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I.

INTRODUCTION

Title VIII of the United States Civil Rights Act of 1968, known as the Fair Housing Act, provides housing
opportunity protection by prohibiting discrimination in the sale or rental of housing on the basis of race,
color, religion, sex, and national origin. The Act was amended in 1988 to provide stiffer penalties, establish
an administrative enforcement mechanism and to expand its coverage to prohibit discrimination on the
basis of familial status and disability. The U.S. Department of Housing and Urban Development’s (HUD)
Office of Fair Housing and Equal Opportunity (FHEO), is responsible for the administration and
enforcement of the Fair Housing Act and other civil rights laws.
The Housing and Community Development Act of 1974, as amended, requires that any jurisdiction
receiving Community Development Block Grant (CDBG) or HOME program funds affirmatively furthers fair
housing. Montgomery County, Lower Merion Township and the Housing Authority of Montgomery County
have jointly prepared this Analysis of Impediments to Fair Housing Choice (AI) to satisfy requirements of
the Act. The requirement to affirmatively further fair housing (AFFH) are derived from Section 808(e) (5)
of the Fair Housing Act which requires the Secretary of HUD to administer the Department’s housing and
urban development programs in a manner to affirmatively further fair housing.
Montgomery County (through its Office of Housing and Community Development) is the lead
agency responsible for the preparation and implementation of the AI. This AI serves as the basis for fair
housing planning and assisting in the building of public support for fair housing efforts for both the
Montgomery County entitlement area and Lower Merion Township. The document was approved by both
governmental entities and will be used to provide direction and leadership, guide the allocation of
resources, and serve as a “point-in-time” baseline against which the implementation of fair housing
initiatives will be judged and recorded.
ENTITLEMENT AREA/SUBJECT AREA
The Urban County of Montgomery County as designated by the U.S. Department of Housing and Urban
Development (HUD), consists of all municipalities in Montgomery County with the exception of Abington
Township, Conshohocken Borough, Limerick Township, Lower Merion Township, Norristown Borough and
Marlborough Township. Abington, Norristown, and Lower Merion are all individual entitlement
communities. Lower Merion is the only entitlement community outside of the Urban County that is
included in this analysis.
The Housing and Community Development Act of 1974 and the National Affordable Housing Act govern
the administration of Community Development Block Grant and HOME programs and require
participating jurisdictions to certify that they will affirmatively further fair housing. This means that the
jurisdiction will conduct an Analysis of Impediments to Fair Housing Choice; take appropriate actions to
overcome the effects of impediments identified through that analysis; and maintain records reflecting
the analysis and actions. Montgomery County and Lower Merion Township are participating
jurisdictions; as result they are charged with the responsibility of conducting their programs in
compliance with the federal Fair Housing Act.
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In 2015, HUD published a final rule on Affirmatively Furthering Fair Housing, which outlines procedures
that jurisdictions and public housing authorities who participate in HUD programs must take to promote
access to fair housing and equal opportunity. This rule stipulates that grantees and housing authorities
take meaningful actions to overcome patterns of segregation and foster inclusive communities free from
barriers that restrict access to opportunity based on protected class characteristics. Under HUD’s final
rule, grantees must take actions to:
• Address disparities in housing need;
• Replace segregated living patterns with integrated and balanced living patterns;
• Transform racially and ethnically concentrated areas of poverty into areas of opportunity; and
• Foster and maintain compliance with civil rights and fair housing laws.
To assist grantees and housing authorities affirmatively further fair housing, HUD provided publicly
available data, maps, and an assessment tool to use to evaluate the state of fair housing within their
communities and set locally-determined priorities and goals. HUD’s final rule mandated that most
grantees begin submitting to HUD an assessment developed using these tools in 2017; however, a 2018
HUD notice extended that deadline until at least October 2020. The notice further required that grantees
instead prepare and keep on file a current “Analysis of Impediments to Fair Housing Choice” (AI),
keeping with HUD’s recommendation that entitlement communities update their fair housing analysis
every five years (consistent with the Consolidated Plan cycle).
The following is from the May 2018 HUD Notice:
Program participants are hereby reminded that the legal obligation to affirmatively further fair housing
remains in effect, and that HUD places a high priority upon the responsibility of program participants to
ensure that their AIs serve as effective fair housing planning tools. For Consolidated Plan program
participants that are starting a new 3–5-year Consolidated Plan cycle that begins before their due date for
an AFH, the AI should continue to be updated in accordance with the HUD Fair Housing Planning Guide
(1996).5 The data HUD has developed in order to implement the AFFH rule will remain available for
program participants to use in conducting their AIs. HUD encourages program participants to collaborate
to develop a Regional AI, as Regional collaborations provide an opportunity for program participants to
share resources and address fair housing issues that cross jurisdictional boundaries.
In an AI, local communities that receive HUD entitlement grant funds evaluate barriers to fair housing
choice and develop and implement strategies and actions to overcome any identified impediments based
on their individual histories, circumstances, and experiences. Through this process, local entitlement
communities promote fair housing choices for all persons, including classes protected under the Fair
Housing Act, and provide opportunities for racially and ethnically inclusive patterns of housing occupancy,
identify structural and systemic barriers to fair housing choice, and promote housing that is physically
accessible and usable by persons with disabilities.
HUD will accept that the participating jurisdiction is meeting its obligation and certification to affirmatively
further fair housing by taking actions that address the impediments, including:
• Analyzing and eliminating housing discrimination within the jurisdiction;
• Promoting fair housing choice for all persons;
• Providing opportunities for racially and ethnically inclusive patterns of housing occupancy;
• Promoting housing that is physically accessible to all persons to include those persons with
disabilities; and
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• Fostering compliance with the nondiscrimination provisions of the Fair Housing Act.
The last Analysis of Impediments to Fair Housing Choice for Montgomery County was completed in 2015,
Lower Merion Township’s last Analysis of Impediments was completed in 2012. Montgomery County,
Lower Merion Township, and the Montgomery County Housing Authority have prepared this updated
Analysis of Impediments to Fair Housing Choice to satisfy the requirements of the Housing and Community
Development Act of 1974 for the 2020 through 2024 Five Year Consolidated Plan time period.
This Analysis of Impediments to Fair Housing Choice includes a comprehensive review of the County’s and
Township’s laws, regulations, and administrative policies, procedures, and practices affecting the location,
availability, and accessibility of housing, as well as an assessment of conditions, both public and private,
affecting fair housing choice. Fair housing choice is defined as the "ability of persons, regardless of race,
color, religion, sex, national origin, familial status, or handicap, of similar income levels to have available
to them the same housing choices."
The Department of Housing and Urban Development requires that an AI include:
-

-

An analysis of demographic, income, housing and employment data
An evaluation of the fair housing complaints filed in the jurisdiction
A discussion of impediments: if any, in 1) the sale or rental of housing; 2) provision of
brokerage services; 3) financing, 4) public policies; and 5) administrative policies for housing
and community development activities that affect housing choice for minorities
An assessment of current fair housing resources
Conclusions and recommendations.

The completion of a fair housing analysis and identification of fair housing impediments is the first phase
in fair housing planning. The elected governmental body is expected to review and approve the analysis
and use it for direction, leadership, and resources for future fair housing planning. The analysis will serve
as a baseline for progress against which implementation efforts will be judged.

Methodology
Triad Associates assisted Montgomery County, Lower Merion Township and the Montgomery County
Housing Authority with the preparation of this Analysis of Impediments to Fair Housing Choice. This AI has
been prepared in accordance with the guidelines outlined in HUD’s Fair Housing Planning Guide but is also
fully compliant with the regulations and assessment tool established in HUD’s 2015 Final Rule. In several
chapters, it incorporates the maps and data developed by HUD for use by grantees as part of the
Affirmatively Furthering Fair Housing final rule.
The preparation of the Analysis utilized a comprehensive approach to complete the update to the analysis
for Montgomery County, Lower Merion Township and the Montgomery County Housing Authority The
following sources were utilized:
•
•
•

The most recently available demographic data regarding population, household, housing, income,
and employment at the census tract and municipal levels.
Public policies affecting the siting and development of housing
Administrative policies concerning housing and community development
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•
•
•

Housing brokerage services and their administration in the community
Financial lending institution data from the Home Mortgage Disclosure Act
Agencies that provide housing and housing-related services to members of the protected classes.

The fair housing issues reviewed in this assessment include:
- Segregation
- Racial and Ethnic Concentrations of Poverty
- Disparities in Access to Opportunity
- Disproportionate Housing Needs
- Publicly Supported Housing Location and Occupancy
- Disability and Access Issues
- Fair Housing Enforcement, Outreach Capacity and Resources.
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Data Sources
Decennial Census Data – Data collected by the Decennial Census for 2010 and 2000 is used in this
Assessment (older Census data is only used in conjunction with more recent data in order to illustrate
trends).
American Community Survey (ACS) – The American Community Survey is a statistical survey that samples
a small percentage of the U.S. population every year, thus providing communities with more current
population and housing data throughout the 10 years between censuses.
Affirmatively Furthering Fair Housing Data and Mapping Tool (AFFH-T) Data Documentation (Data Version
AFFHT0004 (Released November 17, 2017) -The Affirmatively Furthering Fair Housing (AFFH) rule created
a standardized process for fair housing planning that program participants can use to help meet their
longstanding requirement to affirmatively further fair housing. The data describes demographic,
socioeconomic, and housing characteristics, as well as access to opportunity areas through a series of
Opportunity Indices.
Previous Works of Research – This AI is supported by, and in some cases builds upon, previous local plans
and works of research conducted for and by Montgomery County and Lower Merion Township including:
•
•
•

Montgomery County Analysis of Impediments to Fair Housing Choice (2015
Update), –
Montgomery County Comprehensive Plan Shared Vision 2040
DVRPC – Analytical Data Report: Regional, County, and Municipal Population
Forecasts 2010-2040, Analytical Data Report: Land Use in the Delaware
Valley,2010

Conclusions: Impediments and Recommended Actions to Address Impediments
The following contributing factors have been identified in this AI as areas that contribute to fair housing
issues (in no particular order) within different areas of analysis:
-

Location and type of affordable housing
Availability, type and frequency of public transportation
The availability of affordable units in a range of unit sizes
Land use zoning laws (mobile home vitality, code enforcement)
Federal funding and policies
Lack of accessible, affordable housing in a range of unit sizes
Lack of resources for fair housing agencies and organizations
The most common contributing factor was location and type of affordable housing.
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Through the actions described in this assessment, the County, Township and Housing Authority will work
to make progress over the next five years on the following listed impediments detailed in Section IV of
this AI:
IMPEDIMENT 1:
AN INADEQUATE SUPPLY OF AFFORDABLE HOUSING THROUGH THE COUNTY RESULTING IN A NEED TO
INCREASE OPPORTUNITIES FOR ALL COUNTY RESIDENTS FOR ACCESS TO SAFE, DECENT AND
PERMANENT AFFORDABLE OWNER OCCUPIED AND RENTAL HOUSING.

IMPEDIMENT 2: LOCAL UNITS OF GOVERNMENT THAT PARTICIPATE IN THE URBAN COUNTY’S
ENTITLEMENT GRANT PROGRAMS MAY NOT UNEQUIVOCALLY UNDERSTAND THEIR RESPONSIBILITY TO
AFFIRMATIVELY FURTHER FAIR HOUSING CHOICE.
IMPEDIMENT 3: SOME OF THE POLICY DOCUMENTS USED BY MONTGOMERY COUNTY AND THE
MONTGOMERY COUNTY HOUSING AUTHORITY IN THE ADMINISTRATION OF HOUSING PROGRAMS
COULD BE IMPROVED, FROM A FAIR HOUSING PERSPECTIVE.
IMPEDIMENT 4: PUBLIC TRANSIT IS LIMITED TO THE COUNTY’S MOST DENSELY DEVELOPED AREAS.
RESIDENTS OF RURAL TOWNSHIPS IN THE NORTHWEST REGION ARE ESPECIALLY ISOLATED FROM
SERVICE, DUE TO THE FINANCIAL INFEASIBILITY OF EXTENDING ROUTES TO SPARSELY DEVELOPED
AREAS.
IMPEDIMENT 5: EVIDENCE DEMONSTRATES THAT SOME DISCRIMINATION IS PRESENT IN THE SALE AND
RENTAL OF HOUSING ACROSS MONTGOMERY COUNTY, ESPECIALLY ON THE BASES OF RACE, DISABILITY
AND FAMILIAL STATUS.
IMPEDIMENT 6:
DUE TO THE WIDE RANGE OF AFFORDABILITY LEVELS ACROSS COUNTY MUNICIPALITIES, HOUSING
CHOICE VOUCHER HOLDERS ARE LOCATED PRIMARILY IN OLDER, LESS EXPENSIVE COMMUNITIES THAT
ARE MORE LIKELY TO BE IMPACTED AREAS.
IMPEDIMENT 7: MORTGAGE LENDING DATA FROM 2017 SUGGESTS THAT RACIAL MINORITIES ARE
MORE LIKELY TO EXPERIENCE MORTGAGE APPLICATION DENIAL OR HIGH-COST LENDING THAN WHITE
APPLICANTS.

II.

COMMUNITY PARTICIPATION PROCESS

The County of Montgomery, the Montgomery County Housing Authority and the Township of Lower
Merion implemented a wide-ranging strategy to inform residents of the Affirmatively Furthering Fair
Housing process and to gather input from residents on housing and opportunity issues. Over the course
of several months prior to the preparation of the draft AI, the County and its partners began gathering
input regarding fair and affordable housing conditions, perceptions, and needs in the County. The County
used a multi-faceted strategy to gather this information in order achieve meaningful public engagement
with residents and other stakeholders, including Focus Groups, Stakeholder Meetings, Listening Sessions,
and Public Meetings.
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Focus Groups
The County conducted four focus groups with the following listed agencies. The Focus Groups began with
an overview of the AI and the AI planning process and then moved into a discussion of fair and affordable
housing needs and access to opportunity and community resources in the County. A flyer for each Focus
Group, Agenda, and minutes are attached in Appendix A which includes an overall listing of each outreach
effort with Overall Key Housing Challenges and Takeaways.
•
•
•
•

The Salvation Army of Greater Pottstown
Manna on Main Street
Coordinated Homeless Outreach Center (CHOC)
MontCo Anti-Hunger Network (MAHN)

Stakeholder Interviews and Listening Sessions
During the Community Engagement process, individual and small group stakeholder interviews were held
at the County offices and by phone. Stakeholders invited for interviews and Listening Sessions were
identified by County of Montgomery staff and represented a variety of viewpoints, including fair
housing/legal advocacy, housing, affordable housing, real estate, transportation, employment, education,
and others. A listing of each session is included in Appendix A and provides a description of each outreach
effort with Overall Key Housing Challenges and Takeaways.
Stakeholder interviews and/or Listening Sessions were held with the following organizations:
•
•
•
•
•
•
•
•
•
•
•

Housing Equality Center of Pennsylvania
Legal Aid of Southeastern Pennsylvania
Pennsylvania Housing Finance Agency
Habitat for Humanity
Housing Alliance of Pennsylvania
Montgomery County Health and Human Services Cabinet
Montgomery County Stepping Up Steering Committee
Norristown Ministerium
Valley Forge Tourism and Convention Board
County Children’s Roundtable
Chambers of Commerce

Public Comment Period and Hearing
The County of Montgomery’s 2020-2024 Analysis of Impediments to Fair Housing was made available for
public comment on the County of Montgomery’s website https://www.montcopa.org/1212/CDBGProgram from June 15, 2020 to July 15, 2020. Citizens were encouraged to submit written or oral

feedback on the Analysis of Impediments by July 15, 2020. No public comments were received.
A Public Hearing on the “draft” 2020-2024 Analysis of Impediments was held on June 25, 2020.
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Community Participation Process Results
During the community engagement process, over one-hundred people participated in the Focus Groups,
Stakeholder Interviews and Listening Sessions. For the community participation process, the County
developed a standard question set for use in each outreach effort. All input was considered in
development of this AI, and no comments or surveys were not accepted. A flyer for each Focus Group,
Agenda, sign-in sheets and minutes are attached in Appendix A which includes an overall listing of each
outreach effort with Overall Key Housing Challenges and Takeaways.

III.

