
LOWER MERION TOWNSHIP
75 E. Lancaster Avenue, Ardmore, PA 19003

FY 2022
Annual Action Plan - 

Substantial Amendment # 2
For Submission to HUD for the 

Community Development Block Grant Program

Approval of the Plan on: 
July 30, 2025

Ernie B. McNeely, 
Township Manager

Chris Leswing,
Director for Building & Planning

Emily Crane,
Community Development Technician

DRAFT



FY 2022 Annual Action Plan – Substantial Amendment # 2                         Lower Merion Township, PA 

OMB Control No: 2506-0117 (exp. 09/30/2021)   1 

 

Executive Summary 

AP-05 Executive Summary - 24 CFR 91.200(c), 91.220(b) 
Substantial Amendment #2  

The Township of Lower Merion amended its FY 2022 Annual Action Plan by making the following 
amendments: Ardmore Initiative Fundraising/HUD Training (#684) – Reduce the project budget by 
$2,500.00 and cancel the project/activity; Rental Rehab Program (#688) – Reduce the project budget by 
$50,000.00 and cancel the project/activity; and Owner Occupied Housing Rehabilitation - Residential 
Rehab Hard Cost (#685) – Increase the project budget by $52,500 for a new project budget of $358,760. 

Substantial Amendment #1  

The Township of Lower Merion amended its FY 2022 Annual Action Plan by making the following 
amendments: Ardmore Initiative – Reduce the project budget by $25,000.00 and cancel the 
project/activity; Senior Handy Helper – Reduce the project budget by $25,000.00 and cancel the 
project/activity; ADA Curb Cuts- Reduce the project budget by $12,500.00 for a new project/activity budget 
of $127,500.00; Home Purchase – Increase the project budget by $90,000 for a new project budget of 
$310,000.00; Senior Bus- Reduce the project budget by $7,500 and cancel the project / activity; Façade 
Program – Reduce the project budget by $20,000 and cancel the project/activity. 

 

1. Introduction 

The Township of Lower Merion has prepared this FY 2022 Annual Action Plan after soliciting comments 
from local citizens and agencies regarding community needs. In developing this Annual Action Plan, Lower 
Merion examined the priorities it had listed in the current Five-Year Consolidated Plan (FY 2020-2024), 
including priority needs for housing, public facilities, infrastructure and public services. 

For FY 2022, the third Action Plan under the 2020-2024 Five-Year Consolidated Plan, Lower Merion 
Township has prepared a budget of $1,051,890. This figure represents the Township’s 2022 CDBG 
Entitlement allocation of $992,047 along with program income of $59,843 received during Program Year 
2021. The overall plan for FY2022 provides funds for housing rehabilitation, public services, public 
facilities, economic development and general administration. Programs and projects continue to focus on 
the low/mod income areas in an effort to meet the goals of both HUD and the community to enhance and 
improve the lives of the residents of those areas.  The Township’s goals and priorities were spelled out in 
detail in the Five-Year Consolidated Plan. 

The general goals around which the Plan was written include: 
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 provision of decent, affordable housing 
 provision of a suitable living environment 
 expansion of economic opportunities 

In order to address the housing needs noted in the Consolidated Plan, the Township of Lower Merion has 
allocated CDBG funds to continue its residential rehabilitation programs for owners, rental properties and 
small home repair grants for eligible seniors.  The housing rehabilitation program will help lower-income 
homeowners and landlords renting to low-mod households to fix their properties and protect the existing 
housing stock.  In the FY 2022 budget, $396,260 in CDBG funds is designated for the housing rehabilitation 
programs. That amount includes funds for program delivery, funds for lead paint abatement and funds 
for temporary relocation costs while abatement is being completed.  

The Five-Year Consolidated Plan also presented the non-housing priority needs of the Township of Lower 
Merion.  FY 2022 CDBG funds have likewise been budgeted to address these non-housing priority needs 
as well. The non-housing portion of the Plan provides for youth and recreation services at the Ardmore 
Avenue Community Center and senior services such as ElderNet’s Care Management Coordinator and 
Escort Driver program, and instructional programs for Seniors at the Center for Positive Aging in Lower 
Merion (PALM), the Senior/Disabled Mini-Bus Service and the New Horizons Senior Center. Domestic 
violence services are funded. Funds are budgeted for improvements to the New Horizons Center facility. 

The 2022 Action Plan will also provide for ADA Accessibility improvements. Additional funds are budgeted 
for the Economic Development programs and Fair Housing activities, such as workshops and compliance 
training, Program Administration/Planning and for Lower Merion Affordable Housing for administration 
and to develop affordable housing sites. All funds are targeted specifically to low-mod income areas or 
clientele. 

