated Plan LOWER MERION TOWNSHIP     129 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

funded institutions and systems of care (such as health care facilities, mental health facilities, 

foster care and other youth facilities, and corrections programs and institutions); or, receiving 

assistance from public or private agencies that address housing, health, social services, 

employment, education, or youth needs 

The Montgomery County Continuum of Care is working with the Housing Equity Center to train 

residents in rights and responsibilities; Genesis Housing Corporation provides budget and credit 

counseling; Legal Aid assists people to resolve issues relating to eviction. CoC’s staff have been trained 

to work with Montgomery County residents on skills needed to maintain housing. In addition to assisting 

those at risk of homelessness, the Your Way Home Call Center also refers homeless clients to any 

available shelter beds within the County. 

Preventing homelessness through discharge planning helps eliminate homelessness. Each system of care 

in the County either has or is working toward a discharge planning system that prevents homelessness. 

Youth aging out of foster care has a system of after-care to provide support to young adults leaving 

foster care, particularly those with mental illness. The County provides targeted TBRA assistance in 

support of these programs. 

Discharge to housing from in-patient Health Care institutions is required by state law. Although some do 

work with shelters upon discharge, most individuals are found stable housing in family homes, nursing 

or personal care homes. 

The Office of Mental Health and Substance Abuse Services requires persons being discharged from state 

hospitals be placed in appropriate residences and provided community treatment. Persons discharged 

from private institutions or detox facilities may not be covered and finding appropriate housing is a 

challenge.   

The criminal justice system in Montgomery County has developed special treatment courts to identify 

and provide treatment to those with mental illness or who are homeless. Stable housing is required for 

parolees before discharge from the county correctional facility. 

The Township of Lower Merion financially supports, through the CDBG Annual Action Plan, a number of 

activities that assist in homeless prevention, including: 

1. Housing Rehabilitation for low and moderate income homeowners to assist them in maintaining 

their property and remain a property owner in a safe and affordable unit. 

2. Continued financial support for ElderNet’s Escort Driver Program for the elderly and mentally 

and physically challenged and for their Care Management Coordinator who coordinates 

outreach programs for the elderly and the disabled. 

3. Continued financial support for the Mini-Bus service for Seniors and the disabled through the 

Township’s Parks and Recreation Department. 
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4. Continue financial support for the Women’s Center of Montgomery County to continue to 

provide outreach, counseling, advocacy and court accompaniment to women who are victims of 

domestic violence in the Township. 

Discussion 

 

 



 

  Consolidated Plan LOWER MERION TOWNSHIP     131 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

AP-75 Barriers to affordable housing – 91.220(j) 

Introduction:  

By far, the largest barrier to affordable housing in Lower Merion Township is cost. This densely 

populated, first-ring Philadelphia suburb has little vacant land and very high housing costs.  

Actions it planned to remove or ameliorate the negative effects of public policies that serve 

as barriers to affordable housing such as land use controls, tax policies affecting land, zoning 

ordinances, building codes, fees and charges, growth limitations, and policies affecting the 

return on residential investment 

In conjunction with Montgomery County and the Montgomery County Housing Authority, Lower Merion 

completed a new Analysis of Impediments to Fair Housing Choice in May of 2020. The conclusions and 

planned actions contained in that AI are included with this Consolidated Plan as Grantee Unique 

Appendices in Section AD-25 Administration. 

Discussion:  
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AP-85 Other Actions – 91.220(k) 

Introduction:  

Whether fostering partnerships among various agencies and organizations or looking to continue to 

develop the Township’s own staff or keeping on top of the latest tools to combat the cycle of poverty, 

the Township’s Community Development Program will continue going beyond minimum requirements 

and basic expectations for one simple reason – so many of our most vulnerable residents deserve no 

less. 

Actions planned to address obstacles to meeting underserved needs 

The Township has not specifically identified any obstacles to meeting underserved needs except for lack 

of resources. The Townsship will continue its efforts to identify and obtain all available resources to 

address the needs of its residents. 

Actions planned to foster and maintain affordable housing 

Lower Merion will continue to fund the Housing Rehabilitation Program to assist 7 homeowners and the 

Home Purchase Program to assist one new moderate income homeowner.  