FAIR HOUSING ANALYSIS
A. Socioeconomic Summary

Demographic Profile
The study area for this assessment is Montgomery County, Low and the Philadelphia (PhiladelphiaCamden-Wilmington, PA-NJ-DE-MD) Region, which encompasses the following counties across four
states, : Pennsylvania (Bucks, Chester, Montgomery, Delaware and Philadelphia), New Jersey (Camden,
Salem, Gloucester and Burlington) Delaware (New Castle), and Maryland (Cecil). In this review, we assess
key elements of both Montgomery County and the Region as a whole. The following narrative describes
demographic and socio-economic characteristics of Montgomery County and the Region. The
demographic data will serve as a basis for determining need and identifying impediments to fair housing
choice.
Montgomery County is primarily a suburban County that also encompasses some urban and rural uses. It
is the third most populous County in Pennsylvania, and while many residents commute to Philadelphia it
also has job centers in large suburban business parks, such as those in King of Prussia and Blue Bell.
Between 2000 and 2010, the population of Montgomery County increased by 6.6% from 750,097 people
in 2000 to 799,874 people in 2010. The 2013-2017 American Community Survey estimates the population
has continued to increase since 2010 by 2.3% to 818,677. The Region has seen almost universal increases
in total population throughout time except for a slight decline from 1970-1980. Due to the changing of
the regional boundaries, data for the current region only goes back to 2010, though since 2010 according
to the 2013-2017 American Community Survey, the region has grown by 1.68% from 5,965,343 to
6,065,644 increasing by more than 100,000.
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Race/Ethnicity
Note- all data in the following section includes data pertaining to areas that participate in the county
entitlement grant, as well as Lower Merion Township. Where Montgomery County is referred to
includes the Urban County population plus Lower Merion Township. Other entitlement Communities
in Montgomery County along with Small Cities Communities are not included in the following analysis.
The majority of residents in Montgomery County and the Region are White, Non-Hispanic, accounting for
80.99% and 64.97% of the population according to Tables 1 and 2 below. Racial and ethnic minorities
account for 19.01% of the County’s population, less than the percentage in the Region where racial and
ethnic minorities account for 35.03% of the population. The percentage of the population that consists of
minorities has increased substantially in both the County and Region since 1990, when minorities were
8.18% of the County’s residents and 24.09% of the Region. The County minority population has increased
by 176.1% since 1990 while the Region’s minority population increased by 52% during that same period.
The County and Region have seen similar trends with fewer White, Non-Hispanic residents and increases
in Black, Hispanic, and Asian or Pacific Islander Residents since 2000.
In Montgomery County/ Region:
• The number of White, Non-Hispanic residents in Montgomery County has decreased by 0.66%
since 2000 and by almost 6 percentage points in its share of the total County population. The
Region has seen a more constant decline. Since 1990 the White Non-Hispanic population has
declined by 6% and its total population percentage has decreased by close to 11 percentage points.
• Black, Non-Hispanic is the largest minority group in both the County and Region. Black NonHispanic residents currently account for 7.02% of the total population of Montgomery County, and
20.19% of the Region. Since 1990 the Black Non-Hispanic population of the County has increased
by 90.6% and 3.64 percentage points in its share total of the population. And in the Region the
Black Non-Hispanic population since 1990 has increased by 20.8% and 1.84 percentage points of
the Region’s population. Black Non-Hispanic is the only minority group with over 1 Million residents
in the region currently.
• Persons of Hispanic origin represent 3.25% of the County’s total population and has had a 226.3%
increase in population since 1990. This same trend has been seen in the Region, where since 1990
the Hispanic Population has increased by 150.5% and 281,274 people. The Hispanic percentage of
the regional population increased from 3.44% in 1990 to 7.85% currently.
• The Asian/Pacific Islander population of the County represents 6.97% of the population and is
the second largest minority population just slightly (-367), behind Black Non-Hispanic. Since 1990
this group has seen the largest percentage increase in population, 239%. In the Region, there has
been a similar trend that has seen a constant increase since 1990, totaling an increase of 171.5%
and 186,468 people. That is the largest percentage rate increase in the Region of any race during
this period.
• The Native American population currently represents 0.10% of the total population of
Montgomery County and 0.16% of the region’s population.
• Persons of all Other races, Non-Hispanic comprised 0.15 % of the total population in the County
and 0.18% in the region.
• Persons whose ancestry are from two or more races accounted for 1.53% of the population of
Montgomery County and 1.7% of the region.
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Map 1- Population by Race/Ethnicity Montgomery County 2010

Map 2- Population by Race/Ethnicity Montgomery County 2000
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Map 3- Population by Race/Ethnicity Montgomery County 1990

Map 4- Population by Race/Ethnicity Lower Merion 2010
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Map 5- Population by Race/Ethnicity Lower Merion 2000

Map 6- Population by Race/Ethnicity Lower Merion 1990
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Map 7- Population by Race/Ethnicity Region 2010

Map 8- Population by Race/Ethnicity Region 2000
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Map 9- Population by Race/Ethnicity Region 1990

National Origin (Table 1 and 2)
The number of foreign-born residents in Montgomery County has increased dramatically since 1990, more
than doubling (108.2%) the number of foreign-born residents. Currently they constitute 9.49% of County
residents, up from 5.42% in 1990. There has been an upward trend in number of foreign residents and
percentage of population in every measure since 1990. The plurality of the foreign-born population is
from India. The second largest foreign-born population in the County are from Korea, the next 3 highest
populated country of origin are China, Vietnam and Mexico rounding out the top five Countries of Origin
for the foreign population of Montgomery County.
The Region’s foreign-born population has increased at a slightly higher rate than the County, having
increased by 116.4% since 1990, to 586,013 or 9.82% of the total population, according to Table 2. A very
similar trend has been seen in the County and Region. The countries of origin of the foreign-born
population in the Region is similar to the County. India is the country with the most foreign-born
population in the County and region. Mexico is the second highest country of origin in the Region and 5th
in the County. The top 5 countries of origin for the Region are the same as in Montgomery County but in
slightly different order.
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Map 10- Foreign-Born Population By Nationality In Montgomery County

Map 11- Foreign-Born Population By Nationality In Lower Merion
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Map 12- Foreign-Born Population By Region

LEP (Tables 1 and 2)
The population of those with limited English Proficiency (LEP) frequently correspond with population
changes of foreign-born residents within a municipality or Region. Montgomery County has seen this
assertion to be partially true. The County LEP population has been increasing just as the foreign
population has been increasing, but LEP is growing at slower rates. Montgomery County’s LEP population
grew by 1.35 percentage points in its share of the total population since 1990 while the foreign-born
population experienced a growth of 4.07 percentage points. Since 1990, the foreign-born population has
grown 108.02% and the LEP population has grown by 82.9%.

In the region, LEP population has been increasing just as it has in the County and, as in the County, it
trails closely behind foreign-born population figures as well as growth rates. The differential in growth
rates between these population groups suggest a disproportionate influx in the number of foreign-born
residents from countries where English is the primary language or commonly used. The growth of LEP
population in the Region is very similar to what has been seen within Montgomery County during these
time periods, with the LEP Population growing from 3.41% of total population in 1990 to 5.56% of
population currently. The total number of LEP Population has increased by 79.2% since 1990, while the
foreign-born population has increased by 116.4% since 1990. In general, the Region is seeing higher
growth of its foreign-born population, while the County has seen its LEP population increase at a slightly
higher rate than the Region. And both have seen LEP growth rates lag behind foreign born growth rates.
The breakdown of languages spoken by the LEP population in Montgomery County are consistent with
the national origin of foreign-born residents, as the primary spoken language of the LEP population is
Korean at 20% of the 26,291 person LEP population. The top 4 languages spoken by the LEP population
is rounded out by Spanish, Chinese, Vietnamese and Gujarati. In the Region, Spanish is the most spoken
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language of the LEP Population by a wide margin as 42.7% of the 331,843 person LEP Population of the
Region speak Spanish. The top five languages spoken by the LEP population in the Region is rounded
out by Chinese, Vietnamese, Korean, and Russian.
Map 13- Population with Limited English Proficiency in Montgomery County

Map 14- Population with Limited English Proficiency in Lower Merion
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Map 15- Population with Limited English Proficiency in Region
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Disability Status (Table 1)
The population with disabilities in Montgomery County and its Region has similar distributions by disability
type. The most common disability across the County and Region is ambulatory difficulty. People with
ambulatory difficulties make up 4.43% of the County’s population and 6.71% of the Region’s population.
Disabilities that involve needed assistance, such as difficulty living independently or self-care, combine to
make up a plurality of residents’ disabilities, with 5.15% of the County’s population and 7.62% of the
Region’s. The population with sensory disabilities, hearing and vision difficulty, account for 3.94% of the
County’s population and 5.17% of the Region’s population. People having difficulty with cognitive
functions account for 3.16% of the County’s population and 5.03 % of the Region’s.
Map 16- Population with Disabilities – Montgomery County (Hearing, Vision, Cognitive)
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Map 17- Population with Disabilities – Montgomery County
(Ambulatory, Self-care, Independent Living)

Map 18- Population with Disabilities – Lower Merion (Hearing, Vision, Cognitive)
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Map 19- Population with Disabilities – Lower Merion (Ambulatory, Self-care, Independent Living)

Map 20- Population with Disabilities – Region (Hearing, Vision, Cognitive)
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Map 21- Population with Disabilities – Region (Ambulatory, Self-care, Independent Living)

Age (Table 2)
The age distribution in Montgomery County has remained constant with a few minor changes since 1990.
Besides seeing constant population growth that has been seen across all age groups, nothing else has
changed significantly. The majority of people are within 18-64, and the under 18 population has remained
larger than the 65 and older population. Currently the proportion of the population for each age cohort
is within 1% of what they were in 1990.
In the Region, as in the County besides increased in population there has been little to no change in the
proportion of total population by age group, with the majority of people being from 18 to 64 years old
currently and in 1990. Of the three age groups, the most any has changed percentage-wise is 1.1
percentage points, which is the amount that 18-64 has increased its percentage by since 1990.

Sex (Table 1 and 2)
The gender distribution of Montgomery County is skewed slightly in favor of the female population,
though males have seen a slight upward trend and increased their percentage of the population by 0.36
percentage points since 1990 from 48.12% to 48.48%. The Region is almost identical with males having
increased their percentage by 0.35 percentage points since 1990 from 47.91% to 48.26%.

Family Type (Table 1 and 2)
In Montgomery County, the number of families with children has seen a slight percentage increase since
1990, and a large rate of increase in total number of families with children. Currently 44.65% of families
in Montgomery County have children. The percentage increase from 1990 to now is 1.12 percentage
points of all families, the overall increase in the numbers of families with children is 19.2%.
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The Region has also seen an increase in the raw number of families with children but a slight decrease in
the percentage of families with children, specifically, a 1.10 percent drop since 1990. Currently 44.58% of
families in the Region have children. The overall number of families with children though has increased
by 3.6% since 1990.
Table 1- Demographic Overview of Montgomery County and Region
Demographic Indicator
Race/Ethnicity

Montgomery County and Lower
Merion Township CDBG)
Jurisdiction
#
%

White, Non-Hispanic
Black, Non-Hispanic
Hispanic
Asian or Pacific Islander,
Non-Hispanic
Native American, NonHispanic
Two or More Races, NonHispanic
Other, Non-Hispanic
National Origin
#1 country of origin
#2 country of origin
#3 country of origin

#4 country of origin
#5 country of origin

India

#8 country of origin

#

%

551,647

80.99%

3,875,844 64.97%

47,818

7.02%

1,204,303 20.19%

22,132

3.25%

468,168

7.85%

47,451

6.97%

295,219

4.95%

649

0.10%

9,541

0.16%

10,452

1.53%

101,296

1.70%

1,006
#

0.15%
%

10,971
#

0.18%
%

11,534

1.69%

India

65,128

1.16%

Korea
8,694
China excl.
Hong Kong
& Taiwan
4,821

1.28%

Mexico

53,736

0.96%

0.71%

China excl. Hong
Kong & Taiwan
37,755

0.67%

Vietnam

2,583

0.38%

Vietnam

28,206

0.50%

Mexico

2,241

0.33%

25,980

0.46%

Bangladesh

2,010

0.30%

Korea
Dominican
Republic

18,042

0.32%

Italy

1,884

0.28%

Philippines

17,882

0.32%

Philippines

1,564

0.23%

Jamaica

17,795

0.32%

Germany

1,388

0.20%

Ukraine

15,561

0.28%

Ukraine

1,248

0.18%

Italy

13,297

0.24%

#6 country of origin
#7 country of origin

(Philadelphia-Camden-Wilmington, PANJ-DE-MD) Region

#9 country of origin
#10 country of origin
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Montgomery County and Lower
Merion Township CDBG)
Jurisdiction
English
#
%
(LEP)

Demographic Indicator
Limited
Proficiency
Language
#1 LEP Language

(Philadelphia-Camden-Wilmington, PANJ-DE-MD) Region
#

%

Korean

5,247

0.77%

Spanish

141,836

2.52%

Spanish

4,931

0.72%

Chinese

33,585

0.60%

Chinese

3,314

0.49%

Vietnamese

19,385

0.34%

Vietnamese 1,532

0.22%

Korean

14,394

0.26%

Gujarati
1,525
Other Indic
Language
1,445

0.22%

13,495

0.24%

Asian

0.21%

Russian
Other
Language

10,229

0.18%

Hindi

0.15%

8,174

0.15%

Indic

7,596

0.14%

#2 LEP Language
#3 LEP Language

#4 LEP Language
#5 LEP Language
#6 LEP Language
#7 LEP Language

1,015

Italian
1,040
Other Asian
Language
868

0.15%

Italian
Other
Language

0.13%

Gujarati

7,310

0.13%

French

835
#

0.12%
%

French

6,850
#

0.12%
%

18,438

2.71%

165,844

2.99%

8,382

1.23%

120,984

2.18%

21,526

3.16%

279,046

5.03%

30,170

4.43%

371,932

6.71%

11,986

1.76%

146,430

2.64%

23,073
#

3.39%
%

275,868
#

4.98%
%

330,252

48.48%

2,878,862 48.26%

350,903
#

51.52%
%

3,086,481 51.74%
#
%

155,685

22.86%

1,390,882 23.32%

#8 LEP Language
#9 LEP Language
#10 LEP Language
Disability Type
Hearing difficulty
Vision difficulty
Cognitive difficulty
Ambulatory difficulty
Self-care difficulty
Independent
difficulty
Sex
Male

living

Female

Age
Under 18
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Demographic Indicator
18-64
65+
Family Type

Montgomery County and Lower
Merion Township CDBG)
Jurisdiction

(Philadelphia-Camden-Wilmington, PANJ-DE-MD) Region

420,947

61.80%

3,781,977 63.40%

104,522
#

15.34%
%

792,484
#

13.28%
%

Families with children

80,051
44.65%
663,818
44.58%
Note 1: All % represent a share of the total population within the jurisdiction or Region, except family type,
which is out of total families.
Note 2: 10 most populous places of birth and languages at the jurisdiction level may not be the same as the
10 most populous at the Region level, and are thus labeled separately.
Note 3: Data Sources: Decennial Census; ACS
Note 4: Refer to the Data Documentation for details (www.hudexchange.info/resource/4848/affh-datadocumentation).
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Table 2- Demographic Trends for Montgomery County, PA/Lower Merion and Region

(Montgomery County, PA AND Lower Merion Township CDBG) Jurisdiction
1990 Trend
#
%

2000 Trend
#
%

2010 Trend
#
%

Current
#

%

526,434
25,089
6,783

91.82%
4.38%
1.18%

555,311
40,381
10,762

86.97%
6.32%
1.69%

551,647
53,061
22,132

80.99%
7.79%
3.25%

551,647
47,818
22,132

80.99%
7.02%
3.25%

13,995

2.44%

29,050

4.55%

51,336

7.54%

47,451

6.97%

453

0.08%

1,401

0.22%

1,816

0.27%

649

0.10%

31,059

5.42%

44,255

6.93%

60,637

8.90%

64,665

9.49%

14,371

2.51%

19,175

3.00%

24960

3.66%

26,291

3.86%

Male
Female
Age
Under 18

275,897
297,449

48.12%
51.88%

308,459
330,064

48.31%
51.69%

330,252
350,903

48.48%
51.52%

330,252
350,903

48.48%
51.52%

129,110

22.52%

157,400

24.65%

155,685

22.86%

155,685

22.86%

18-64

360,004

62.79%

386,398

60.51%

420,947

61.80%

420,947

61.80%

65+
Family Type

84,231

14.69%

94,727

14.84%

104,522

15.34%

104,522

15.34%

Families with children

67,173

43.53%

54,986

46.40%

80,051

44.65%

80,051

44.65%

Race/Ethnicity
White, Non-Hispanic
Black, Non-Hispanic
Hispanic
Asian or Pacific Islander,
Non-Hispanic
Native American, NonHispanic
National Origin
Foreign-born
LEP
Limited English Proficiency
Sex
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(Philadelphia-Camden-Wilmington, PA-NJ-DE-MD) Region
Race/Ethnicity
White, Non-Hispanic
Black, Non-Hispanic

1990 Trend
#
%

2000 Trend
#
%

2010 Trend
#
%

Current
#

%

4,124,764

75.91%

4,015,992

70.61%

3,875,845

64.97%

3,875,844

64.97%

996,823
186,894

18.35%
3.44%

1,146,210
285,806

20.15%
5.03%

1,264,163
468,168

21.19%
7.85%

1,204,303
468,168

20.19%
7.85%

2.00%

202,156

3.55%

322,950

5.41%

295,219

4.95%

7,901

0.15%

16,865

0.30%

21,010

0.35%

9,541

0.16%

270,788

4.98%

391,829

6.89%

548,329

9.19%

586,013

9.82%

185,208

3.41%

257,284

4.52%

319,121

5.35%

331,843

5.56%

2,603,620
2,830,426

47.91%
52.09%

2,729,723
2,957,418

48.00%
52.00%

2,878,862
3,086,481

48.26%
51.74%

2,878,862
3,086,481

48.26%
51.74%

1,326,066

24.40%

1,480,097

26.03%

1,390,882

23.32%

1,390,882

23.32%

3,385,463
722,517

62.30%
13.30%

3,447,266
759,779

60.62%
13.36%

3,781,977
792,484

63.40%
13.28%

3,781,977
792,484

63.40%
13.28%

640,884

45.68%

498,666

47.18%

663,818

44.58%

663,818

44.58%

Hispanic
Asian or Pacific Islander, NonHispanic
108,751
Native American, Non-Hispanic
National Origin
Foreign-born
LEP
Limited English Proficiency
Sex
Male
Female
Age
Under 18
18-64
65+
Family Type
Families with children

Note 1: All % represent a share of the total population within the jurisdiction or Region for that year, except family type, which is out of total families.
Note 2: Data Sources: Decennial Census; ACS
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Summary of Demographic Characteristics
Montgomery County and its Region have both seen increases in population, with the County experiencing
higher gains, increasing by 2.35% since 2010. The region has grown by 1.68% since 2010. Since 1990 both
County and Region have seen their percentages of White Non-Hispanic population decline while their
percentage of minority populations has risen. Both County and Region have seen the highest rates of
population growth in Asian or Pacific Islander, Non-Hispanic populations.
The foreign populations of the County and Region have increased substantially since 1990, with the
County more than doubling (108.2%) in the number of foreign-born residents and the Region increasing
at an even higher rate (116.4%) its number of foreign-born residents. The plurality of these residents’
national origin in the County is China and in the Region its India. Due in part to increases in the foreignborn population, the Limited English Proficiency population of the City has increased as well. Chinese is
the native language of the plurality of the Limited English Proficiency population of the County and
Spanish is the most spoken language of the plurality of the LEP Population of the Region.
Since 1990, both County and Region have almost no changes in their proportions of population by age
group. The majority of people are 18-64 and more people are under 18 than 65 and over.
In Montgomery County, the amount of families with children has seen a slight percentage increase since
1990, and a large rate of increase in total number of families with children. The Region has seen an
increase in the number of families with children but due to overall population increase their percentage
of all families has decreased slightly.