2. Summarize the objectives and outcomes identified in the Plan   

This could be a restatement of items or a table listed elsewhere in the plan or a reference to 
another location. It may also contain any essential items from the housing and homeless needs 
assessment, the housing market analysis or the strategic plan. 

Objectives and outcomes for 2022 consist of: 

1. Improvement of public infrastructure - Provide handicapped accessibility through construction or 
reconstruction of curb ramps throughout the Township to bring them into ADA compliance ($140,000). 

2. Support of public services - Provide public services at the Ardmore Avenue Community Center, 
($114,613), the PALM Senior Center ($7,500) and partial funding for Mini-bus transportation services for 
seniors and the disabled ($7,517). Also, support for the ElderNet Driver Escort Program for seniors and 
the disabled ($1,500) and the Care Management Coordinator for programs for special needs individuals 
($7,500). Partial funding for the Women’s Center of Montgomery County for the domestic violence 
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satellite office in Bryn Mawr ($3,500). Partial funding for New Horizons Senior Center for senior services 
($6,000) as well as the Neighbors Helping Neighbors program ($7,500) and Box Lunch and A Book program 
($5,000), both of which are food security initiatives. 

3. Improve the condition of existing housing - Assist 8 low and moderate income homeowners to renovate 
their homes to HUD Housing Quality Standards and Township Building codes, including energy efficiency 
standards. Lead-based paint issues will be addressed as necessary. (Hard costs $321,260/Soft Costs 
$15,000). Also a Senior Handyman grant program for minor repairs ($25,000) and a program to help 
landlords renting to low-mod households ($50,000). 

4. Increase homeownership opportunities - Continue to work with Lower Merion Affordable Housing to 
acquire, rehabilitate and sell one home to a moderate income household ($165,000). 

5. Economic development - The Township has allocated funds ($20,000) for the Township’s Façade 
Program to be used in conjunction with funds from the Montgomery County Façade Program. Funds will 
be used to pay interest on commercial loans to rehabilitate blighted buildings. Additionally, $25,000 in 
CDBG funds is being allocated to the Ardmore Initiative for business loans to create or retain jobs for low-
mod income residents. 

6. Increase understanding of Fair Housing laws – the Township will continue to provide partial funding to 
a Fair Housing Rights organization to provide outreach, education and compliance with Fair Housing Law 
($7,500). 

3. Evaluation of past performance  

This is an evaluation of past performance that helped lead the grantee to choose its goals or 
projects. 

Lower Merion Township’s past performance is excellent. The program regularly meets all timeliness tests 
and did so again on May 2, 2022. As of June 2022, all CDBG funds provided prior to 2018 have been spent, 
along with 96% of 2018 funds, 92% of 2019 funds, 44% of 2020 funds and even 29% of 2021 funds. All 
activities receiving CDBG funds are eligible to do so and regularly meet or exceed anticipated levels of 
service. The FY 2021 program is progressing satisfactorily and no particular delays are anticipated despite 
the ongoing challenges of the coronavirus pandemic. 

The demonstrated success of activities and partnerships is a factor in determining which projects and 
organizations to include in the current plan. While remaining cognizant of changing needs and new 
opportunities, the Township values activities and partners that produce results in the timely use of funds 
and the effective attention to needs.  

4. Summary of Citizen Participation Process and consultation process  

Summary from citizen participation section of plan. 
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In accordance with HUD requirements and its Citizen Participation Plan, Lower Merion Township held two 
public hearings and a 30-day public review period to allow public input into this Action Plan. 

At the public hearings, the Township again reviewed the needs and the priorities identified in the 2020-
2024 Consolidated Plan to determine what, if any, revisions were needed for the 2022 Annual Action Plan. 
The initial hearing was held 6 p.m. Feb. 9, 2022.  A public hearing on the draft Annual Action Plan was held 
on May 11, 2022. For public health reasons, both hearings were held virtually. The draft Plan was available 
for public review from May 1, 2022 through May 31, 2022. 

Because the federal budgeting process was later this year than normal, the planning and discussion of this 
Action Plan largely took place prior to HUD’s announcement of allocations. Those discussions included a 
contingency that if the actual allocation were marginally higher than the estimated budget being used for 
planning purposes, the additional funding would go into the housing rehab activity. If the actual allocation 
were marginally lower than the estimated budget, project funding would be reduced on a pro rata basis 
or all taken from housing rehab, depending on the level of the variance. If the actual allocation had been 
significantly different from the estimated budget, all projects and funding levels would have been 
reconsidered. Since the actual allocation was within about 1.7 percent of the estimated budget, the last 
option was not needed. Instead, the approximately $16,700 by which the actual allocation came up short 
of the estimated budget was accounted for through the elimination of a public improvement project with 
a adjustments to public services activities in order to remain compliant with the public services cap. 