Actions planned to reduce lead-based paint hazards 

Lead based paint hazard reduction has been integrated into the Township of Lower Merion’s Owner 

Occupied Housing Rehabilitation and Home Purchase Programs as follows: 

 The Housing Rehabilitation guidelines comply with the lead based paint hazard regulations as 

stated in 24 CFR Part 35. 

 In homes where there are children under six years old, the owners are asked to have their 

children tested for elevated blood levels and to undergo a physical that should be sent to the 

school. A copy of the blood testing is inserted in the housing rehabilitation file. Home owners 

are referred to the Montgomery County Health Department for testing.   

 When paint is disturbed in properties constructed prior to 1978, only a qualified contractor 

performs lead hazard reduction activities. The contractor must employ a certified lead-based 

paint abatement supervisor, or have employees certified in lead-based paint abatement. 

Certified testing companies perform a pre-rehabilitation risk assessment for lead-based paint 

hazards and post-rehabilitation clearance test for lead dust hazards. 

 Lead paint hazard reduction is an eligible rehabilitation activity under the Lower Merion Housing 

Rehabilitation Program. 

The Township’s Housing Rehabilitation Program is periodically reviewed to determine if modifications to 
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the types and/or terms of the assistance should be instituted. 

Lead-based paint inspections are also conducted as part of the Township’s Home Purchase Program. 

Lead poisoning through exposure to lead-based paint is addressed through participation in the 

Pennsylvania Lead and Healthy Homes Program (LHHP). This program is administered by the 

Montgomery County Health Department which performs blood lead screening tests on children six and 

under, focusing on children with the highest risk of being lead poisoned. Screening services are provided 

at the County Health Department’s two health centers and four community based sites. Case 

management services for residents who have a child who has been identified as having an elevated 

blood lead level. 

As part of the LHHP the Health Department also provides the following: 1. Conduct comprehensive 

home assessments to identify potential hazards, 2. Provide education and interventions to prevent 

health and safety problems before negative outcomes occur, 3. Coordinate access to health, social and 

environmental resources as needed, 4. Establish and strengthen local partnerships to reduce health and 

safety risks in homes 

A copy of the Montgomery County Public Health Code Chapter 18 Childhood Lead Poisoning Prevention 

Regulation can be found at http://health.montcopa.org. 

Actions planned to reduce the number of poverty-level families 

Poverty as a function of income is related to education, job training and employment opportunities. 

While the Township of Lower Merion has not and is not faced with significant economic dislocation, it 

continues to plan for the ongoing revitalization of the various commercial corridors. The CDBG and State 

funded façade program and Ardmore Initiative’s Business Assistance Program seek to strengthen retail 

businesses and create new employment opportunities for low and moderate income individuals. 

The Township will continue to invest in job-creation activities with an emphasis on the hiring of low 

income residents. 

The CDBG program funds rehabilitation of owner occupied housing that allows low income home 

owners to remain in their homes. The Home Purchase Program creates new home owners from the low-

moderate community. On a regular basis the Township assists the non-profit owners of affordable 

housing to maintain their units to guarantee the long term viability for use by low income seniors and 

the developmentally challenged; Ardmore Housing for the Elderly and the Group Homes of Resources 

for Human Development. 

Actions planned to develop institutional structure  

The institutional structure currently in place with respect to the Lower Merion Community Development 
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Division have successfully implemented this program for over a decade. There are no plans to amend 

the current institutional structure, though the program is open to assisting and supporting new non-

profit partnerships that seek to address residents' needs. 

Actions planned to enhance coordination between public and private housing and social 

service agencies 

As a partner with numerous public and non-profit affordable housing and social service providers, the 

Lower Merion Community Development Division has been a natural conduit for communication and 

interaction among the Township and these entities. The CD Program will continue in that capacity as it 

works with such organizations as Lower Merion Affordable Housing, the PALM Senior Center, New 

Horizons Senior Center and ElderNet services. The Township will continue its practice of conducting 

yearly interagency training sessions. 