B. Housing Profile
Montgomery County has a very diverse housing stock, including older row homes in more densely
populated older areas, multi-million-dollar mansions, farms, high rise apartments, garden apartments,
and newer townhomes. As a suburban county of Philadelphia, with easy transportation access to job
centers both in and outside of the county, it is an area that continues to grow in residents and industry.
Note( all data below pertaining to Montgomery County is for the entirety of the County, unless where
noted.

Housing Supply
As seen below in Table 3, the 2010 Census reported 325,734 housing units in Montgomery County. This
number represents a 9.51% increase from the 297,434 units in the 2000 housing stock. The 2013-2017
American Community Survey estimates that demand for housing in the County has gone down a bit but
the number of units is still increasing, though at a slower rate. Estimates are that the County gained 5,366
units from 2010 to 2017, an increase of 1.65%. From 2000 to 2017, like the County the Region and State
both continued to increase the sizes of their housing stock as well. Though from 2000 to 2017 all three
also saw increases in the number of vacant units and their vacancy rates as well, with Montgomery
County’s being the lowest at 5.5%, while Pennsylvania’s is more than double at 11.4%, and the Region’s
is 5.7% of all housing units.
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Table 3- Housing Units in Montgomery County and Region by Occupancy Status
2000
2010
2017
Montgomery County
Total housing units

2000-2017
change (%)

297,434

325,734

331,100

+11.3%

Occupied units
Vacant units
Vacancy rate
Region
Total housing units

286,098
11,336
3.8

307,749
17,985
5.5

312,805
18,295
5.5

+9.3%
+61.4%
+1.7%

2,358,678*

2,433,611

2,469,188

+4.68%

Occupied units
Vacant units

2,166,166*
192,512*

2,260,312
173,299

2,253,471
215,717

+4.03%
+12.05%

Vacancy rate
Pennsylvania
Total housing units
Occupied housing units
Vacant housing units

8.2%*

7.1%

8.7%

+0.5%

5,249,750
4,777,003
472,747

5,567,315
5,018,904
548,411

5,653,599
5,007,442
646,157

+7.7%
+4.8%
+36.7%

9.9%

11.4%

+2.4%

Vacancy Rate
9.0%
Source:2000,2010 Census, 2013-2017 ACS

*-From 2005 ACS, (Prior data not available from region perspective.
Types of Housing Units
As shown in Table 4, according to the 2013-2017 American Community survey, of the County’s 331,100
total units in 2017, 247,965 were single-family attached and detached units accounting for 74.9% of the
housing units in the County. Throughout the other periods of calculations, there has been almost no
change in the percentage of single-family houses in the County. Similarly, 74.1% of the housing units in
the Region are single-family, detached and attached homes.
As shown in Table 6 below, the plurality of housing units in the County are from 1939 and earlier. The
second highest amount being built during the post war suburbanization peak time period housing built
from 1950 to 1959. The majority of housing (52.9%) was built before 1970. More recently, construction
of new housing has declined. From 2010 to 2017 just 6,253 units were constructed, this accounts for 1.9%
of the housing units. In the decade prior over 30,000 units were built.
As shown in table 7, the age of the housing units in the Region is very similar to the County’s housing stock
age. The plurality of the Region’s housing stock was built in 1939 and earlier, and, just as with the County,
the second most amount of housing was built in the 1950s. Similarly, the majority (58.13%) of housing
was built in 1969 and earlier. And just as the County, in the last decade new housing has declined and
lagged, as from 2010-2017 just 1.86% of the total housing units in the Region were constructed, in the
decade prior 8.13% were constructed.
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Table 4- Housing Units by Structure Type – Montgomery County

Units in Structure

2000(2000 Census)

Total housing units
297,434
100.0
1-unit, detached
166,543
56.0
1-unit, attached
55,745
18.7
2 units
10,642
3.6
3 or 4 units
12,465
4.2
5 to 9 units
9,641
3.2
10 to 19 units
11,613
3.9
20 or more units
28,067
9.4
Mobile home
2,627
0.9
Boat, RV, van, etc.
91
0.0
Note: not reported as part of 2010 Census

2012(2008-2012 ACS)

2017(2013-2017ACS)

325,269
177,809
64,307
11,857
12,911
9,582
13,090
32,556
3,043
114

331,100
179,478
68,487
10,211
13,232
10,334
12,622
33,856
2,819
61

100.0
54.7
19.8
3.6
4.0
3.0
4.0
10.0
0.9
0.0

100.00
54.2%
20.7%
3.1%
4.0%
3.1%
3.8%
10.2%
0.8%
0.0%

Table 5- Housing Units by Structure Type - Region 2017

Total:

2,469,188

%

1, detached
1,095,969
44.4
1, attached
734,455
29.7
2
111,243
4.5
3 or 4
103,043
4.1
5 to 9
90,822
3.7
10 to 19
94,420
3.8
20 or more
207,817
8.4
Mobile home
30,812
1.2
Boat, RV, van, etc.
607
0.0
Source:2013-2017 American Community Survey

Table 6- Year Structure built 2017- Montgomery County
YEAR STRUCTURE BUILT
%
Total housing units
331,100
Built 2014 or later
1,823
0.6%
Built 2010 to 2013
4,430
1.3%
Built 2000 to 2009
30,945
9.3%
Built 1990 to 1999
38,676
11.7%
Built 1980 to 1989
37,886
11.4%
Built 1970 to 1979
42,339
12.8%
Built 1960 to 1969
40,062
12.1%
Built 1950 to 1959
54,887
16.6%
Built 1940 to 1949
21,420
6.5%
Built 1939 or earlier
58,632
17.7%
Source: 2013-2017 American Community Survey
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Table 7- Year Structure built 2017- Region
YEAR STRUCTURE BUILT
Total housing units
2,469,188
Built 2014 or later
12,194
Built 2010 to 2013
33,842
Built 2000 to 2009
200,654
Built 1990 to 1999
236,650
Built 1980 to 1989
249,935
Built 1970 to 1979
300,389
Built 1960 to 1969
297,625
Built 1950 to 1959
389,268
Built 1940 to 1949
205,291
Built 1939 or earlier
543,340

%

0.49%
1.37%
8.13%
9.58%
10.12%
12.17%
12.05%
15.77%
8.31%
22.00%

Source: 2013-2017 American Community Survey

Table 8- Changes in Housing Units in Municipalities 2000-2018

Municipality
Abington Township
Ambler Borough
Bridgeport Borough
Bryn Athyn Borough
Cheltenham Township
Collegeville Borough
Conshohocken Borough
Douglass Township
East Greenville Borough
East Norriton Township
Franconia Township
Green Lane Borough
Hatboro Borough
Hatfield Borough
Hatfield Township
Horsham Township
Jenkintown Borough
Lansdale Borough
Limerick Township
Lower Frederick Township
Lower Gwynedd Township
Lower Merion Township

2000
Housing
Units
22,367
2,605
2,088
381
14,897
1,438
3,518
3,292
1,173
5,310
4,236
235
3,121
1,139
6,592
9,269
2,085
6,893
5,442
1,806
4,360
23,699

2010
Housing
Units
22,369
2,767
2,161
453
15,409
1,427
4,686
3,740
1,173
6,020
4,801
219
3,319
1,333
7,083
10,053
2,128
7,157
7,199
1,908
4,906
24,095
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2018
Housing
Units
22,549
2,832
2,191
465
15,727
1,464
5,273
3,916
1,173
6,224
4,921
219
3,734
1,351
7,354
10,221
2,139
7,467
7,673
1,924
4,990
25,101

Change
(2000-2018)
182
227
103
84
830
26
1,755
624
0
914
685
-16
613
212
762
952
54
574
2,231
118
630
1,402

Percent Change
2000-2018
0.81%
8.71%
4.93%
22.05%
5.57%
1.81%
49.89%
18.96%
0.00%
17.21%
16.17%
-6.81%
19.64%
18.61%
11.56%
10.27%
2.59%
8.33%
41.00%
6.53%
14.45%
5.92%
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Lower Moreland Township
Lower Pottsgrove Township
Lower Providence Township
Lower Salford Township
Marlborough Township
Montgomery Township
Narberth Borough
New Hanover Township
Norristown Borough
North Wales Borough
Pennsburg Borough
Perkiomen Township
Plymouth Township
Pottstown Borough
Red Hill Borough
Rockledge Borough
Royersford Borough
Salford Township
Schwenksville Borough
Skippack Township
Souderton Borough
Springfield Township
Telford Borough
Towamencin Township
Trappe Borough
Upper Dublin Township
Upper Frederick Township
Upper Gwynedd Township
Upper Hanover Township
Upper Merion Township
Upper Moreland Township
Upper Pottsgrove Township
Upper Providence Township
Upper Salford Township
West Conshohocken Borough
West Norriton Township
West Pottsgrove Township
Whitemarsh Township
Whitpain Township
Worcester Township

4,209
4,127
7,690
4,531
1,222
8,053
1,981
2,615
13,531
1,330
1,078
2,556
6,703
9,973
944
1,091
2,039
821
662
2,477
2,720
7,631
962
7,035
1,351
9,344
1,088
5,496
1,764
12,151
10,403
1,459
5,545
1,074
633
6,890
1,606
6,372
7,305
3,026

4,775
4,651
9,227
5,664
1,361
9,467
1,981
3,919
13,420
1,348
1,317
3,107
7,020
10,320
1,141
1,097
2,351
923
697
3,945
2,756
7,821
1,056
7,546
1,407
9,649
1,450
6,487
2,424
12,800
10,572
1,950
7,549
1,199
658
7,845
1,613
7,105
7,937
3,774

4,933
4,699
9,578
6,034
1,450
10,080
1,999
4,758
13,691
1,365
1,326
3,127
7,536
10,518
1,142
1,098
2,388
1,167
701
4,340
2,894
7,942
1,102
7,939
1,513
10,050
1,514
6,680
2,967
15,111
10,678
2,060
8,626
1,236
701
7,914
1,620
7,936
8,186
4,080

724
572
1,888
1,503
228
2,027
18
2,143
160
35
248
571
833
545
198
7
349
346
39
1,863
174
311
140
904
162
706
426
1,184
1,203
2,960
275
601
3,081
162
68
1,024
14
1,564
881
1,054

17.20%
13.86%
24.55%
33.17%
18.66%
25.17%
0.91%
81.95%
1.18%
2.63%
23.01%
22.34%
12.43%
5.46%
20.97%
0.64%
17.12%
42.14%
5.89%
75.21%
6.40%
4.08%
14.55%
12.85%
11.99%
7.56%
39.15%
21.54%
68.20%
24.36%
2.64%
41.19%
55.56%
15.08%
10.74%
14.86%
0.87%
24.54%
12.06%
34.83%

Source: Montgomery County Planning Commission, Montgomery County Board of Assessment Appeals
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As seen above in Table 8, Lower Merion has the most housing units of any municipality in the County with
just over 25,000 housing units. Abington, outside the Urban County, has over 22,000 housing units but
has experienced very little growth since 2000. The municipalities with the most housing units within the
Urban County are Cheltenham and Upper Merion, both with alittle over 15,000 housing units each. Upper
Merion has seen its amount of housing units increase by just under 25% since 2000, while Cheltenham
has not seen as much growth with just a 5.57% growth in number of housing units.
Upper Providence Township has had the largest total increase in housing units since 2000, with 3,081
resulting in a 55.56% increase in total housing units. Upper Merion and Limerick (not in Urban County)
Townships, had the second and third highest increases in amount of housing units with 2,960 and 2,231.
The highest rates of housing unit increases were seen in western parts of the county, in New Hanover,
Skippack, and Upper Hanover Townships. In New Hanover there was an 81.95% increase in the number
of housing units from 2000 to 2018. Second highest in the county was Skippack Township which saw a
75.21% increase in the amount of housing units. And the third highest rate was in Upper Hanover
Township which saw a 68.2% increase in number of housing units from 2000 to 2018.
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Housing Tenure
According to Table 8 below, the rate of owner-occupancy in the subject area is 74.39%. This percentage
is slightly higher than the percentage in the Region, which has an owner-occupancy rate of 68.43%. Of
262,015 occupied units in the subject area (Montgomery County and Lower Merion), 67,115 (25.61%)
were renter-occupied.
The subject area’s overall rate of home ownership is 74.39%. Rates vary significantly among racial and
ethnic populations. Of all owner-occupied units, the household identified as:
•
•
•
•
•

White, Non-Hispanic households: 88.54%
Black, Non-Hispanic households: 4.28%
Hispanic households: 1.69%
Asian/Pacific Islander, Non-Hispanic: 4.76%
“Other” -Non- Hispanic: 0.12%

The Regional percentages differ slightly with minority households making up much more of the
homeowners in the region versus the subject area. Non-White households make up 23.22% of
homeowners in the region while comprising just 11.46% of the homeowners in the subject area. All
minority race/ethnicities have a larger share of the total population of homeowners in the region
versus subject area, with the exception of Asian or Pacific Islander, which has a slightly lower rate of
the total amount of homeowners in the region.
In the subject area, 78.08% of White Households are homeowners. Of Minority households, 52.73%
of Hispanic Households and 62.24% of Asian or Pacific Islander households in the subject area are
homeowners. Of minority households, the race/ethnicities where a majority of households are
renters are Black, Non-Hispanic (51.38%), Native American (69.83%), and Other, Non-Hispanic
(81.55%).
In the subject area, some of the lowest Homeownership rates are found in the area that encompasses
and surrounds the Valley Forge National Park in Upper Merion. According to the AFFH, that Census
Tract has just a 25.61% owner-occupied rate. One Census Tract in Cheltenham Township is comprised
of a large apartment complex. Therefore, that tract has a 0% owner-occupied rate. A Census Tract in
Skippack is occupied by the State Correctional Institution – Phoenix, this gives this area a 0% renter
and 0% owner rate. And two Census Tracts of Central Pottstown have owner-occupied rates of 20.17%
and 21.83%.
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In the region, 76.42% of White households and 62.14% of Asian or Pacific Islander households are
homeowners. The majority of households that are Black, Non-Hispanic (50.2%) and Hispanic (54.3%)
are renters.
There are 67,115 renter-occupied units in the subject area, according to AFFH data. Higher rental rates
among various racial and ethnic groups are notable as follows:

•
•

•

•
•

White households comprise of 72.18% of rentals in the subject area but just over
half (51.36%) of the rentals in the region.
The highest minority-occupied rental rate was of Black households who account
for 13.13% of occupied-rental units in the subject area. In the Region, Black
households comprise the highest minority group in percentage of renteroccupied units at 31.41%
Hispanic households account for 4.39% of occupied rental units in the subject
area. In the Region they are the minority group with the second highest number
of renter-occupied units at 10.24%.
Asian or Pacific Islander accounted for 8.38% of occupied rental units in the
subject area and 5.01% of occupied rental households in the Region
Other, Non-Hispanic accounted for 1.6% of occupied-rental units in the subject
area and 1.78% of occupied rental households in the Region.
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Map 22- Owner-occupied rates Montgomery County

Map 23- Owner-occupied rates Region
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Table 9 - Homeownership and Rental Rates by Race/Ethnicity
(Montgomery County, PA CDBG, HOME, ESG) and
Lower Merion, PA Jurisdiction
Homeowners
Race/Ethnicity

(Philadelphia-Camden Wilmington,
PA-NJ-DE-MD)Region

Renters

Homeowners

Renters

#

%

#

%

#

%

#

%

White, Non-Hispanic

172,555

88.54%

48,444

72.18%

1,169,935

76.78%

360,970

51.36%

Black, Non-Hispanic

8,336

4.28%

8,811

13.13%

219,050

14.38%

220,785

31.41%

Hispanic

3,285

1.69%

2,945

4.39%

60,580

3.98%

71,975

10.24%

Asian or Pacific Islander, Non-Hispanic

9,271

4.76%

5,624

8.38%

57,850

3.80%

35,244

5.01%

Native American, Non-Hispanic

73

0.04%

169

0.25%

1,755

0.12%

1,374

0.20%

Other, Non-Hispanic

243

0.12%

1,074

1.60%

14,610

0.96%

12,505

1.78%

Total Household Units

194,900

1,523,775

-

702,860

-

67,115

Note 1: Data presented are numbers of households, not individuals.
Note 2: Data Sources: CHAS
Note 3: Refer to the Data Documentation for details (www.hudexchange.info/resource/4848/affh-data-documentation).