As has been its practice, the Township accepted applications for proposed activities to be funded with the 
2022 CDBG Entitlement funds from non-profit organizations, non-profit affordable housing developers 
and Township Departments. Announcement of application availability was published in The Main Line 
Times January 2, 2022 and January 23, 2022 and on the Township website, www.lowermerion.org. 
Applications were made available to interested organizations starting January 3, 2022. The deadline for 
application submission was February 11, 2022.  The budget proposed in the Action Plan was a result of an 
application review process by the Community Development staff and a review by the Township Manager 
and Board of Commissioners. 

At the June 15, 2022 meeting of the Lower Merion Board of Commissioners, the Plan was approved by 
Resolution prior to submission to the US Department of Housing & Urban Development. 

Substantial Amendment #1 

The Township of Lower Merion placed the Substantial Amendment on public display from Tuesday, 
February 20, 2024, to Wednesday, March 20, 2024. The Township held a Public Hearing on Wednesday, 
March 6, 2024, at 6:00 p.m. in the Township Administration Building – 2nd Floor Board Room at 75 East 
Lancaster Ave, Ardmore, Pennsylvania 19003-2323. The purpose of the Public Hearing was to present the 
Substantial Amendment to the residents for the FY 2022 CDBG Program Year. 
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Substantial Amendment #2 

The Township of Lower Merion placed the Substantial Amendment on public display from Monday, June 
30, 2025, through Wednesday July 30, 2025. The Township held a Public Hearing on Wednesday, July 30, 
2025, at 6:00 p.m. in the Township Administration Building – 2nd Floor Board Room at 75 East Lancaster 
Ave, Ardmore, Pennsylvania 19003-2323. The purpose of the Public Hearing was to present the 
Substantial Amendment to the residents for the FY 2022 CDBG Program Year. 

5. Summary of public comments 

This could be a brief narrative summary or reference an attached document from the Citizen 
Participation section of the Con Plan. 

Consensus was that a continued need existed for affordable housing rehab and ownership opportunities 
as well as public services for seniors and other presumed benefit groups. Recreation programs for low-
mod residents and accessibility improvements were also identified as community needs as was continued 
support for economic development initiatives. 

Substantial Amendment #1 

At the Public Hearing, the Township of Lower Merion did not receive any comments on the Substantial 
Amendment. 

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

All comments were accepted.  

Substantial Amendment #1 

At the Public Hearing, the Township of Lower Merion did not receive any comments on the Substantial 
Amendment. In addition, the Township did not receive any comments, written or oral, throughout the 
comment period. 

7. Summary 

Substantial Amendment #1 

The City Council for the Township Lower Merion approved a Substantial Amendment on Wednesday, 
March 20th, 2024, and the FY 2022 Annual Action Plan was resubmitted to HUD. The Lower Merion 
Township Substantial Amendment had the following amendments to the FY 2022 Annual Action Plan. 

1. Ardmore Initiative – Reduce the project budget by $25,000.00 and cancel the project/activity. 
2. Senior Handy Helper – Reduce the project budget by $25,000.00 and cancel the project/activity. 

DRAFT



FY 2022 Annual Action Plan – Substantial Amendment # 2                         Lower Merion Township, PA 

OMB Control No: 2506-0117 (exp. 09/30/2021)   6 

3. ADA Curb Cuts – Reduce the project budget by $12,500.00 for a new project/activity budget of 
$127,500.00. 

4. Home Purchase – Increase the project budget by $90,000 for a new project budget of 
$310,000.00. 

5. Senior Bus – Reduce the project budget by $7,500 and cancel the project / activity. 
6. Façade Program – Reduce the project budget by $20,000 and cancel the project/activity. 

Substantial Amendment #2 

The City Council for the Township Lower Merion approved a Substantial Amendment on Wednesday, July 
30, 2025, and the FY 2022 Annual Action Plan was resubmitted to HUD. The Lower Merion Township 
Substantial Amendment had the following amendments to the FY 2022 Annual Action Plan. 

1. Ardmore Initiative Fundraising/HUD Training (#684) – Reduce the project budget by $2,500.00 and 
cancel the project/activity. 