The Township seeks to guarantee that affordable housing units in the Township remain available for low 

and moderate income households and recycles housing rehabilitation funds back into the program 

through permanent liens. Lower Merion supports its subsidized housing developments of Ardmore 

House for the Elderly and Ardmore Crossing and encourages Housing Choice Vouchers through the 

Montgomery County Housing Authority. 

Discussion:  
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Program Specific Requirements 

AP-90 Program Specific Requirements – 91.220(l)(1,2,4) 

Introduction:  

Projects planned with all CDBG funds expected to be available during the year are identified in the 

projects table. The Executive Summary includes the objectives and outcomes identified in the plan as 

well as an evaluation of past performance and a summary of the citizen participation and consultation 

process. 

Community Development Block Grant Program (CDBG)  
Reference 24 CFR 91.220(l)(1)  

Projects planned with all CDBG funds expected to be available during the year are identified in the 
Projects Table. The following identifies program income that is available for use that is included in 
projects to be carried out.  
 

 
1. The total amount of program income that will have been received before the start of the next 

program year and that has not yet been reprogrammed 0 

2. The amount of proceeds from section 108 loan guarantees that will be used during the year to 

address the priority needs and specific objectives identified in the grantee's strategic plan. 0 

3. The amount of surplus funds from urban renewal settlements 0 

4. The amount of any grant funds returned to the line of credit for which the planned use has not 

been included in a prior statement or plan 0 

5. The amount of income from float-funded activities 0 

Total Program Income: 0 

 

Other CDBG Requirements  
 
1. The amount of urgent need activities 0 

  
2. The estimated percentage of CDBG funds that will be used for activities that 

benefit persons of low and moderate income.Overall Benefit - A consecutive period 

of one, two or three years may be used to determine that a minimum overall 

benefit of 70% of CDBG funds is used to benefit persons of low and moderate 

income. Specify the years covered that include this Annual Action Plan. 100.00% 
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Appendixx - Alternate/Local Data Sources  

 
1 Data Source Name 

Maplewood Neighborhood Study 

List the name of the organization or individual who originated the data set. 

Joe Smith 

Provide a brief summary of the data set. 

Needs Study - sample study 

What was the purpose for developing this data set? 

Need for greater detail for that neighborhood 

How comprehensive is the coverage of this administrative data? Is data collection concentrated in one 

geographic area or among a certain population? 

One Neighborhood - Maplewood 

What time period (provide the year, and optionally month, or month and day) is covered by this data set? 

Completed in 2012, December 

What is the status of the data set (complete, in progress, or planned)? 

Complete 

2 Data Source Name 

2010 Census 

List the name of the organization or individual who originated the data set. 

U.S. Census Bureau 

Provide a brief summary of the data set. 

Various demographic information on population of the grantee's jurisdiction. 

What was the purpose for developing this data set? 

The default data set incorporated with the Consolidated Plan as initially established in IDIS had no 

data. 

Provide the year (and optionally month, or month and day) for when the data was collected. 

In conjunction with the 2010 Census. 

Briefly describe the methodology for the data collection. 

U.S. Census Bureau methodology. 

Describe the total population from which the sample was taken. 

Entire population of Lower Merion Township, Montgomery County, PA. 
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Describe the demographics of the respondents or characteristics of the unit of measure, and the number 

of respondents or units surveyed. 

Entire population of Lower Merion Township, Montgomery County, PA. 

3 Data Source Name 

2013-2017 ACS 

List the name of the organization or individual who originated the data set. 

U.S. Census Bureau 

Provide a brief summary of the data set. 

Various demographic measures of the population of Lower Merion Township. 

What was the purpose for developing this data set? 

Default data incorporated with Consolidated Plan in IDIS contained no data. This most recent data 

available was utilized in order to provide information on demographic changes from the time of 

the Base Year. 

Provide the year (and optionally month, or month and day) for when the data was collected. 

ACS five-year estimates from 2013 to 2017. 

Briefly describe the methodology for the data collection. 

U.S. Census Bureau methodology. 

Describe the total population from which the sample was taken. 

Entire population of Lower Merion Township, Montgomery County,  PA. 

Describe the demographics of the respondents or characteristics of the unit of measure, and the number 

of respondents or units surveyed. 

Entire population of Lower Merion Township, Montgomery County,  PA. 

 