Montgomery County, Pennsylvania
Analysis of Impediments to Fair Housing Choice 2020-2024

43

C. General Issues
i. Segregation/Integration
Segregation Levels in the Jurisdiction and Region
Table 10 below shows the racial and ethnic dissimilarity trends for the Urban County of Montgomery
County, Lower Merion Township and the Region as a whole. According to the AFFH Data Documentation,
“The dissimilarity index (or the index of dissimilarity) is a commonly used measure of community-level
segregation. The dissimilarity index represents the extent to which the distribution of any two groups
(frequently racial or ethnic groups) differs across census tracts or block-groups The values of the
dissimilarity index range from 0 to 100, with a value of zero representing perfect integration between the
racial groups in question, and a value of 100 representing perfect segregation between the racial groups.
Dissimilarity Index values between 0 and 39 generally indicate low segregation, values between 40 and
54 generally indicate moderate segregation, and values between 55 and 100 generally indicate a high level
of segregation.”
Montgomery County has low to moderate levels of segregation. Currently Hispanic/White has the lowest
rate of segregation and that has been true for every measure of the dissimilarity index since 1990. NonWhite/White has seen almost no change since 1990. However, after measures showed the index slightly
decreased from 1990 to 2010, it has increased slightly since that time, though it is still a low measure of
segregation. Asian or Pacific Islander/White has seen the largest increase since 1990 of over 5 index
points, and it sits at the highest amount of low segregation index, just below moderate. The highest
dissimilarity index in 1990 still holds true today, specifically the Black/White index, which has a moderate
measure of segregation, the only measure in the County in the moderate range. Since 1990 the measure
has decreased overall, but it still remains the county’s highest measure of segregation.
Lower Merion Township’s dissimilarity index is very similar to the County in that the highest and lowest
indices are the same. Hispanic/White is the lowest and Black/White is the highest. Also like the County,
three of the four indices indicate low segregation and just one is moderate. Since 1990 Lower Merion has
seen fluctuations in its dissimilarity trends. Non-White/White has decreased visibly, but has always been
on the low measure of segregation, and since 1990 has decreased overall by almost 7 points. Asian or
Pacific Islander/White has increased overall since 1990 but is still considered low. Hispanic/White is
currently the lowest index in Lower Merion but has overall increased since 1990 but at a lower rate than
Asian or Pacific Islander/White which was the lowest index in 1990. The Black/White index in 1990 was
an index (57.66) that is considered a high amount of segregation, currently that index (47.95) has
decreased by almost 10 index points and is currently a moderate segregation index, but still the highest
in Lower Merion.
The Region’s dissimilarity index values are markedly higher than the County and Township, though in
recent years the indexes have decreased significantly. In 1990, three of the four indexes were considered
to show high amounts of segregation. Currently none of them are considered high. Just as 1990, Asian or
Pacific Islander/White remains the lowest index in the Region, and it also the only low segregation
measure currently. In 1990, however, it was considered moderate. Hispanic/White was considered high
segregation in 1990 and currently is low following a steady downward trend since 1990 with a total
decrease of more than16 index points. Non-White/White has seen the largest decrease since 1990,
dropping by more than24 index points, moving it from a high degree of segregation to a moderate level.
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Black/White is currently the highest index in the Region, just as it was in 1990, but it has decreased by
close to 20 index points. It has gone from a high segregation index to just below high, at 54.93.
Table 10 - Racial/Ethnic Dissimilarity Trends
Racial/Ethnic Dissimilarity Trends
(Montgomery County, PA CDBG,
HOME, ESG) Jurisdiction
Racial/Ethnic
Dissimilarity 1990
2000
2010
Curren
Index
Trend
Trend Trend t
Non-White/White
33.66
31.13 28.02 34.14

Region
1990
Trend
67.19

2000
Trend
61.00

2010
Trend
55.62

Current
43.04

Black/White

49.86

44.80

41.49

47.00

74.78

70.12

67.04

54.93
Hispanic/White

29.36

26.60

26.66

29.92

60.83

58.39

55.06

Asian or Pacific Islander/White

34.90

33.80

33.25

39.07

42.22

42.38

40.28

44.23
35.20

Racial/Ethnic Dissimilarity Index

(Lower Merion, PA CDBG) Jurisdiction
1990
Current
Trend 2000 Trend 2010 Trend

Non-White/White

36.32

30.25

23.04

29.47

Black/White

57.66

49.12

41.17

47.95

Hispanic/White

18.01

20.38

16.29

22.75

Asian or Pacific Islander/White

16.62

13.83

17.12

23.51

Note 1: Data Sources: Decennial Census

Montgomery County, Pennsylvania
Analysis of Impediments to Fair Housing Choice 2020-2024

45

Changes in Segregation Levels
Areas with Relatively High Segregation/Integration by Race/Ethnicity/National Origin/LEP
According to table 1, 80.99% of Montgomery County/Lower Merion’s population is White Non-Hispanic.
According to the 2013-2017 American Community Survey, 76.6% of the total County Population was
White Non-Hispanic, 8.8% Black Non- Hispanic, 7.3% Asian and 4.9% Hispanic.
When looking at the Urban County (not including Norristown, Abington, Abington Township,
Conshohocken Borough, Limerick Township, Norristown Borough and Marlborough Township) by Block
Group, there are 27 block groups with a population that is more than 50% minority. The majority of them
are in Cheltenham Township (11 block groups), and Pottstown (3 Block groups). In Cheltenham you will
find two block groups with at least 75% of the population being Black, Non- Hispanic, and total minority
populations of over 88%, the 11 block groups there have an average minority population of 74.9%. Though
the Township is not segregated to just one minority group, the average racial distribution of the 11 block
groups are 25.1% White, 51.7% Black, 11.5% Asian, and 7.4% Hispanic. The average race distribution in all
of the majority-minority 27 block groups are 33.7% White, 37.5% Black, 15.4% Asian and 15.8% Hispanic.
In 9 of the 27, a single race comprises a majority of the population. In 8 of the 9, the majority of residents
are Black, Non–Hispanic. Five of the 8 are in Cheltenham, while the others are in Pottstown, Skippack, and
Lower Gwynedd Township. The only other is in Upper Merion Township, which has a block group that is
72% Asian. The census tract in Skippack is the site of a prison, State Correctional Institution – Phoenix.
Map 23- White Population 50 percent and over- Montgomery County

Source 2013-2017 American Community Survey
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Below is a map showing all the areas in relation to the County’s White population average which is 76.6%.
As is evident there are many areas that have a white population of 50-76.6%, indicating a minority
population higher than the County average. These block groups are scattered throughout the County for
the most part except for the northwest part of the County, which does not have any minority populations
above 23.4% of the population, the County average.
Map 24- White population above or under Montgomery County average

Source: 2013-2017 ACS
Demographic maps show that, in general there is some diversity and integration in most parts of the
County with the exception of the northwestern part of the County, where the population is at least 95%
white with the exception of one block group.
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Map 25- White population 95% and above Montgomery County

Source: 2013-2017 American Community Survey
8.8% of Montgomery County’s population is Black, Non-Hispanic according to the 2013-2017 American
Community Survey. The map below shows Census Block Groups in relation to that Non-Hispanic average.
As can be seen, the Black population of Montgomery County is concentrated in Cheltenham, Pottstown,
West Norriton, East Norriton, Plymouth Township and Bridgeport, the last four being areas adjacent to
Norristown. Other areas with larger percentages of Black residents are found in and around Pottstown,
including Upper, Lower, and West Pottsgrove townships. Also below is a map showing Census Block
Groups with 20% and over Black populations, which just reinforce where the concentration of the Black
population reside.
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Map-26-Montgomery County-Black Population, above 8.8% in Census Block Group

Source: 2013-2017 American Community Survey
Map 27- Montgomery County - Black Population, above 20% in Census Block Group

Source: 2013-2017 American Community Survey
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According to the 2013-2017 American Community Survey the Hispanic population is 4.9% of Montgomery
County, (including all entitlement and small cities communities). As seen in the first map below Hispanic
populations being higher than 4.8% of the census block groups population are spread out throughout the
county, with the exception of the Northwest part, though one block group does have a Hispanic
population of 5 percent in that area. The concentration of these block groups is in and around Pottstown,
Worcester Township, Cheltenham, Upper Providence Township, and in and around Norristown in places
like Bridgeport, Plymouth Township, East and West Norriton Townships. The only concentration of larger
Hispanic populations( more than 20% of the block group populations) are found in and around
Norristown( East and West Norriton, Bridgeport), Lansdale, Upper Merion( adjoining West Conshohocken)
northern Springfield Township, the Telford-Souderton area, and the area of Lower Merion that includes
the Ardmore Septa Regional Rail Station, which has a 34% Hispanic population.
Map 28- Hispanic Population over 4.8%

Source: 2013-2017 American Community Survey
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Map 29- Hispanic Population 20% and over

Source: 2013-2017 American Community Survey

According to the 2013-2017 American Community Survey, the Asian population of Montgomery County
is 7.3%. The map below shows areas (census block groups) with more than a 7.3% Asian population. The
areas of concentration are largely in the center of the County in Upper Merion, Montgomery Township,
Horsham, Worcester Township, Lower Providence Township and Lower Salford. Areas of the eastern part
of the County with higher than average Asian populations include Lower Merion, Upper Dublin and
Whitemarsh Townships. None of the Block Groups in the western part of the County have over a 7.3%
Asian Population. Areas with over 20% Asian population are in the south central and north central parts
of the County, including Upper Merion, Lower Providence and Plymouth townships in the south-central
area and Montgomery and Upper Gwynedd townships in the north central area.
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Map 30- Asian Population 7.4% and above Montgomery County

Source: 2013-2017 American Community Survey
Map 31- Asian Population 20 percent and above Montgomery County

Source: 2013-2017 American Community Survey
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Foreign-Born Population
According to the 2013-2017 American Community Survey, 10.66% of Montgomery County’s population is
foreign-born, 1.17 percentage points higher than it was at the time of the 2010 census shown in table 2.
The census tracts with foreign-born populations above the county average are concentrated in the central
and eastern parts of the County. In the eastern part of the County, large parts of Upper and Lower
Moreland townships, Cheltenham and Lower Merion have higher concentrations of foreign-born
residents than the County as a whole. In the central part of the County, municipalities with higher than
average rates of foreign-born populations include Towamencin, Hatfield Township, Whitpain, Lansdale,
Upper and Lower Providence and Upper Merion. One census tract in Upper Merion, the area including
Valley Forge and the King of Prussia Mall, report that foreign-born residents comprise 50% of the
population. No municipalities west of Trappe have higher foreign-born populations than the County
average.
Looking at areas of the County with over 20% foreign population narrows the list down to census tracts in
Montgomery Township, Hatfield, Upper Gwynedd, Lower Providence, Lower Moreland, Lansdale, Upper
Merion, and Lower Merion. Additionally, areas (census tracts) of Norristown and Abington also have over
20% foreign-born populations.

Map 32- Foreign-born population 10.66% and up

Source: 2013-2017 American Community Survey
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Map 33- Foreign Population 20 percent and over

Source: 2013-2017 American Community Survey
The largest foreign-born population in Montgomery County are from India, according to the 2013-2017
American Community Survey, which identifies over 15,000 residents born in India. The areas where the
Indian-born population is concentrated (3% or more of the Indian-born population) are in Lower
Providence, Upper Merion, Montgomery Township, Hatfield, and Upper Gwynedd townships. In a portion
of area of Upper Merion, the Indian born population (846) makes up 27.15% of population of the Census
Tract, which includes Valley Forge and the King of Prussia Mall. This also the area with 50% foreign-born
population. The adjacent tract in Lower Providence Township has an even larger Indian-born population
(1,256), which makes up 18% of the tract’s population.
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Map 34- India-born population percentage of whole throughout County

Source: 2013-2017 American Community Survey
Map 35- India-Born population in Census Tract

Source: 2013-2017 American Community Survey
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Korean-born is the second largest foreign-born population in Montgomery County. The map below shows
where larger concentrations (Areas that have 3% and more of the total Korean-born population of
Montgomery County) of Korean-born residents reside. The concentration is in the north-central part of
the County in the Townships of Whitpain, Lower Gwynedd and Montgomery. The largest Korean
populations by census tract are found in Montgomery Township. In the two census tracts there, the
Korean populations are both over 500, and account for 6% and 8.79% of the total populations in their
respective census tracts.
Map 36- Korean- Born population percentage of whole throughout County

Source: 2013-2017 American Community Survey
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Map 37- Korean population in each census tract

Source: 2013-2017 American Community Survey
LEP
Not surprisingly, residents who self-identify as having limited English proficiency (LEP) are found in areas
with concentrations of foreign-born residents. For Korean-born residents who are native Korean speakers,
this is primarily in the north central part of Montgomery County. The same pattern holds for populations
from Mexico and other Spanish-speaking countries. Many foreign-born residents from Mexico reside in
Norristown and the surrounding areas, therefore the LEP population is primarily found there.
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Map 38- LEP Population Montgomery County

Source: AFFH
Owner Occupied/Renter Occupied and Segregated/Integrated Areas

The more integrated areas of the County include Cheltenham, Upper Merion, East and West Norriton and
Pottstown. The areas with larger foreign-born populations include Upper Merion, Montgomery Township
and Lower Providence Township.
In Upper Merion, Census Tract 2058.01 has a 50% foreign-born population and a 72% Asian population.
This area also has just a 27% owner occupancy rate, well below the County average of 72.16%, according
to the 2013-2017 American Community Survey.
In Cheltenham Township, 3 of the 10 census tracts have owner occupancy rates of less than 72.16%. Two
of the 3 tracts have populations that are more than 50% minority. One tract consists primarily of an
apartment complex and has a 1% owner-occupancy rate, according to the 2013-2017 ACS.
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Demographic Trends and/or Policies Leading to Future Segregation
The populations of Montgomery County and Lower Merion Township have both been increasing. The
proportion of the population represented by minority groups and foreign-born residents has been
increasing as well. Integration is seen in most parts of the County with the general exception being the
Northwest part of the County.

ii. R/ECAPs
RACIALLY AND ETHNICALLY CONCENTRATED AREAS OF POVERTY
HUD developed a methodology that combines demographic and economic indicators to identify areas it
classifies as racially and ethnically concentrated areas of poverty (R/ECAPs). HUD defines an R/ECAP as a
census tract that has an individual poverty rate of 40% or more (or an individual poverty rate that is at
least 3 times that of the tract average for the metropolitan area, whichever is lower) and a non-White
population of 50% or more.
There are no R/ECAP census tracts in the Montgomery County Urban County or Lower Merion Township.
However, the larger region has a large number of R/ECAP tracts that meet HUD’s RECAP definition.
Currently there are approximately 91 census tracts that are considered R/ECAPs in the Region. An
overwhelming majority - 73 - are in Philadelphia and 51 of those are located in parts of North and
Northeast Philadelphia. There are also 20 in parts of West and Southwest Philadelphia, and 2 in the Grays
Ferry section of South Philadelphia. Camden, NJ has the most R/ECAPs outside of Philadelphia with 10,
additional RECAPs are found in Wilmington, DE, Chester, PA, Salem, NJ, and Coatesville, PA.
Some 9.46% of all regional residents reside in R/ECAP designated Census Tracts. The majority of the
population within the R/ECAPs are Black, Non-Hispanic, who make up 55.02% of the residents of the
R/ECAPs in the Region. In the Region itself they constitute 20.19% of all residents. 16.75% of all Black NonHispanic residents in the region reside in RECAP tracts. Hispanic is the second largest ethnicity in the
R/ECAPs with 29.19% of residents. In the region they make up just 7.85% of residents. 22.86% of all
Hispanic residents in the Region reside in R/ECAP tracts. White, Non-Hispanic make up a majority of
residents in the Region, but in R/ECAPS they constitute just 10.59% of all residents. Just 1% of white
residents in the Region reside in R/ECAP tracts. Asian or Pacific Islander, Non-Hispanic make up 4.95% of
all Region residents, and 3.31% of residents in R/ECAP tracts. 4.11% of Asian residents in the Region reside
in RECAP tracts.
Of foreign-born residents living in R/ECAP tracts, the plurality are from the Dominican Republic, and of
all foreign-born residents in the region from the Dominican Republic, 33.6% live in R/ECAP tracts. The
second largest foreign-born population in R/ECAP tracts is from Mexico, which is also the native country
of the second largest foreign-born population in the region as well. Mexican-born constitute .96% of all
region residents, and .99% of all R/ECAP residents. Though just 6.78% of all Mexican-born residents of the
region reside in R/ECAP tracts.
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Table 11- R/ECAP Demographics
(Montgomery County, PA CDBG, (Philadelphia-Camden-Wilmington, PAHOME, ESG) Jurisdiction
NJ-DE-MD) Region
R/ECAP Race/Ethnicity