2. Rental Rehab Program (#688) – Reduce the project budget by $50,000.00 and cancel the 
project/activity. 

3. Owner Occupied Housing Rehabilitation - Residential Rehab Hard Cost (#685) – Increase the 
project budget by $52,500 for a new project budget of $358,760. 
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PR-05 Lead & Responsible Agencies – 91.200(b) 
1. Agency/entity responsible for preparing/administering the Consolidated Plan 

Describe the agency/entity 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 (optional) 

 

Consolidated Plan Public Contact Information 

The Township of Lower Merion Department of Building and Planning, Division of Community Development, Township Administration Building, 75 
E. Lancaster Avenue, Ardmore, PA 19003 

Contact person: Emily Crane, Community Development Technician, 610-645-6118. DRAFT
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AP-10 Consultation – 91.100, 91.200(b), 91.215(l) 
1. Introduction 

Lower Merion Township has prepared a Five-Year Consolidated Plan for the Years 2020 through 2024 in 
order to strategically implement federal programs that fund housing, community development and 
economic development activities within the Township. Through a collaborative planning process that 
involved a broad range of public and private agencies, the Township developed a single, consolidated 
planning and application document for the use of federal entitlement funds available through the 
Community Development Block Grant (CDBG) Program. Lower Merion submitted its 2020-2024 
Consolidated Plan to the U. S. Department of Housing and Urban Development (HUD) in 2020. This plan 
is for Program Year 2022, the third of the five years covered by the current 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(l)) 

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 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. 

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 for and evaluate 
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outcomes of projects and activities assisted by ESG funds, and develop funding, policies and 
procedures for the operation and 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 jurisdiction’s 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 TOWNSHIP 

Agency/Group/Organization Type Services - Housing 
Services-Persons with Disabilities 
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 

Briefly describe how the Agency/Group/Organization 
was consulted. What are the anticipated outcomes of 
the consultation or areas for improved coordination? 

The Township Community Development Office maintains an ongoing 
relationship with other municipal departments and 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 

Briefly describe how the Agency/Group/Organization 
was consulted. 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. 
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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 

Briefly describe how the Agency/Group/Organization 
was consulted. 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 INC 

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 
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Briefly describe how the Agency/Group/Organization 
was consulted. 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 

Briefly describe how the Agency/Group/Organization 
was consulted. 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 - Housing 
Services-Elderly Persons 
Services-Health 
Services-Education 
Other government - Local 
Grantee Department 
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What section of the Plan was addressed by 
Consultation? 

Non-Homeless Special Needs 
Public services 

Briefly describe how the Agency/Group/Organization 
was consulted. What are the anticipated outcomes of 
the consultation or areas for improved coordination? 

The Township Community Development Office maintains an ongoing 
relationship with other municipal departments. 

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 

Briefly describe how the Agency/Group/Organization 
was consulted. 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, PA 

Agency/Group/Organization Type Services-Elderly Persons 
Services-Persons with Disabilities 
Services-Health 
Services-Education 

What section of the Plan was addressed by 
Consultation? 

Homelessness Strategy 
Public services 
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Briefly describe how the Agency/Group/Organization 
was consulted. 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. 

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 
Service-Fair Housing 
Services - Victims 
Health Agency 
Child Welfare Agency 
Agency - Emergency Management 
Other government - County 
Regional organization 
Planning organization 
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What section of the Plan was addressed by 
Consultation? 

Housing Need Assessment 
Non-Homeless Special Needs 
Economic Development 
Anti-poverty Strategy 
Lead-based Paint Strategy 
Public services 

Briefly describe how the Agency/Group/Organization 
was consulted. 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. 

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

Agency/Group/Organization Type 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 
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Briefly describe how the Agency/Group/Organization 
was consulted. 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 

Briefly describe how the Agency/Group/Organization 
was consulted. 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. 

 

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 potentially serving Township residents. 

 DRAFT
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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 the current Consolidated Plan and this 
Annual Action Plan. 

Table 3 – Other local / regional / federal planning efforts 
 

Narrative (optional) 

 

Not Applicable. DRAFT
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AP-12 Participation – 91.105, 91.200(c) 
1. Summary of citizen participation process/Efforts made to broaden citizen participation 
Summarize citizen participation process and how it impacted goal-setting 
 

This 2022 Annual Action Plan has been developed pursuant to the requirements of the US Department of Housing and Urban Development. The 
Township of Lower Merion’s Department of Building and Planning, Community Development Division, was responsible for preparation of this Plan 
under the direction of the Township Manager and the Lower Merion Board of Commissioners. The Township retained the consulting firm of Triad 
Associates to assist in the preparation of the Annual Action Plan. This Plan resulted from a process of consultation and citizen participation.  

In keeping with the Township's Citizen Participation Plan, the Township conducted two public hearings to solicit input into the preparation of the 
2022 Annual Action Plan and to solicit comments and concerns relative to the proposed Plan and the activities and budget for 2022. The hearings 
were advertised in the Main Line Times and held virtually due to Covid restrictions. 

The Township actively sought public input in the course of developing this plan. During development of the 2020 – 2024 Consolidated Plan, the 
Lower Merion Community Development Division prepared a comprehensive list of social, health care and housing providers and directly sought 
their input on the needs of Lower Merion Township in these areas.  Additionally, during development of the 2022 Action Plan, citizens and other 
interested parties were afforded a variety of opportunities to: 

1)    Present ideas/recommendations during meetings and planning sessions; 

2)    Review and comment on the Citizen Participation Plan itself; 

3)    Receive information about the meetings, the Consolidated Plan, and comments made about the plan; 

4)    Participate in public hearings; 

5)    Comment on the Consolidated Plan and Action Plan and any amendments; and 

6)    Register objections about the plans and any amendments. 
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This collaborative process included personal and written contact with not only the non-profit affordable housing and social service agencies, but 
with the Township’s Departments of Parks and Recreation, the Director of Ardmore Initiative, the Township’s economic development and planning 
staff and with Public Works specifically on CDBG eligible Capital Improvements Projects. 

The Montgomery County Housing Authority was asked to assist in the preparation of those aspects of the Plan that involved public housing 
facilities, services or issues.  

A draft of the FY 2022 Action Plan was available to the public on the Township website. A notice of Plan availability was published in the Main Line 
Times notifying residents that the Plans would be available for a 30 day period from May 1, 2022 through May 31, 2022 and where comments 
could be sent.  

The Department of Building and Planning presented the 2022 Action Plan at the Lower Merion Board of Commissioners meeting for public review 
and comments.  The Resolution of Authorization was placed on the Board agenda and the document was authorized for submission at the June 8, 
2022 meeting. 

Because the federal budgeting process was later this year than normal, the planning and discussion of this Action Plan largely took place prior to 
HUD’s announcement of allocations. Those discussions included contingency planning should the actual allocation vary by more than 10% from 
the estimated allocation. 

Substantial Amendment #1 

The Township of Lower Merion placed the Substantial Amendment on public display from Tuesday, February 20, 2024, to Wednesday, March 20, 
2024. The Township held a Public Hearing on Wednesday, March 6, 2024, at 6:00 p.m. in the Township Administration Building – 2nd Floor Board 
Room at 75 East Lancaster Ave, Ardmore, Pennsylvania 19003-2323. No comments were received.  

Substantial Amendment #2 

The Township of Lower Merion placed the Substantial Amendment on public display from Monday, June 30, 2025, through Wednesday July 30, 
2025. The Township held a Public Hearing on Wednesday, July 30, 2025, at 6:00 p.m. in the Township Administration Building – 2nd Floor Board 
Room at 75 East Lancaster Ave, Ardmore, Pennsylvania 19003-2323. The purpose of the Public Hearing was to present the Substantial Amendment 
to the residents for the FY 2022 CDBG Program Year. 
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The Township of Lower Merion placed the Substantial Amendment on public display from Monday, June 30, 2025, through Wednesday July 30, 
2025. The Township held a Public Hearing on Wednesday, July 30, 2025, at 6:00 p.m.  in the Township Administration Building – 2nd Floor Board 
Room at 75 East Lancaster Ave, Ardmore, Pennsylvania 19003-2323.  

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 virtually and in 
the Township 
Administration 
Building Board Room 
on Wednesday Feb 9, 
2022. 

  
All comments were 
accepted. 

  

2 Public Hearing 
Non-
targeted/broad 
community 

Held May 11, 2022 to 
review draft plan. 

Public comments 
submitted were 
generally positive.  
Local agencies, 
residents and 
commissioners 
advocated for 
funding priorities 
and expressed 
appreciation for 
what the program 
has accomplished. 

All comments were 
accepted. 

  

3 Public Review 
Non-
targeted/broad 
community 

Public review was 
held from May 1 - 
May 31st. 

No comments were 
received. 

N/A   
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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) 

4 Public Meeting 
Non-
targeted/broad 
community 

On June 15, there 
was a public meeting 
at which the 
Commissioners 
reviewed and 
approved the final 
CDBG Annual Budget 

No comments were 
received 

N/A   

6 
Substantial 
Amendment 
Newspaper Ad 

Non-
targeted/broad 
community 

The notice of public 
display and public 
hearing notice was 
published on 
Monday, February 
19, 2024, in the 
newspaper  

None None N/A 

7 
Substantial 
Amendment 
Public Hearing 

Non-
targeted/broad 
community 

The Public Hearing 
was held on 
Wednesday, March 6, 
2024. 

None  None  N/A 

8 
Substantial 
Amendment 
Newspaper Ad 

Non-
targeted/broad 
community 

 None None N/A 

9 
Substantial 
Amendment 
Public Hearing 

Non-
targeted/broad 
community 

The Public Hearing 
was held on 
Wednesday, July 30, 
2025. 