#

%

#

%

Total Population in
R/ECAPs
White, Non-Hispanic

0

-

366,636 -

0

N/A

38,836

Black, Non-Hispanic

0

N/A

201,715 55.02%

Hispanic

0

N/A

107,008 29.19%

Asian or Pacific Islander,
Non-Hispanic
Native American, NonHispanic
Other, Non-Hispanic

0

N/A

12,126

3.31%

0

N/A

975

0.27%

0

N/A

637

0.17%

Total Families in R/ECAPs

0

-

76,009

-

Families with children

0

N/A

39,226

51.61%

0

-

366,636 -

10.59%

R/ECAP Family Type

R/ECAP National Origin
Total Population in
R/ECAPs
#1 country of origin

Null

0

0.00%

#2 country of origin

Null

0

#3 country of origin

Null

#4 country of origin

6,066

1.65%

0.00%

Dominican
Republic
Mexico

3,644

0.99%

0

0.00%

Vietnam

2,214

0.60%

Null

0

0.00%

1,733

0.47%

#5 country of origin

Null

0

0.00%

China excl. Hong
Kong & Taiwan
Jamaica

1,697

0.46%

#6 country of origin

Null

0

0.00%

Liberia

1,507

0.41%

#7 country of origin

Null

0

0.00%

Guatemala

1,101

0.30%

#8 country of origin

Null

0

0.00%

Trinidad & Tobago

922

0.25%

#9 country of origin

Null

0

0.00%

Colombia

878

0.24%

#10 country of origin

Null

0

0.00%

Cambodia

862

0.24%

Note 1: 10 most populous groups at the jurisdiction level may not be the same as the 10 most populous at
the Region level, and are thus labeled separately.
Note 2: Data Sources: Decennial Census; ACS
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iii. Disparities in Access to Opportunity
Factors that influence housing choice include access to good schools, jobs and public transportation. HUD
has developed a system to measure at what degree neighborhoods offer these. These opportunity
indicators are scored as an index on a scale of 0 to 100, the higher an index score the better access to
good schools, job, and public transportation there is in that area, or as shown on Table 12 for each
race/ethnicity. Table 12 shows the average index values each for race/ethnicity in Montgomery County
and region.
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Table 12 - Opportunity Indicators, by Race/Ethnicity
Low
Poverty
Index

School
Proficiency
Index

Labor
Market
Index

Transit
Index

Low
Transportation
Cost Index

Jobs
Proximity
Index

Environmental
Health Index

White, Non-Hispanic

82.46

80.34

80.80

72.93

67.38

57.79

28.17

Black, Non-Hispanic

72.96

69.61

71.89

79.08

73.81

52.96

22.63

Hispanic

74.26

74.68

73.45

77.58

72.22

56.78

25.23

82.83

82.58

83.70

75.24

69.85

61.89

26.46

75.13

75.81

75.04

76.47

71.84

60.39

25.53

White, Non-Hispanic

74.36

74.51

75.55

75.86

71.19

60.23

26.81

Black, Non-Hispanic

52.59

54.76

63.01

82.60

77.31

57.15

25.72

Hispanic

69.23

76.76

70.68

80.52

74.27

60.34

25.40

Asian or Pacific Islander, NonHispanic

72.48

80.53

76.03

79.55

74.57

53.04

26.13

Native
Hispanic

77.40

86.06

26.09

74.00

69.43

45.10

24.74

White, Non-Hispanic

88.91

85.28

94.92

78.68

70.19

58.43

23.20

Black, Non-Hispanic

80.28

87.59

93.07

83.75

77.00

62.80

18.84

Hispanic
Asian or Pacific Islander, NonHispanic

86.75

85.37

94.46

80.58

72.94

61.34

21.74

88.49

87.20

94.78

80.03

72.10

60.05

22.08

Native American, Non-Hispanic
Population below federal
poverty line

80.56

87.74

94.52

84.48

74.15

59.19

19.52

White, Non-Hispanic

80.25

87.83

93.59

81.99

75.09

65.44

20.60

Black, Non-Hispanic

88.02

76.94

93.80

85.99

80.47

73.06

16.28

Hispanic

77.05

86.37

92.10

79.66

74.09

67.93

20.34

Asian or Pacific Islander, NonHispanic

82.30

88.01

92.74

78.21

71.91

72.28

25.08

N/a

N/a

N/a

N/a

N/a

N/a

N/a

Montgomery
Jurisdiction

County,

PA

Total Population

Asian or Pacific Islander, NonHispanic
Native
American,
NonHispanic
Population below federal
poverty line

American,

Non-

Lower Merion, PA
Total Population

Native American, Non-Hispanic
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(Philadelphia-CamdenWilmington, PA-NJ-DE-MD)
Region

Low
Poverty
Index

School
Proficiency
Index

Labor
Market
Index

Transit
Index

Low
Transportation
Cost Index

Jobs
Proximity
Index

Environmental
Health Index

White, Non-Hispanic

73.29

59.13

67.56

72.42

68.69

52.43

33.68

Black, Non-Hispanic

34.99

22.28

31.33

86.56

82.27

43.34

18.92

Hispanic
Asian or Pacific Islander,
Non-Hispanic
Native American, NonHispanic
Population below federal
poverty line

39.71

29.99

36.06

83.36

79.59

48.96

22.76

63.74

50.65

62.17

80.06

76.18

54.60

24.57

50.11

36.94

45.06

79.90

76.43

48.55

26.65

White, Non-Hispanic

57.50

46.10

54.12

78.97

76.23

53.56

26.35

Black, Non-Hispanic

20.77

14.50

19.73

90.67

86.78

42.95

13.73

Hispanic
Asian or Pacific Islander,
Non-Hispanic
Native American, NonHispanic

21.13

19.53

20.65

88.05

84.50

48.14

17.19

41.06

30.43

41.90

88.40

85.39

48.31

14.57

30.89

29.44

29.70

88.57

84.56

45.53

14.92

Total Population

Note 1: Data Sources: Decennial Census; ACS; Great Schools; Common Core of Data; SABINS; LAI; LEHD; NATA

Educational Opportunities
Disparities in Access to Proficient Schools Based on Race/Ethnicity/National Origin
The School Proficiency Index uses data from standardized testing to describe which areas are within 1.5
miles of high performing elementary schools and which areas are near lower performing schools.
Montgomery County’s access to proficient schools varies among races/ethnicities, with a range from
82.58 to 69.61. Asian or Pacific Islander has the highest index and Black, Non-Hispanic has the lowest. For
the population below the poverty level, the range and disparity among race/ethnicity widens greatly with
a range from 86.06 down to 54.76. The one race that demonstrates a dramatic drop in the index for the
population below poverty is Black Non-Hispanic, which has the lowest index for those above and in
poverty. All other races maintain similar indexes and some even increase for those in poverty. Black NonHispanic decreases by almost 15 index points from 69.61 to 54.76. The School Proficiency Index of the
Montgomery County including all municipalities not in the Urban County is 78.
In Lower Merion Township there is very little difference in school proficiency amongst race/ethnicity. The
range is very small from 87.74 to 85.28. The highest is for Native American and the lowest is for White,
Non-Hispanic. For those living below the poverty line, three out of the four races, where measured, see a
slight increase in index for those living in poverty. Similar to the pattern we see in the County as a whole,
the one group in Lower Merion Township whose index decreases for those in poverty is Black, NonHispanic. The index of this group decreases from 87.59 to 76.94 for those in poverty, making it the lowest
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school proficiency for those in poverty. For those not in poverty, Black Non-Hispanic has the second
highest index in Lower Merion Township. These index numbers indicate that Lower Merion Township has
a higher school proficiency than Montgomery County.
In Montgomery County, by looking at the below map where lighter shades indicate lower school
proficiency indexes, it is evident that the areas with lower indexes are areas of Pottstown in the western
part of the county and the areas in and around Norristown. Parts of East and West Norriton, and Plymouth
Township also have low proficiency scores. The areas that border Norristown have proficiency scores that
range from 14 to 26. The areas of central Pottstown have 9 block groups with school proficiency of 18.
And one block group in Springfield Township, Wyndmoor that borders Philadelphia has a proficiency index
of 18. Meanwhile, in Lower Merion there are indexes of up to 98, and most of the block groups are above
50. The area surrounding and including Lower Merion High School has the lowest index in lower Merion
with an index of 40.
When looking at student proficiency on the Pennsylvania Student System of School Assessment, also
known as PSSA, the Norristown and Pottstown School districts have the lowest student proficiency in
math. The PSSA measures how well students have achieved in reading, mathematics, science and writing
according to Pennsylvania's world-class academic standards. By using these standards, educators, parents
and administrators can evaluate their students' strengths and weaknesses to increase students'
achievement scores (PA Dept of Ed). Per 2019 PSSA data obtained directly from the PA Department of
Education website, Norristown School District has multiple elementary and middle schools where 30-50%
of the student body is not proficient in math. In the Pottstown School District, three of five elementary
schools are 30-50% below proficient in math, and one of the two middle schools in the district is 25%
below proficiency while the other is 50% below proficiency. In contrast, the following school districts have
less than 20% of their student body below proficient in English Language Arts, Math and Science: Colonial,
Hatboro-Horsham, Lower Merion, Lower Moreland, Methacon, Perkiomen Valley, Springfield Township,
Spring-Ford Area and Upper Dublin.
Generally, school enrollments range across the County and there does not seem to be a pattern of impact
on PSSA performance. Elementary school size ranges from 250-800 students on average (with high/low
outliers removed) and middle school size ranges from 600-1300 students (again with high/low outliers
removed). The largest enrollments in the county for elementary and middle school students are both in
Abington, where the Cooper Beech Elementary School had 1,156 students enrolled for the 2018-2019
school and the Abington Junior High School had 1,960 students enrolled.
The Region’s access to proficient schools is very different than Montgomery and Lower Merion as the
Region’s index numbers are significantly lower across the board. Additionally, there is a much larger range
of 59.13-22.28 from highest index to lowest. The highest index in the Region would be the lowest index
in the County and Montgomery County by a wide margin. This would indicate that Montgomery County
and Lower Merion have more proficient schools than the Region as a whole. In the Region, White, NonHispanic has the highest index, and similarly to the County, Black African-American has the lowest index.
When only looking at the population below the federal poverty line, unlike the County and Lower Merion
all indexes decline. However, the order of highest to lowest remains the same. The Black, Non-Hispanic
index declines by 7.78 to 14.5, and Hispanic index declines by 10.46 from 29.99 to 19.53. White, NonHispanic while still the highest index for those living in and out of poverty sees the largest decrease from
non-poverty to poverty with a decrease from 59.13 to 46.1.
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As evident by the lower school proficiency in the region, there are areas of the region with higher indexes
than others. Philadelphia and many of the urban centers in the area have lower proficiency indexes for
the most part. In Philadelphia particularly Strawberry Mansion there are 0 proficiency indexes,
additionally there are 0 indexes in parts of West Philadelphia and Camden, NJ as well.

Relationship Between the Residency Patterns of Racial/Ethnic, National Origin, and Their Proximity to
Proficient Schools.
In Montgomery County, Pottstown has 9 Block Groups with School Proficiency levels of 18, the average
minority percentage of population is 26.45%, though two of the nine are minority majority block groups.
Still this would not constitute a pattern of lower proficiency based on race. In Lower Merion, the area that
has the lowest proficiency (40) has a minority population of 10 percent. There are other areas of Lower
Merion with higher minority populations with higher proficiency indexes. Two majority minority sections
of Cheltenham Township have the lowest school proficiency indexes in the municipality of 39 and 41.
Though outside the Urban County, Norristown has less proficient schools and is a majority minority
municipality and has a sizeable foreign-born population. In Upper Merion where there is minority majority
area which is primarily Asian, the school proficiency index is 66.
In parts of North Central Montgomery County, with sizeable foreign-born populations, many areas such
as Upper Gwynedd, Montgomery, and Horsham with sizeable Indian and Korean born populations, have
school proficiency indexes in the 90s. There does not seem to be a correlation between areas with high
amounts of families with children and lower school proficiency indexes. The areas with lower indexes have
very similar percentages of families with children to those with higher school proficiency indexes.
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Map 39- School Proficiency Index Montgomery County

Map 40- School Proficiency Index Lower Merion
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Map 41- School Proficiency index Region

Employment Opportunities
Disparities in Access to Jobs and Labor Markets by Protected Class Groups
Labor Market Engagement Index measures unemployment rate, labor-force participation rate, and
percent of the population (over 25 years old) with at least a Bachelor’s degree. The Labor Market Indexes
in Montgomery County based on race/ethnicity are generally high with a range from 83.7 to 71.89. Asian
or Pacific Islander has the highest index at 83.7, White Non-Hispanic is next at 80.8, and Native American
is next at 75.04. Black, Non-Hispanic has the lowest Index at 71.89. When just looking at the population
under the poverty line, the White Non-Hispanic index decreases slightly to 75.55, Native American
decreases substantially to 26.09, and Black -Non-Hispanic decreases to 63.01, which is the second lowest
index for those in poverty. The County, including all small cities and entitlement communities, has a Labor
Market Index of 79.
Lower Merion has high labor indexes with very little difference among race/ethnicities. The range is from
94.78 to 93.07, with White Non-Hispanic having the highest index and Black Non-Hispanic having the
lowest. When just looking at those living in poverty, there is very little movement. Hispanic decreases by
2.36 index points and is the lowest index, and Asian decreases by 2.04 index points. Lower Merion appears
to have a much stronger Labor Market and employment opportunities than the County as a whole.
As with school measures, the Region is drastically lower when it comes to its Labor Market versus the
County and Lower Merion. All of the indexes are much lower for Labor Market Index in the Region,
indicating lower Labor Market engagement in the region outside Montgomery County. Also, there’s a
large range between lowest and highest index among races/ethnicities. The highest is White, NonHispanic at 67.56 and the lowest is Black Non-Hispanic at 31.33. The Region’s Black Non-Hispanic
population has a labor market index over 40 index points lower than Montgomery County. Asian or Pacific
Islander has the second highest index at 62.17 and Hispanic has the second lowest at 36.06. When just
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looking at those living in poverty, all indexes decrease even further with a range of 54.2 for White NonHispanic and a low of 19.73 for Black Non-Hispanic. These numbers indicate a very low index for Black and
Hispanic residents in the region for Labor Market Engagement.
Within the Urban County of Montgomery County, the areas with low indexes (under 30) are in Skippack
Township, Pottstown, and Lower Providence Township. The highest indexes are found in central parts of
the County in Upper Dublin, Whitplain Township and Whitemarsh Township.
Lower Merion as shown in the table has a high labor market index, in fact the lowest index geographic
wise is 86 in the area east of Haverford College on the Delaware and Montgomery County border. The
highest is 99 in the Penn Valley area of the Township.
Regionally, some of the highest indexes are found in Center City Philadelphia, Haddonfield and Cherry Hill
Township,NJ, Lower Makefield Township in Bucks County. Some of the lowest indexes are found in parts
of North Philadelphia, Camden, NJ and Chester, PA.