None  None  N/A 

Table 4 – Citizen Participation Outreach 
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Expected Resources  

AP-15 Expected Resources – 91.220(c)(1,2) 
Introduction 

Lower Merion's CDBG allocation for 2022 is $992,047. Additionally, $59,843 in Program Income received during Program Year 2021 is included in 
this plan. 

The expected amount for the remainder of the Con Plan entered below is approximately 2 times the Year 3 (2022) allocation. 

Substantial Amendment # 1: 

The following financial resources are identified for the FY 2022 Annual Action Plan – Substantial Amendment to address the priority needs and 
goals/strategies identified in Lower Merion Township’s Five-Year Consolidated Plan. 

The City will reprogram FY 2022 CDBG funds in the amount of $90,000.00 into FY 2022 Home Purchase project. 

Substantial Amendment # 2: 

The following financial resources are identified for the FY 2022 Annual Action Plan – Substantial Amendment to address the priority needs and 
goals/strategies identified in Lower Merion Township’s Five-Year Consolidated Plan. 

The City will reprogram FY 2022 CDBG funds in the amount of $52,500 into FY 2022 Owner Occupied Housing Rehabilitation - Residential Rehab 
Hard Cost (#685) project. 
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Anticipated Resources 

Program Source of 
Funds 

Uses of Funds Expected Amount Available Year 1 Expected 
Amount 
Available 

Remainder 
of Con Plan  

$ 

Narrative Description 
Annual 

Allocation: 
$ 

Program 
Income: 

$ 

Prior Year 
Resources: 

$ 

Total: 
$ 

CDBG public - 
federal 

Acquisition 
Admin and 
Planning 
Economic 
Development 
Housing 
Public 
Improvements 
Public Services 992,047 59,843 0 1,051,890 2,000,000 

Expected amount for remainder of 
Con Plan is approximately 2 times 
the Year 3 allocation 

Table 5 - 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 

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 Township bonds with CDBG being local match or providing for a funding gap. DRAFT
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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 and a municipal property that houses non-profit organizations are expected to 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: $396,260  Homeowner Housing 
Rehabilitated: 16 
Household Housing Unit 

2 Increase home 
ownership 
opportunities 

2020 2024 Affordable 
Housing 

Township-
Wide 

Affordable 
housing 

CDBG: $165,000 Homeowner Housing Added: 
1 Household Housing Unit 

4 Improve public 
infrastructure 

2020 2024 Non-Housing 
Community 
Development 

Township-
Wide 
Low-mod 
residential 
areas 

Infrastructure 
Improvements 

CDBG: $140,000 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 
Low-mod 
residential 
areas 

Public Services CDBG: $160,630 Public Facility or 
Infrastructure Activities 
other than Low/Moderate 
Income Housing Benefit: 
7750 Persons Assisted 
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs 
Addressed 

Funding Goal Outcome Indicator 

6 Support 
economic 
development 

2020 2024 Non-Housing 
Community 
Development 

Township-
Wide 
Low-mod 
residential 
areas 

Economic 
Development 

CDBG: $45,000 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: $137,500 Other: 1 Other 

Table 6 – Goals Summary 

Goal Descriptions 

1 Goal Name Preserve existing housing stock 

Goal 
Description 

Continuation of the Township's housing rehab programs, Project #10, #16 and #17. 

2 Goal Name Increase home ownership opportunities 

Goal 
Description 

For FY 2022, the Township will continue to work with Lower Merion Affordable Housing to acquire, rehabilitate and sell 
one (1) home to a moderate income household ($165,000, includes $15,000 in administrative costs for Lower Merion 
Affordable Housing, Inc.), Project #13. 
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4 Goal Name Improve public infrastructure 

Goal 
Description 

Continuation of curb cuts program, Project #11. 

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 10. 

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 #15. 

7 Goal Name Support Fair Housing compliance 

Goal 
Description 

Continued support for a fair housing organization, Project # 14. 

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 2022, the third year of its current 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 2022 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 & Planning - 2022 
4 Eldernet Escort Driver - 2022 
5 Eldernet Care Management - 2022 
6 PALM Center Programming - 2022 
7 Women's Center - 2022 
8 New Horizons Programming - 2022 
9 Neighbors Helping Neighbors 

10 Box Lunch and a Book 
12 Owner-occupied Housing Rehab - 2022 
13 Home Purchase Program - 2022 
14 Fair Housing - 2022 
17 Rental rehab program - 2022 
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# Project Name 
18 Closed Caption System  

Table 7 - Project Information 
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AP-38 Project Summary 
Project Summary Information 

1 Project Name Administration & Planning - 2022 

Target Area Township-Wide 
Low-mod residential areas 

Goals Supported Administration and Planning 

Needs Addressed Administration and Planning 

Funding CDBG: $137,500 

Description Activities in this category will include: Administration of the CDBG 
Program, including planning, monitoring, record keeping and 
reporting. 

Target Date 12/31/2023 

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. DRAFT
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4 Project Name Eldernet Escort Driver - 2022 

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 12/31/2023 

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. 

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 - 2022 

Target Area Township-Wide 

Goals Supported Support public services 

Needs Addressed Public Services 

Funding CDBG: $7,500 

Description Support for a program that provides case management for senior 
clients. 

Target Date 12/31/2023 

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 - 2022 

Target Area Township-Wide 

Goals Supported Support public services 
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Needs Addressed Public Services 

Funding CDBG: $7,500 

Description Support for a program that provides activities for seniors. 

Target Date 12/31/2023 

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. 

7 Project Name Women's Center - 2022 

Target Area Township-Wide 

Goals Supported Support public services 

Needs Addressed Public Services 

Funding CDBG: $3,500 

Description Support for a program that serves victims of domestic violence. 

Target Date 12/31/2023 

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 - 2022 

Target Area Township-Wide 

Goals Supported Support public services 

Needs Addressed Public Services 

Funding CDBG: $6,000 
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Description Support for senior programming at the New Horizons Senior Center 
in Narberth, which serves Lower Merion Township residents. 

Target Date 12/31/2023 

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 Neighbors Helping Neighbors 

Target Area Township-Wide 

Goals Supported Support public services 

Needs Addressed Public Services 

Funding CDBG: $7,500 

Description Support for an organization providing food and information to low-
mod income residents. 

Target Date 12/31/2023 

Estimate the number and 
type of families that will 
benefit from the 
proposed activities 

Approximately 25 residents of Lower Merion Township, 
the  majority of whom will have low or moderate incomes. 

Location Description 50 Rittenhouse Place, Ardmore, PA 

Planned Activities Support for an organization providing food and information to low-
mod income residents. 

10 Project Name Box Lunch and a Book 

Target Area Township-Wide 

Goals Supported Support public services 

Needs Addressed Public Services 

Funding CDBG: $5,000 

Description Support for an organization providing food and information to low-
mod income residents. 

Target Date 12/31/2023 
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Estimate the number and 
type of families that will 
benefit from the 
proposed activities 

20 residents of Lower Merion Township, a majority of whom will 
have low or moderate incomes. 

Location Description 219 W. Spring Ave., Ardmore, PA 

Planned Activities Support for an organization providing food and information to low-
mod income residents. 

12 Project Name Owner-occupied Housing Rehab - 2022 

Target Area Township-Wide 

Goals Supported Preserve existing housing stock 

Needs Addressed Affordable housing 

Funding CDBG: $358,760 

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 $343,760 for hard 
costs and $15,000 for soft costs. 

Target Date 12/31/2026 

Estimate the number and 
type of families that will 
benefit from the 
proposed activities 

8 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. 

13 Project Name Home Purchase Program - 2022 

Target Area Township-Wide 

Goals Supported Increase home ownership opportunities 

Needs Addressed Affordable housing 

Funding CDBG: $165,000     CDBG: $255,000 
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Description Purchase and rehab of a single-family home for resale to an 
income-eligible family (80% or less of Area Median Income). 
Includes $15,000 for project delivery of this activity. 

Target Date 12/31/2023 

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). 

14 Project Name Fair Housing - 2022 

Target Area Township-Wide 

Goals Supported Support Fair Housing compliance 

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 12/31/2023 

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. 

17 Project Name Rental rehab program - 2022 

Target Area Township-Wide 

Goals Supported Preserve existing housing stock 

Needs Addressed Affordable housing 

Funding CDBG: $50,000 

Description Assistance to landlords of income-eligible tenants with property 
repairs. 
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Target Date 12/31/2023 

Estimate the number and 
type of families that will 
benefit from the 
proposed activities 

2 households with income of 80% or less of area median income. 

Location Description Available township-wide. Specific locations to be determined. 

Planned Activities Assistance to landlords of income-eligible tenants with property 
repairs. 
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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  

Approximately 11% of the Township's 2022 CDBG allocation will be directed to activities serving low-mod 
income areas. The Ardmore Avenue Community Center is 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 2022 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 89 
Low-mod residential areas 11 

Table 8 - 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 2022 funding is for activities that will be available 
Township-wide. 