Map 42- Labor Market Index Montgomery County
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Map 43- Labor Market Index Lower Merion

Map 44- Labor Market Index Region
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The Jobs Proximity Index measures the accessibility of a given residential neighborhood as a function of
its distance to all job locations within a CBSA with distance to larger employment centers weighted more
heavily. The Jobs Proximity Index in general has lower index numbers in Montgomery County than the
Labor Engagement Market Index. The lower numbers could be attributed to the fact that many
Montgomery County residents commute into Philadelphia or surrounding counties, or commute longer
distances than national averages (National Average 26.4 minutes, Montgomery County 30.2 minutes).
According to the 2013-2017 American Community Survey, of workers 16 and over living in Montgomery
County, 35.8% work outside the County. 47.6% of workers commute 30 minutes or more to work.
Montgomery County’s Jobs proximity index is 57, including Lower Merion and all entitlement and small
cities.
Based on race/ethnicity, the Asian/Pacific Islander and Native American Job Proximity indexes are the two
highest, at 61.89 and 60.39 respectively. The lowest Index is Black Non-Hispanic at 52.96, indicating
farther distance to job centers. When only looking at population under poverty line, the Asian/Pacific
Islander decreases by over 8 index points. The White, Hispanic, and Black Non-Hispanic see increases in
the index when just looking at the population in poverty. Hispanic is the second lowest index for total
population but the highest when looking the population in poverty.
Lower Merion’s index numbers by race are very similar to the County as a whole. The underlying dynamics
are also similar to the County. The majority (54.3%) of workers living in Lower Merion commute outside
their county of residence and the average time of travel to work for Lower Merion residents is 28.2
minutes, nearly two minutes higher than the national average. And 46.9% of workers commute 30
minutes or more to work.
The Hispanic and Black, Non-Hispanic Job Proximity indexes are the two highest, at 62.8 and 61.34
respectively. The lowest Index is the same as Labor Market, White Non-Hispanic at 58.43, indicating
farther proximity to job centers. When only looking at populations under the poverty line, the Black NonHispanic index increases by over 11 points and is the highest of the four indexes measured. The White
index remains the lowest index but still sees a higher index than those not in poverty. The Hispanic index
also sees an increase for those in poverty versus total population.
The Region’s Job Proximity indexes are slightly lower than Lower Merion and Montgomery County. The
range based on race/ethnicity is Asian/Pacific Islander is the highest at 54.6 and the lowest is Black, NonHispanic at 43.34. When just looking at those living in poverty, all indexes decrease slightly.
According to the Montgomery County Employment Update in July 2019, Montgomery County had an
unemployment rate of3.3%, a .3% increase from June but still the 3rd lowest in the State of Pennsylvania.
The same report states higher unemployment in parts of the County, specifically Cheltenham (4.2%),
Lower Providence (4.2%), and Pottstown (5.2%). U.S. Bureau of Labor statistics indicate the Region had a
4.3% unemployment rate as of August 2019, by far the lowest unemployment in the Region in August in
at least the last 10 years.
In the County, low jobs proximity indexes are scattered, occurring in North Wales, Cheltenham, Springfield
Township, and Upper Frederick. Similarly, High Indexes are not concentrated in one area. They occur
throughout the County in Upper Dublin, Horsham, Whitmarsh, Upper Providence and Upper Hanover
Townships. Lower Merion also has no direct concentration of high and low index scores.
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Map 45- Job Proximity Index/ Montgomery County

Map 46- Job Proximity Index- Lower Merion
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Map 47- Job Proximity Index Region

Transportation Opportunities
According to data from the 2013-2017 American Community Survey, just 5.4% of Montgomery County
residents commute to work via public transportation.
Disparities in Access to Transportation Based on Place of Residence
The Transit Trips Index measures how often low-income families use public transportation. In the Urban
County, the Transit Index is similar across all races and ethnicities. It is generally high, indicating a high
degree of public transportation usage by all families of low-income status. The range is 72.93 to79.08. The
highest index is Black Non-Hispanic and the lowest is White Non-Hispanic. There is little change when just
looking at those below the poverty line, with the range being 74-82.6, with Black Non-Hispanic having the
highest index and White Non-Hispanic, being the second lowest. In Lower Merion the indexes are higher
across the board in all race/ethnicities measured, and the range is 78.68 to 84.48 with Black Non-Hispanic
having the highest index and White Non-Hispanic having the lowest. When just looking at the population
in poverty, the Black Non-Hispanic index increases slightly, as does White Non-Hispanic which goes from
the smallest index to the second highest, all other indexes decrease slightly. The County’s Transit Index as
a whole, including Lower Merion, is 75. The Region sees a very similar Transit index but with a slightly
larger range among race/ethnicity, of 72.42 to 86.56. With the two highest being Black Non-Hispanic and
Hispanic, and the lowest being White Non-Hispanic. Just looking at the population in poverty sees
increases in the index across the board, and a range from 78.97 to– 90.67, showing that those living in
poverty are frequent users of public transportation in the region at higher levels than those in Lower
Merion and the urban county.
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In Montgomery County very few areas have lower indexes, two being Salford and Upper Salford
Townships in the Northwest part of the County with Transit Indexes of 36 and 32. This area does not have
readily available public transit. In the Region, the lowest Transit Index is in Cecil County, MD, and Salem
County, NJ with indexes of 48 and 49. The highest Index is the City of Philadelphia with a Transit Index of
93.

Map 48 - Transit Trips Index Montgomery County
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Map 49- Transit Trips Index Lower Merion

Map 50- Transit Trips Index Region
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The Low Transportation Cost Index measures the cost of transportation for low-income families. In
Montgomery County and Lower Merion, the Low Transportation Cost Index is slightly lower than the
Transit Trip Index with a range by race/ethnicity of 67.38 to 73.81 in the Urban County and 70.19 to 77 in
Lower Merion. White Non-Hispanic is the lowest measured race and Black Non-Hispanic is the highest in
both indexes. Looking at only poverty population, there are slight changes within the County with all
race/ethnicities increasing slightly except Native American, which declines slightly. In Lower Merion, the
population in poverty sees Low Transportation Cost Index slight increases for all races/ethnicities with the
exception of Asian or Pacific Islander, which decreases very minimally. Montgomery County as a whole
has a Low Transportation Cost Index of 70. As seen in the below map, the lowest indexes can be found in
the western part of the County in Upper Hanover and New Hanover Townships.
In the Region by race/ethnicity, the Low Transportation Cost Indexes by race/ethnicity are very similar to
the subject area indexes. The range is from 68.69 to -82.27. As with the subject area, the highest index is
for Black Non-Hispanic and the lowest is for White, Non-Hispanic. When just looking at the population in
poverty, all indexes increase slightly. Like the Transit Trip Index, the highest Index is found in Philadelphia
and lowest are found in Salem County, NJ and Cecil County, MD. The plethora of public transit options in
Philadelphia and the lack of those in Salem and Cecil Counties are clearly the reasons for the disparity in
index scores.

Map 51 - Low Transportation Cost Index Montgomery County
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Map 52- Low Transportation Cost Index Lower Merion

Map 53- Low Transportation Cost Index Region
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Racial/Ethnic/National Origin/Family Status Groups Most Affected by the Lack of a Reliable, Affordable
Transportation Connection
In Montgomery County with relatively high indexes based on race and very little disparity between the
groups, there is not a single group that can be described as most affected by lack of reliable affordable
transportation connections. White Non-Hispanic has the lowest index across the board on all
transportation indexes.
Households without a vehicle, which in most cases are primarily low- and moderate-income households,
are at a disadvantage in accessing jobs and services, particularly if public transit is inadequate or absent.
Access to public transit is critical to these households. Without convenient access, employment is
potentially at risk and their ability to remain housed is greatly impacted. It is equally important that
evening and weekend transit is available, as according to the 2013-2017 American Community Survey,
5.9% of the total occupied housing units in Montgomery County report having no vehicle available and
16% of all renters have no vehicle available to them.
Montgomery County is served primarily by Southeastern Pennsylvania Transportation Authority (SEPTA)
and a handful of local service providers. SEPTA is the sixth-largest transit system in the country, providing
about 292.9 million passenger trips throughout five counties in the Southeastern Pennsylvania region in
FY2019. The multi-modal transit system offers 150 fixed routes on buses, trolleys, regional rails and
subways. The Pottstown Area Rapid Transit System (PART) is municipally owned, privately operated and
covers a limited area of the County.
Seventeen municipalities of the 62 in Montgomery County, all in the northwestern portion of the County,
do not receive regular service from a large, fixed-route transit operator. According to the Montgomery
County Planning Commission, this is due to a low-density pattern of development that makes service
infeasible. The County recently completed a Strategic Transit Plan for its northwest region, concluding
that fixed-route service in that area would be cost-prohibitive, as “dead miles” between stops drain the
potential for revenue recapture.
According to local affordable housing providers, the development of affordable housing is limited to those
areas served by public transit. However, providers also reported that there remains a substantial lowerincome minority population that is not transit dependent. By virtue of vehicle access, this population is
not bound in locational choice to areas of the County that are within walking distance of transit routes.
Fixed-route buses provide service to public housing and subsidized rental housing sites across the County,
in addition to areas of economic growth that supply low-skill and entry-level employment, typically service
and retail jobs associated with town centers, hotels and restaurants. The Comprehensive Plan identifies
this type of development around existing malls and town centers, such as King of Prussia (Upper Merion),
Plymouth Meeting (Plymouth), Montgomeryville (Montgomery), Willow Grove (Upper Moreland /
Abington) and Cedarbrook Plaza (Cheltenham), along with additional such development along City Avenue
in Lower Merion and Providence Town Center in Upper Providence. These intensely developed suburban
cores are each served by various SEPTA bus routes, with some also accessible by rail. All rail routes within
Montgomery County feed into Philadelphia’s Center City.
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Low Poverty Exposure Opportunities
The Low Poverty Index measures poverty of a given area. A higher score indicates less exposure and
generally a lower poverty rate. The range for race/ethnicity index in Montgomery County is 72.96 to 82.46.
Asian or Pacific Islander has the highest index at 82.83 and White Non-Hispanic has the second highest
index at 82.46, indicating a lower exposure to poverty than any other race/ethnicity. Black Non-Hispanic
has the lowest index, indicating higher exposure to poverty. When only looking at the population below
poverty, the White Non-Hispanic index decreases slightly to 74.36, but Black Non-Hispanic decreases by
over 20 index points to 52.59, and Asian or Pacific Islander sees a decrease of over 10 index points to
72.48. This is evidence that those living in poverty live amongst other people in poverty. Montgomery as
a whole has a low poverty index of 80. Per the map below, it is evident that the areas with lower Low
Poverty Index are in Norristown and Pottstown. In Pottstown out of 7 census tracts, 3 have low poverty
indexes of 10 and below - 5, 9, and 10. The farthest western tract in the Borough is where the 5 low
poverty index is located. The County has a poverty rate of 6.4% according to the 2013-2017 American
Community Survey.
Lower Merion Township has slightly higher indexes across all race/ethnicity compared to Montgomery
County with a range of 80.28 to 88.91. White, Non-Hispanic is the highest index while Black Non-Hispanic
is the lowest. When just looking at those in poverty, there is minimal change, with White Non-Hispanic
seeing an over 8-point decrease, while Black Non-Hispanic saw an almost eight-point increase in Index.
Indexes range from 45 to 97 in Lower Merion with the residential neighborhood to the east of Haverford
College having the lowest low poverty index and a part of Wynnewood near South Ardmore Park having
the highest. Lower Merion has a poverty rate of 5.2%, according to the 2017 American Community Survey
The Region has a much larger range in Low Poverty Index than any of the subject areas. The range is 34.99
to 73.29. The highest index is White Non-Hispanic. Black Non-Hispanic has the lowest and Hispanic has a
similar index of 39.71. Just looking at those in poverty shows decreases in indexes across the board,
indicating a likelihood of segregation of people in poverty. The largest decrease is among Asian or Pacific
Islanders with a decrease of more than 22 points, from 63.74 to 41.06. Several areas of the Region,
including parts of Philadelphia, Camden, Salem, NJ and Wilmington, have indexes of 1 or 0. The highest
Low Poverty Indexes in the Region are in Bucks and Montgomery County, PA, and Burlington County, NJ,
which have indexes of 80. The lowest is Philadelphia with an index of 31. As of the 2017 American
Community the poverty rate of Philadelphia was 25.8%.
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Map 54 - Low Poverty Index Montgomery County

Map 55 - Low Poverty Index Lower Merion
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Map 56 - Low Poverty Index Region

Place of Residence and Exposure to Poverty
In reviewing a person’s place of residence as a role in their exposure to poverty, the location, condition,
income and health are so intertwined that it’s difficult, if not impossible, to separate cause from effect
when considering their impact. However, it is apparent that a lack of affordable housing can force families
to make hard budget decisions about food, transportation, and health care. Poverty can be a cause for
poor health. This often means that people will live, work, and play in environments that are unhealthy
and unsafe. Poverty can also create stress that can harm both mental and physical health, especially in
young children.
Environmental Health Index
The Environmental Health Index shows potential exposure to toxins at a neighborhood level. The higher
the index value, the less exposure to toxins harmful to human health. Therefore, the higher the value, the
better the environmental quality of a neighborhood.
Montgomery County has rather low Environmental Health Indexes across all racial/ethnic groups with a
range of 22.63 to 28.17. White Non-Hispanic is the highest while Black Non-Hispanic is the lowest. When
just looking at those living under the poverty line, there is very little movement in the index numbers
though most indexes decrease minimally. In Lower Merion all of the indexes are slightly lower than in the
County, with a range of 18.84 to 23.2. As in the County as a whole, White Non-Hispanic has the highest
index and Blackmon-Hispanic is the lowest in Lower Merion. For those in poverty, there are generally
slight decreases with the exception of Asian or Pacific Islander, which sees a very small increase from
22.08 to 25.08. Montgomery County as a whole has an Environmental Health Index of 26. The American

Montgomery County, Pennsylvania
Analysis of Impediments to Fair Housing Choice 2020-2024

80

Lung Association in its "State of the Air 2018" gave Montgomery County an F grade for ozone pollution.
The lowest indexes are found in Cheltenham Township which has 5 census tracts with indexes from 0 to
10, and low indexes are also found in Upper Providence Township in the western part of the County as
well.
In the Region, the range of index between race/ethnicity is slightly larger than in the two subject areas,
with a range of 18.92 to 33.68. White Non-Hispanic is the highest index and Black Non-Hispanic is the
lowest. Just looking at those in poverty, all indexes decrease with the lowest index being for Black NonHispanic at 13.73. Across the Region, Philadelphia has the lowest index at 10, and Cecil, MD and Salem,
NJ Counties have the highest at 70 and 66, respectively.

Map 57 - Environmental Health Index Montgomery County
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Map 58 - Environmental Health Index Lower Merion

Map 59 - Environmental Health Index Region
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Areas of Opportunity/New Development locations
According to an Analytical Data Report from the Delaware Valley Regional Planning Commission regarding
population forecasts and growth estimates for the region from 2010 to 2040, it is estimated that
Montgomery County’s population will grow by 12.1% by 2040 to just under 900,000. Upper Providence,
Horsham, and Limerick are expected to have the largest increases in population in the County. New
Hanover and Upper Hanover Townships are forecasted to have the largest percentage increases in
population in Montgomery County of 49% and 47%.
From 2000 to 2010 the two municipalities in the Delaware Valley region that saw the greatest amount of
development were both in Montgomery County, according to an Analytical Data report regarding Land
Use in the Delaware Valley Region. Upper Providence Township had an absolute change of an additional
1,528 acres of developed land from 2000 to 2010, highest in the Delaware Valley Region, and a 33%
increase of developed acres. As stated above Upper Providence is forecast to continue to be developed
and grow in population. Limerick Township was second with an absolute change of 1,384 acres of
development from 2000 to 2010, a 29% increase in developed acres. Per this same report as of 2010, of
Montgomery County’s 486.9 square miles, just over a quarter (25.4%) of it was taken up by wooded or
vacant land and areas of water. Not surprisingly, the areas with the highest rates of wooded land were
found in the western part of the county, specifically in Marlborough Township (52.2%), Salford Township
(44.8%), Lower Frederick (42.3%, and New Hanover (37.6%). Vacant land rates are not as concentrated in
the western part with, West Conshohocken having the highest rate of vacant land at 9.9%, followed by
West Pottsgrove in the western part of the county (9.5%), and Upper Providence, in the South-Central
part of the County with 8.1% of its land being vacant.
The northwestern part of the County is an area where there is little integration and possible segregation
of minority ethnicities and foreign-born populations. It is also in this area where there is potential for new
development, though presently this area lacks public transit. According to the Montgomery County
Comprehensive Plan, Montco:2040 A Shared Vision, most of the northwest part of county lacks public
sewer and water service and most of the area consists of conservation areas and preserved farmland. In
addition, according to the Montco:2040 plan, most of this area is labeled as a Rural Resource Area, which
according to the MCPC, should have very limited new development. No more than 5% of the county’s new
residential development should be located in Rural Resource Areas. The parts of Northwest Montgomery
County not considered a rural resource area are in Red Hill, Pennsburg and East Greenville, which are
considered designated growth areas.
Focusing new development in already developed areas is what the County Planning Commission
recommends. According to the map below labeled “Development Potential,” in the less developed
western part of the county there is development potential in the Gilbertsville section of Douglas Township
and New Hanover Township.
One of the things that limits development in the western part of the county is the lack of sufficient public
transit, specifically regional rail. As addressed in the Montgomery County Comprehensive Plan, one of the
projects that would address this issue would be the expansion of rail to Pottstown and then farther west
to Wyomissing in Berks County. Additional rail extensions would extend rail service from Lansdale to
Pennridge, Bucks County through Hatfield, Souderton, and Telford. There is development potential in
parts of south and west Hatfield Township, and nearby Franconia Township that would be aided by this
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proposed new rail extension. Additional development potential is found in Horsham, Skippack, and
Towamencin.
Map 60 - Areas of Development Potential

Source: Montgomery County Planning Commission, Montco: 2040 A Shared Vision

iv. Disproportionate Housing Needs
In Table 12 below, ‘Demographics of Households with Disproportionate Housing Needs,’ housing
problems are defined as incomplete kitchen facilities, incomplete plumbing facilities, more than one (1)
person per room or a housing cost burden greater than 30% of household Income.
In Montgomery County and Lower Merion, 31.64% of households have at least one of these four housing
problems: incomplete kitchen facilities, incomplete plumbing facilities, more than one person per room
or cost burden greater than 30%. The Black population has the second highest rate of housing problems
as 42.48% of Black households report having at least one of the housing problems. Of the White NonHispanic households, which account for 84.3% of Montgomery County and Lower Merion’s households,
30.52% report having one of the housing problems. These households account for 81.3% of the
households reporting problems, so there is a slightly higher rate of housing problems for minority
households. In fact, if you were to exclude White Households’ 37.57% of households have housing
problems. 37.96% of all Hispanic households and 31.9% of Asian households report having housing
problems as well. The highest rate of housing problems compared to number of households is Native
American, among whom 45.04% of households have housing problems, amounting to 242 households in
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the combined subject area. Less than a quarter (24.85%) of households with fewer than five people report
having housing problems, but 31.33% of those households with 5 or more people have housing problems.
Less than half (44.53 %) of all non-family households report having a housing problem. Households of less
than five people make up 59.74% of households in the subject area, but they make up just 46.9% of those
household’s report housing problems. Non-Family households make up 31.6% of the households but
44.6% of the households with housing problems indicating higher rates than small families. The census
tracts where over 45% of households report having 1 of the 4 housing problems are scattered throughout
the subject area, two census tracts in and surrounding Bryn Mawr College in Lower Merion report having
over 45% of households with housing problems. Three (3) such tracts are in Pottstown, including one that
reports having 65.14% of households with housing problems. Additional tracts are in Lansdale, Upper
Moreland, Hatboro and Cheltenham Township.
Regionwide, the percentage of families with housing problems is slightly above the subject area with
37.2% of households reporting a housing problem. The percentage of White households with a housing
problem is similarly slightly above the subject area at 33.23%. In the Region, they represent 68.7% of
households and 61.4% of households with housing problems, indicating that minority households have
higher rates of housing problems. The percentage of Black households with a housing problem is higher
with 46.18% of Black households reporting a problem, and while constituting 19.7% of regional
households they make up 24.5% of households with housing problems. The race/ethnicity with the biggest
change between subject area and region is Hispanic households with 52.41% of households reporting a
housing problem, a 14.45 percentage point increase making it the largest rate of housing problems for
any race/ethnicity in the Region. And while Hispanic households make up just 5.9% of households in the
region, they make up 8.4% of the households with housing problems. 36.44% of Asian Households report
having a problem up from the subject area, and in fact all race/ethnicities see a higher rate of households
with housing in the region compared to the subject area. 47 percent of non-family households in the
Region have housing problems. 40.26% of households of five or more people have housing problems. And
households of less than five people have the lowest rate of housing problems at 30.53%, very similar
distributions to the subject, albeit higher rates. Families with less than 5 people make up a majority
(55.7%) of households but account for 45.7% of households with housing problems in the region. NonFamily households make up 35% of households but 44.3% of households with housing problems.

Municipalities in the Region with Census Tracts that have over 50% of households with 1 or more housing
problems:
Delaware: Wilmington, Newark
New Jersey: Willingboro, Burlington City, Lindenwold, New Hanover Township, Salem City, Penns Grove,
Glassboro, Pemberton, Camden, Cherry Hill, Pennsauken, Maple Shade, Haddon Township, Woodlynne
Pennsylvania (not including Montgomery County or Lower Merion): Bristol, Bensalem, Kennett Square,
West Chester, Coatesville, East Lansdowne, Philadelphia, Chester, Darby, Warminster, Doylestown,
Ivyland
Maryland: N/A
Percentage of households with any of 4 Housing Problems by County:
Camden, NJ - 43.1% of households
Philadelphia, PA- 41.89% of households
Gloucester, NJ -38.4% of households
Salem, NJ - 36.87% of households
Burlington, NJ - 36.77% of households
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Delaware, PA - 36.5% of households
Bucks, PA - 35.03% of households
Cecil, MD - 33.63% of households
New Castle, DE - 33.19% of households
Chester, PA - 32.61% of households
Montgomery, PA - 32.5% of households

Excluding White households, the percentage of households with housing problems in the Region would
be 45.9% of households.
Table 13 - Demographics of Households with Disproportionate Housing Needs
(Montgomery County and Lower
Merion, PA CDBG, HOME, ESG)
Jurisdiction

(Philadelphia-Camden-Wilmington,
PA-NJ-DE-MD) Region

# with
problems

#
households

% with
problems

# with
problems

#
households

% with
problems

White, Non-Hispanic

67,433

220,917

30.52%

508,665

1,530,895

33.23%

Black, Non-Hispanic

7,256

17,081

42.48%

203,120

439,883

46.18%

Hispanic
Asian or Pacific Islander,
Non-Hispanic
Native American, NonHispanic

2,351

6,193

37.96%

69,474

132,557

52.41%

4,751

14,893

31.90%

33,916

93,070

36.44%

109

242

45.04%

1,610

3,131

51.42%

Other, Non-Hispanic

876

2,426

36.11%

11,599

27,088

42.82%

Total

82,914

262,015

31.64%

828,370

2,226,635

37.20%

Household Type and Size
Family households, <5
people
Family households, 5+
people

38,873

156,454

24.85%

378,725

1,240,335

30.53%

7,028

22,434

31.33%

82,965

206,098

40.26%

Non-family households

36,950

82,970

44.53%

366,690

780,190

47.00%

Households experiencing
any of 4 Severe Housing
Problems

# with
severe
problems

#
households

% with
severe
problems

# with
severe
problems

#
households

% with
severe
problems

29,519

220,917

13.36%

230,085

1,530,895

15.03%

Disproportionate
Housing Needs
Households experiencing
any of 4 housing
problems
Race/Ethnicity

Race/Ethnicity
White, Non-Hispanic
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Black, Non-Hispanic

3,673

17,081

21.50%

111,949

439,883

25.45%

Hispanic
Asian or Pacific Islander,
Non-Hispanic
Native American, NonHispanic

1,516

6,193

24.48%

44,089

132,557

33.26%

2,701

14,893

18.14%

19,281

93,070

20.72%

95

242

39.26%

936

3,131

29.89%

Other, Non-Hispanic

402

2,426

16.57%

6,356

27,088

23.46%

Total
37,983
262,015
14.50%
412,755
2,226,635
18.54%
Note 1: The four housing problems are: incomplete kitchen facilities, incomplete plumbing facilities, more
than 1 person per room, and cost burden greater than 30%. The four severe housing problems are:
incomplete kitchen facilities, incomplete plumbing facilities, more than 1 person per room, and cost
burden greater than 50%.
Note 2: All % represent a share of the total population within the jurisdiction or region, except household
type and size, which is out of total households.
Note 3: Data Sources: CHAS

14.5% of households in Montgomery County and Lower Merion have what is categorized as severe
housing problems, defined as incomplete kitchen facilities, incomplete plumbing facilities, more than 1
person per room, and cost burden greater than 50%. 13.36% of White Non-Hispanic households have
severe housing problems, which is 43.77% of White Households with housing problems. 21.5% of Black
Non-Hispanic households have severe housing problems, which is 50.6% of Black households with housing
problems. 24.48 % of Hispanic households have a severe housing problem, which accounts for 64.48% of
Hispanic households with housing problems. 18.14% of Asian households with problems have severe
housing problems, which accounts for 56.8% of Asian households with housing problems. 45.8% of the
households with housing problems have what is categorized as severe problems.
In the Region, 18.54% of households have a severe housing problem and of all households with housing
problems, 49.8% have severe problems. Of all severe housing problems, 55.7% are White Non-Hispanic
households, lower than their population rate of 68.7% of all households in the Region and just like the
subject area indicating that minorities have a greater share of severe housing problems relative to their
share of the total population of the region. 15.03% of White Non-Hispanic households have housing
problems that are considered severe. Of the White, Non-Hispanic households with housing problems,
45.4% have severe housing problems. 55.11% of Black Non-Hispanic Households with housing problems
have severe problems amounting to 25.45% of all Black Non-Hispanic Households. Of Hispanic
households, 63.5% with housing problems have severe problems, amounting to 33.26% of all Hispanic
Households in the Region. In all, every race/ethnicity with the exception of White Non-Hispanic, has more
than half of the households with housing problems having severe housing problems.
In Table 15 below, “Demographics of Households with Severe Housing Cost Burden,” the term “Severe
Housing Cost Burden” is defined as spending greater than 50% of household income on housing costs. In
all, 13.31% of households in the Urban County and Lower Merion have severe cost burden. 12.54% of
White, Non-Hispanic households have severe cost burden, the smallest rate of any race/ethnicity. Due to
their majority of population, however, they have the most cases of severe cost burden and account for
79.45% of severe cost burden cases, though with 84.3% of households it is still below pace with
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population. 20.89% of Hispanic Households in Montgomery County and Lower Merion have severe cost
burden. This is the highest rate in the subject area, besides Native American who have a nominal number
of households in the subject area (0.09% of households). Black Non-Hispanic has the third highest rate of
severe Housing Cost burden with 19.47% of all Black, Non-Hispanic households. Black Households account
for 6.5% of all households and 9.5% of all households with severe cost burden. All race/ethnicities except
White Non-Hispanic have higher rates of severe cost burden than their rate of the total population.
Without White Non-Hispanic factored in, 17.47% of all households have severe cost burden, up from
13.31% when White households are included, showing that minorities have a higher likelihood to have
severe cost burden. The majority (53.16%) of households with severe cost burden are Non-family
households, which make up just 31.68% of all households in the subject area. Of all non-family
households, 22.31% have severe cost burden. This shows a much more likelihood of non-family
households to have severe cost burden compared to other types of households. Households with less
than five people are 59.7% of households but constitute just 40.7% of households with severe cost burden,
and of all of less than five person households, just 9.07% have severe cost burden. Family households of
5 or more people constitute 8.65% of all households and 6.1% of households with severe cost burden. Of
all the 5+ people households, 9.45% have severe cost burden.
When looking at severe cost burden in the Region, where 16.73% of households have severe cost burden,
it is clear that the Region has higher rates of severe cost burden than the subject area. The order from
greatest rate of race/ethnicity of severe cost burden is exactly the same in the region as the subject area,
Native American, Hispanic, Black, Other Non-Hispanic, Asian and White Non-Hispanic. Over a quarter
(27.21%) of Hispanic Households have severe cost burden in the region. Currently Hispanic households
make up 5.9% of the Region’s total households but account for 9.7% of those with severe cost burden.
22.84% of Black Non-Hispanic households in the region have severe cost burden. Black households are
19.75% of total households in the region but account for 27% of total households with severe cost burden.
The majority (68.75%) of households in the region are White Non-Hispanic, and the majority (57.65%) of
households with severe cost burden are White, Non-Hispanic. Still White, Non-Hispanic has the lowest
rate of prevalence (14.03%) of severe housing cost burden among its population in the Region. It is the
only race/ethnicity in the Region whose percentage of the total number of severe cost burden households
is lower than its percentage of total households in the region.
As in the subject area, Non family households have much higher rates of severe housing cost burden
compared to their share of the Region’s households. Currently they make up 35% of the population but
51.2% of households with severe housing cost burden. Just under a quarter (24.45%) of non-family
households have severe housing burden. Family households with less than five people account for 55.7%
of households but are 41.9% of households with severe cost burden. Just 12.58% of family households of
less than five people have severe cost burden. Family households of five or more people make up 9.3% of
all households and 6.9% of the households with severe cost burden. 12.46% of family households of five
or more have severe cost burden. In the Region, non-family households are much more likely to have
severe housing cost burden than other types of households.
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Table 14- Severe Housing Cost Burden

Households with
Severe Housing Cost
Burden

Race/Ethnicity

(Montgomery County and Lower
Merion PA CDBG, HOME, ESG)
Jurisdiction
% with
# with
severe
severe cost # of
cost
burden
households burden

(Philadelphia-CamdenWilmington, PA-NJ-DE-MD)
Region
# with
% with
severe
severe
cost
# of
cost
burden households burden

White, Non-Hispanic

27,704

220,917

12.54%

214,765

1,530,895

14.03%

Black, Non-Hispanic

3,326

17,081

19.47%

100,465

439,883

22.84%

Hispanic
Asian or Pacific
Islander, NonHispanic
Native American,
Non-Hispanic

1,294

6,193

20.89%

36,070

132,557

27.21%

2,100

14,893

14.10%

14,759

93,070

15.86%

95

242

39.26%

853

3,131

27.24%

Other, Non-Hispanic

364

2,426

15.00%

5,600

27,088

20.67%

Total
Household Type and
Size
Family households,
<5 people
Family households,
5+ people
Non-family
households

34,883

262,015

13.31%

372,512

2,226,635

16.73%

14,185

156,454

9.07%

156,040

1,240,335

12.58%

2,120

22,434

9.45%

25,688

206,098

12.46%

18,509

82,970

22.31%

190,731

780,190

24.45%

Note 1: Severe housing cost burden is defined as greater than 50% of income.
Note 2: All % represent a share of the total population within the jurisdiction or region, except
household type and size, which is out of total households.
Note 3: The # households is the denominator for the % with problems, and may differ from the #
households for the table on severe housing problems.
Note 4: Data Sources: CHAS
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Map 61 - Housing Problems Lower Merion

Map 62 - Housing Problems in Montgomery County

Montgomery County, Pennsylvania
Analysis of Impediments to Fair Housing Choice 2020-2024

90

Map 63- Housing Problems in Region-

D. Publicly Supported Housing Analysis

Table 15 - Publicly Supported Housing by Program Category: Units by
Number of Bedrooms and Number of Children

(Montgomery County, PA and Lower Merion Township Jurisdictions
Households
Bedroom
Units
Housing Type

in

0-1

Households
Bedroom
Units

in

2

Households in 3+
Bedroom
Units

Households
Children

with

#

%

#

%

#

%

#

%

420

68.97%

121

19.87%

67

11.00%

146

23.97%

1,208

71.23%

355

20.93%

133

7.84%

386

22.76%

Other Multifamily

45

60.00%

0

0.00%

0

0.00%

N/A

N/A

HCV Program

388

33.28%

318

27.27%

460

39.45%

587

50.34%

Public Housing
Project-Based Section
8

Note 1: Data Sources: APSH
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Families with Children and Available Housing Stock
As shown in Table 15, in Montgomery County and Lower Merion there are four types of Publicly Supported
housing programs: Public Housing, Project based Section 8, Other Multi-Family and Housing Choice
Voucher Program. The plurality of the publicly supported housing is Project-Based Section 8. Of the 1,696
Project Based Section 8 households, 1,208 -71.23% - are in 0-1 Bedroom units. Households with children
account for 22.76% of all households living in Project Based Section 8 units in the subject area. Of all
households with children in publicly supported housing, 34.5% live in Project based Section 8 units. The
majority (52.4%) of households with children in publicly supported housing in the subject area are in the
Housing Choice Voucher program, which is the second largest publicly supported housing program in the
subject area with 1,166 households. 50.34% of all households in the Voucher program have children. The
voucher program is the most diversified in bedroom sizes of all publicly supported housing. All other forms
are majority 0-1-bedroom units, while a plurality of the voucher program units are 3+ bedrooms. Public
Housing has the third most units of all publicly supported housing, with 608 households.
Table 16 - Publicly Supported Households by Race/Ethnicity
(Montgomery County,
PA CDBG, HOME, ESG
)and Lower Merion
Township, PA
Jurisdiction

White

Housing Type

#

%

#

%

#

%

#

%

Public Housing

339

56.69%

228

38.13%

29

4.85%

2

0.33%

Project-Based Section 8

1,206

72.13%

286

17.11%

56

3.35%

124

7.42%

Other Multi-family

34

79.07%

7

16.28%

2

4.65%

0

0.00%

HCV Program

466

40.38%

614

53.21%

69

5.98%

0.43%

Total Households

220,917

85.27%

17,081

6.59%

6,193

2.39%

5
14,89
3

0-30% of AMI

14,280

77.12%

2,325

12.56%

707

3.82%

1,204

6.50%

0-50% of AMI

24,076

76.41%

4,221

13.40%

1,364

4.33%

1,847

5.86%

0-80% of AMI

52,177

83.24%

4,563

7.28%

2,378

3.79%

3,563

5.68%

(Philadelphia-CamdenWilmington, PA-NJ-DEMD) Region

White

Housing Type

#

%

#

%

#

%

#

%

Public Housing

2,058

10.61%

15,672

80.77%

1,551

7.99%

115

0.59%

Project-Based Section 8

8,260

36.99%

10,046

44.98%

2,587

11.58%

1,401

6.27%

Black

Black
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Asian or Pacific
Islander

Hispanic

5.75%

Asian or Pacific
Islander

Hispanic

92

Other Multifamily

1,779

43.60%

1,793

43.95%

307

7.52%

190

4.66%

HCV Program

N/A

N/A

N/A

N/A

N/A

N/A

N/A

Total Households

1,530,895

68.75%

439,883

19.76%

132,557

5.95%

0-30% of AMI

136,400

44.41%

114,713

37.35%

36,709

11.95%

0-50% of AMI

216,425

39.46%

183,498

33.46%

58,193

10.61%

0-80% of AMI

431,360

48.37%

268,783

30.14%

83,498

9.36%

N/A
93,07
0
13,69
0
22,57
4
34,64
8

Note 1: Data Sources: Decennial Census; APSH; CHAS
Note 2: Numbers presented are numbers of households not individuals.