The 11% of 2022 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 following DRAFT
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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 2022 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.  
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Affordable Housing  

AP-55 Affordable Housing – 91.220(g)  
Introduction 

Affordable housing activities in FY 2022 include: owner occupied and rental 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 17 
Special-Needs 0 
Total 17 

Table 9 - 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 16 
Acquisition of Existing Units 0 
Total 17 

Table 10 - 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 (10 units), and Senior Handyman grants (6 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 
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Actions to encourage public housing residents to become more involved in management and 
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 

Not Applicable. 
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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 2022 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 2022 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 funded 

DRAFT



FY 2022 Annual Action Plan – Substantial Amendment # 2                         Lower Merion Township, PA 

OMB Control No: 2506-0117 (exp. 09/30/2021)   44 

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 

Not Applicable. 
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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:  

Not Applicable. 
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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 Township 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 Programs to assist 16 affordable properties 
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 Programs are periodically reviewed to determine if modifications 
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to 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 
Division have successfully implemented this program for over a decade. There are no plans to amend the 
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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:  

Not Applicable. 
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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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NOTICE OF SUBSTANTIAL AMENDMENTS  

TOWNSHIP OF LOWER MERION  
FY 2022 - 2024 ANNUAL ACTION PLANS 

 
 
The purpose of this notice is to present amendments to the Township of Lower Merion’s FY 2022-2024 
Annual Action Plans to reallocate unused CDBG funds.  
 
The FY 2022 Annual Action Plan was approved with $992,047 in federally allocated grant dollars and 
$59,843 in Program Income. The FY 2023 Annual Action Plan was approved with $964,068 in federally 
allocated grant dollars and $93,252 in Program Income.  The FY 2024 Annual Action Plan was approved 
with $985,310 in federally allocated grant dollars and $25,851 in Program Income. 
 
In accordance with CDBG program regulations, the Township is permitted to make substantial 
amendments to its Annual Action Plans and Budgets in accordance with its Citizen Participation Plan. 
 
These amendments to the Annual Action Plans are necessary as the Township is proposing the following 
changes in funding to the FY 2022 – 2024 CDBG Annual Action Plans: 
 

Transfer from: Transfer To: 
Program 

Year Activity Amount Program 
Year Activity Amount 

2022 Ardmore Initiative 
Fundraising/HUD Training (#684) $2,500 

2022 
Owner Occupied Housing 

Rehabilitation - Residential 
Rehab Hard Cost (#685) 

$ 52,500 
2022 Rental Rehab Program (#688) $50,000 

    Total: $52,500 

2023 Rental Rehab Program (#707) $50,000 

2023 
Owner Occupied Housing 

Rehabilitation - Residential 
Rehab Hard Cost (#704) 

$87,336.74 
2023 JCC planning #709) $5,836.74 

2023 Center for Creative Works (#711) $26,500 

2023 ElderNet Emerg Homeless (#718) $5,000 
    Total: $87,336.74 

2024 Rental Rehab Program (#730) 50,000 
2024 

Owner Occupied Housing 
Rehabilitation - Residential 

Rehab Hard Cost (#727) 
$75,000 

2024 Façade Program (#744) $25,000 

    Total: $75,000 
 
 
The stakeholder and general public consultation and citizen participation process for this Substantial 
Amendment will conform to the Township’s Citizen Participation Plan, last revised in 2020. 

In order to obtain the views of residents, public agencies and other interested parties, Lower Merion 
Township will place a draft of the Substantial Amendments on public display on the Township website at 
the following address: https://www.lowermerion.org/departments/building-and-planning-
department/planning-division/community-development-division. These documents will also be available 
to the public at the Township Building & Planning Office (address below).  The public review period will 
last for no less than thirty (30) days – from June 30, 2025, through July 30th, 2025.   
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On July 30, 2025, at approximately 6:00 PM, the Township will conduct a public meeting to solicit 
comments from the public. In-person and virtual attendance is permitted at these meetings.    For those 
who wish to attend in person, the meetings will be held in the Township Administration Building - 2nd 
Floor Board Room at 75 East Lancaster Ave, Ardmore, Pennsylvania 19003-2323. Individuals wishing to 
participate virtually via Zoom during these meetings should e-mail publiccomment@lowermerion.org 
before 12:00 p.m. the day of the meeting.  

Public comments must be submitted to Emily Crane via (610) 645-6118, ecrane@lowermerion.org or 
Lower Merion Building & Planning Department, 75 E Lancaster Avenue, Ardmore, PA 19003 by July 30, 
2025.  After the public review closes, the Township will approve the substantial amendments on August 
4, 2025 at 7:00 PM. After which time the Township will submit the substantial amendments to the U.S. 
Department of Housing and Urban Development (HUD).  

Persons interested in reviewing the document who require translation assistance (i.e. – visually impaired 
or non-English speaking), or other accommodations, shall notify Lower Merion Township by contacting 
Emily Crane at (610) 645-6118 or ecrane@lowermerion.org. 
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