As shown above in Table 16, White households comprise of 56.69% of households living in publicly
supported housing in the subject area. White Households make up 85.27% of all households in the subject
area, therefore the rate of white households in publicly supported housing is much lower than their
proportion of the population for the area as a whole. White households living in publicly supported
housing are more likely to be living in Project Based Section 8 than other forms of Public Housing. Presently
58.97% of White households living in publicly supported housing live in project-based Section 8 units.
Having the most population in the subject area, White households make up a majority of the households
in three of the four types of publicly supported housing. They comprise the largest percentage of other
multi-family housing residents at 79.07% of households. The only housing where White households are
not the majority is the Housing Choice Voucher Program, where a majority (53.21%) of participants are
Black. Black Households account for 32.73% of households in publicly supported housing in the subject
area, while accounting for just 6.59% of total households in the subject area. Therefore, a
disproportionate amount of households in publicly supported housing are Black. The majority of Black
households in publicly supported housing are in the voucher program and just over a quarter of the
households live in Project Based Section 8 units. Hispanic households account for 4.49% of residents in
publicly supported housing, a rate higher than their percentage (2.39%) of households in the area as a
whole. Therefore, a disproportionate amount of households in publicly supported housing are Hispanic.
In the Region, the data shows that the subject area has a very small amount of the total publicly supported
housing in the region. Specifically, just 7.6% of the publicly supported housing in the region is in the subject
area. This data excludes Housing Choice Voucher data for the region, meaning the amount is likely an even
lower rate. Not including HCVS, publicly supported housing in the subject area is 5.05% of the region’s
publicly supported housing. Racial and ethnic demographics of publicly supported housing are much
different in the Region vs the subject area. The majority of the residents in publicly supported housing in
the region are Black households accounting for 60.1% of households, Black households account for 19.76%
of total households in the region. In all publicly supported housing types measured in the table, Black
households are the plurality of households in units. Though they are only the majority in public housing
where they constitute an overwhelming 80.77% of households. As in the subject area, Black households
comprise a disproportionately high percentage in publicly supported housing versus their rate of the total
population. Hispanic households make up 9.71% of publicly supported housing households, a near 4
percent higher rate versus their rate of total population. White households make up 26.44% of publicly
supported households, a much lower rate than their 67.75% of total population in the region. Asian or
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4.18%
4.46%
4.12%
3.89%

Pacific Islander are the one group with a similar rate of population in publicly supported housing (3.73%)
and in the region as a whole (4.18%)

Demographics of Publicly Supported Housing

Privately Owned Housing
In addition to the private housing market, there are 1,758 units of Project-based Section 8 in the subject
area of which 1,685 were occupied when the data was collected. Project Based Section 8 housing is a
government-funded program that provides rental housing to low-income households in privately owned
and managed rental units. The subsidy stays with the building; when a tenant moves out, they no longer
have the rental assistance. This is the largest publicly supported housing program in the subject area. The
majority of the units occupied are occupied by White households at a rate of 71.75%. 22.61% of the
occupied units have families with children and 10.39% of the units are occupied by someone with a
disability. The majority (65.28%) of Project-based Section 8 units are occupied by the elderly. Of the 21
Section 8 Project-based complexes, just seven reported a percentage of families with children. The three
with the highest rates were Rolling Hills in Pottstown at 78%, Hillcrest Village in Douglass Township at 64%
and Oakwood Gardens in Lansdale at 64%.
Publicly Owned Housing
Public housing in the subject area is spread throughout Montgomery County and is owned by the
Montgomery County Housing Authority, with the exception of one complex, which is owned by the
Housing Authority of Chester County. 23.97% of families in public housing have children, while only 2 of
the three complexes reported having households with children. Brighthope Estates in Pottstown reported
having 68% of households with children and North Hills Manor in Upper Dublin reported having 51% of
families with children. North Hills Manor is currently being redeveloped in stages in collaboration with
Pennrose Properties.
And as shown in Table 16, of public housing in the subject area, 56.59% of units are occupied by White
individuals, 38.06% by Black Individuals and 4.84% by Hispanic individuals. Those numbers indicate a
disproportionate amount of Black households living in public housing, as the Black population of the
subject area is just 6.59% of households.
Race/Ethnicity
Per Table 16, In Montgomery County/Lower Merion, 85.27% of households are White, meaning they are
underrepresented in all publicly supported housing types. Black households represent 6.59% of
households but comprise a much larger percentage of residents in all four types of public housing. The
highest percentage is the 53.21% of households in Housing Choice Voucher Program. Hispanic households
live in all publicly supported housing types at higher rates than their share of households in the subject
area (2.39% of households). The highest percentage of Hispanic household is the 5.98% of those in the
Housing Choice Voucher Program. Asian or Pacific Islander represents 5.75% of households in the subject
area. They are overrepresented in just one of the types of public supported housing, the Project-based
Section 8 Program, where they comprise 7.24% of households.
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Table 17 - R/ECAP and Non-R/ECAP Demographics by Publicly Supported Housing Program Category
(Montgomery
County, PA CDBG,
HOME, ESG)
Jurisdiction and
Lower Merion, PA

Total #
units occupied

% Hispanic

% Asian or
Pacific
Islander

% Families
with
children

% White

% Black

% Elderly

% with a
disability

R/ECAP tracts

N/A

N/A

0.00%

N/A

N/A

N/A

N/A

N/A

Non R/ECAP tracts
Project-based
Section 8

609

56.59%

38.06%

4.84%

0.33%

23.97%

41.38%

47.13%

R/ECAP tracts

N/A

N/A

0.00%

N/A

N/A

N/A

N/A

N/A

Non R/ECAP tracts

1,685

71.75%

17.03%

3.32%

7.42%

22.61%

65.28%

10.39%

R/ECAP tracts

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

Non R/ECAP tracts

43

79.07%

16.28%

4.65%

0.00%

N/A

8.00%

58.67%

R/ECAP tracts

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

Non R/ECAP tracts

1,154

40.38%

53.12%

5.98%

0.43%

48.01%

19.84%

19.24%

Public Housing

Other Multi-family

HCV Program

Note 1: Disability information is often reported for heads of household or spouse/co-head only. Here, the data reflect information on all
members of the household.
Note 2: Data Sources: APSH

Elderly
The population of the subject area has a sizeable elderly population. 15.34% of residents are 65 and older.
In three of the four types of public supported housing in the subject area, the elderly constitutes higher
percentages than in the subject area’s total population. They make up 65.28% of those residents in Project
Based Section 8, 41.38% of those in Public Housing and 19.84% of those in the Housing Choice Voucher
Program. The majority of Public Housing in the subject area is designated for seniors, while they only
constitute 41.38% of the residents.
Disabled
A combined 60,526 residents of Montgomery County and Lower Merion Township age 5 and older have
disabilities. Per the 2009-2013 American Community Survey data used in Table 18, 9.86% of the County’s
non-institutionalized population over 5 years old have disabilities. As shown in Table 18, all four types of
publicly supported housing in the subject area have higher percentages of residents with disabilities than
the County population as a whole. Other Multi-family has the highest rate of residents with disabilities at
58.67% of residents. Public Housing has 47.13% of residents with disabilities, the Housing Choice Voucher
program has 19.28% disabled residents and Project Based Section 8 has 10.41% of residents with
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disabilities. With the exception of Project Based Section 8, Publicly Supported Housing in the Region has
much lower rates of tenants with disabilities.
Families with Children
According to Table 2, 44.65% of families in the Subject Area have children. In the three publicly supported
housing types where data was available for families with children, only one housing type had a higher
percentage of families with children than the subject area. That was the Housing Choice Voucher Program,
in which 48.01% of families have children. The other publicly supported housing types have much lower
percentage of families with children, with Public Housing having 23.97% and Project Based Section 8
having 22.91% of families have children.

Table 18 - Disability by Publicly Supported Housing Program Category
(Montgomery County, PA CDBG, HOME, ESG) and Lower Merion
Jurisdiction

People with a
Disability
#

%

Public Housing

287

47.13%

Project-Based Section 8

178

10.41%

Other Multi-family

44

58.67%

HCV Program

236

19.28%

(Philadelphia-Camden-Wilmington, PA-NJ-DE-MD) Region

People with a
Disability

#

%

Public Housing

5,025

25.61%

Project-Based Section 8

3,925

17.27%

Other Multi-family

638

14.13%

HCV Program

N/A

N/A

Note 1: The definition of "disability" used by the Census Bureau may not be comparable to
reporting requirements under HUD programs.
Note 2: Data Sources: ACS
Note 3: Refer to the Data Documentation for details (www.hudexchange.info/resource/4848/affhdata-documentation).
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Table 19- Demographics of Publicly Supported Housing Developments, by Program Category
Public Housing
(Montgomery County, PA CDBG) Jurisdiction
Development
Name

PHA Code

Brighthope
Estates

PA012

North Hills
Manor

PA012

Golden Age
Manor

PA012

Sidney Pollock
House

PA012

King Terr &
Fairview Vill

PA046

PHA Name
Montgomery
County
Housing
Authority
Montgomery
County
Housing
Authority
Montgomery
County
Housing
Authority
Montgomery
County
Housing
Authority
Housing
Authority Of
The County
Of Chester

# Units

White

Black

Hispanic

Asian

Households
with Children

178

33%

53%

13%

1%

68%

90

3%

97%

0%

N/A

51%

165

76%

21%

1%

1%

N/A

182

76%

21%

3%

N/A

N/A

50

70%

23%

4%

N/A

N/A
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Project-Based Section 8
(Montgomery County, PA CDBG) and Lower Merion Jurisdiction
Development
Name
Schwenckfeld
Manor West
Schwenckfeld
Manor East
Schwenckfeld
Manor South
Telford
Gardens
Upper
Perkiomen
Manor
Valley Manor
Valley Vista
Apartments
Gloria Dei
Towers
Hillcrest
Village
Jefferson Apts
Jefferson East
Apartments
Moreland
Towers 236
Oakwood
Gardens
R0622

PHA Code

PHA Name

# Units

White

Black

Hispanic

Asian

Households
with Children

N/A

N/A

64

75%

2%

3%

20%

N/A

N/A

N/A

107

58%

6%

0%

35%

N/A

N/A

N/A

52

78%

4%

6%

12%

N/A

N/A

N/A

48

65%

28%

7%

N/A

45%

N/A
N/A

N/A
N/A

99
40

100%
82%

N/A
5%

0%
3%

N/A
3%

N/A
N/A

N/A

N/A

100

88%

1%

5%

6%

N/A

N/A

N/A

156

84%

1%

1%

13%

N/A

N/A
N/A

N/A
N/A

72
32

83%
75%

14%
13%

3%
3%

N/A
9%

64%
N/A

N/A

N/A

36

78%

16%

3%

3%

N/A

N/A

N/A

137

85%

7%

4%

4%

N/A

N/A

N/A

48

60%

30%

4%

6%

64%
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Pheasant Run
Apartments
Bethlehem
Village
Dock Manor
Dock Village
R0476
Residential
Options Ii Group Home
Rolling
Hills
R0061
Salba
Apartments
236
Ardmore
Housing For
The Elderly

N/A

N/A

141

65%

29%

3%

2%

45%

N/A
N/A

N/A
N/A

100
100

85%
81%

7%
2%

0%
0%

8%
17%

N/A
N/A

N/A

N/A

100

53%

23%

13%

11%

58%

N/A

N/A

14

100%

N/A

0%

N/A

N/A

N/A

N/A

232

33%

58%

8%

N/A

78%

N/A

N/A

17

8%

85%

8%

N/A

23%

N/A

N/A

63
1758

83%

16%

2%

N/A

N/A

Other Multifamily Assisted Housing
(Montgomery County, PA CDBG) Jurisdiction
Development
Name
Kencrest
Housing Pa 01
Kencrest
Housing Pa 03
Kencrest
Housing Pa 02
Collegeville

PHA Code

PHA Name

# Units

White

Black

Hispanic

Asian

Households
with Children

N/A

N/A

15

71%

29%

0%

N/A

N/A

N/A

N/A

8

N/A

N/A

N/A

N/A

N/A

N/A
N/A

N/A
N/A

10
3

N/A
N/A

N/A
N/A

N/A
N/A

N/A
N/A

N/A
N/A
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Freedom
House Inc.
N/A
N/A
18
78%
17%
Kencrest
Housing
Pa
1999
N/A
N/A
9
N/A
N/A
Kencrest
Housing
Pa
2002
N/A
N/A
13
92%
N/A
Note 1: For LIHTC properties, this information will be supplied by local knowledge.
Note 2: Percentages may not add to 100 due to rounding error.
Note 3: Data Sources: APSH
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6%

N/A

N/A

N/A

N/A

N/A

8%

N/A

N/A

100

Housing Choice Voucher
According to data supplied by the Montgomery County Housing Authority, there are currently 2,197
Housing Choice Vouchers in Montgomery County, not including the units in the other entitlement
communities and small cities areas, the amount of vouchers in the subject area (Urban County and Lower
Merion Township), comes out to 1,183 vouchers. Currently the plurality of units – 900 - are in Norristown.
Among Urban County municipalities, the largest number of vouchers is in Pottstown with 447. The second
most in the subject area is in Lower Merion Township where 76 Housing Choice Vouchers are in use.
According to data supplied by the AFFH Tool, there are 1,154 housing choice vouchers in the subject area
of the Urban County and Lower Merion Township.
Public Housing
Table 19 above shows there are five public housing complexes in the subject area, with a combined 665
units.
Other Multi FamilyThere are 76 units categorized as Other Multi-Family Assisted Housing in 7 developments.
Project Based Section 8
There are 1,758 units in twenty-one Project-based Section 8 developments.
Low Income Housing Tax Credit (LIHTC)
Per the table below, LIHTC projects in the subject area have 1,166 units total and 904 Low Income Units.
Table 20-LIHTC Properties in Montgomery County
Project
State:

Total
Project
Number of
ZIP Code:
Units:

509 ASHBOURNE 1509
Elkins Park
ROAD
Ashbourne Rd

PA

19027

85

PAA00000085

GATEWAY ON
MAIN

606 E Main St Lansdale

PA

19446

60

PAA00000204

PENNSBURG
COMMONS

998 E Tenth St Pennsburg

PA

18073

50

PAA00000234

SHFT

Aka Hope
Gardens

Ambler

PA

19002

8

PAA19890105

1802 E RIDGE
PIKE

1802 E Ridge
Pike

Royersford PA

19468

6

3

PAA19890215

246 W MAPLE ST

246 W Maple
St

Ambler

PA

19002

1

1

PAA19890765

ROLLING HILLS

2120 Buchert
Rd

Sanatoga

PA

19464

232

231

HUD ID
Number:

Project Name:

PAA00000004

Project
Address:

Project
City:
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PAA19900005

1057 BELVOIR
ROAD

1057 Belvoir
Rd

Plymouth
Meeting

PAA19900080

311 N FRANKLIN 311 N Franklin
Pottstown
ST
St

PAA19910405

FORD APTS

159 Main St

PAA19930010

PA

19462

5

5

PA

19464

2

2

Royersford PA

19468

9

9

1402 DRAYTON
LN

1402 Drayton Wynnewoo
PA
Ln
d

19096

3

3

PAA19930275

RAHN'S
HORIZON III

12 School
House Rd

Collegeville PA

19426

3

3

PAA19930330

STEPS - KING
STREET

519 King St

Pottstown

PA

19464

10

10

PAA19970005

ARDMORE
HOUSING FOR
THE ELDERLY

13 St Asaphs
Rd

Bala
Cynwyd

PA

19004

6

6

PAA20010010

AMBLER MANOR
48 N Main St
APTS

Ambler

PA

19002

60

60

PAA20010145

PARKVIEW AT
OAK CREST

Harleysville PA

19438

100

99

PAA20030090

JEFFERSON APTS 250 Hale St

Pottstown

PA

19464

46

46

PAA20030185

VILLAS AT RED
HILL

550 Singer
Way

Red Hill

PA

18076

68

67

PAA20060005

ARDMORE
CROSSING APTS

213 W Cnty
Line Rd

Ardmore

PA

19003

53

53

PAA20060120

PARK VIEW AT
CHELTENHAM

1990
Elkins Park
Ashbourne Rd

PA

19027

75

74

PAA20080155

SCHWENCKFELD 1292
MEWS
Allentown Rd

Lansdale

PA

19446

63

63

PAA20133011

DERSTINE RUN II

HATFIELD

PA

194403405

60

51

PAA20150002

WHITEMARSH
CONSHOHO
29 RIDGE PIKE
PA
SENIOR VILLAGE
CKEN

194282116

62

62

PAA20160003

RELIANCE
CROSSING

N 2ND ST & E
RELIANCE RD

SOUDERTO
PA
N

189640000

56

56

PAA20170001

BEECH STREET
FACTORY

341 BEECH ST

POTTSTOW
PA
N

194645691

43

0

560 Oak Dr

84 DERSTINE
RD

Source: https://lihtc.huduser.gov/
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Map 63 -Location of Publicly Supported Housing - Montgomery County

Map 64- Publicly Supported Housing Lower Merion Township
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Accessibility of Public Housing Stock
Section 504 of the Rehabilitation Act of 1973 and 24 CFR Part 8 requires that 5% of all public housing units
be accessible to persons with mobility impairments. Another 2% of public housing units must be accessible
to persons with sensory impairments. In addition, a PHA’s administrative offices, application offices and
other non-residential facilities must be accessible to persons with disabilities. The Uniform Federal
Accessibility Standards (UFAS) is the standard against which residential and non-residential spaces are
judged to be accessible.
Montgomery County Housing Authority has prepared a Section 504 Needs Assessment and Transition
Plan, as well as a self-evaluation of its policies, procedures and practices relative to their impact on
persons with disabilities during the application and tenanting process. All of these documents were
reviewed during the AI process. The transition plan, completed in 1992, addressed an identified need for
structural alterations to existing units to achieve consistency with UFAS standards. The transition plan
additionally called for MCHA to modify entrances, lobbies, offices and common areas to ensure that its
programs would be accessible to persons with disabilities. All of the renovations outlined in the transition
plan are complete.
E. Disability and Access Analysis
Disability Population
According to the table below, there are 56,386 residents with disabilities in the Urban County, accounting
for 9.73% of the urban county’s population. In Lower Merion Township, 4,140 residents have disabilities,
which is 7.57% of the Township’s population. The Region’s disabled population accounts for 8.65% of the
regional population. Looking at the rate of total population for each age group with disabilities of each
area and Region, both the urban county and Lower Merion in all age groups have lower rates of disabled
residents compared to the Region. Montgomery County has slightly higher rates of disabilities in all age
groups compared to Lower Merion.
Table 21 - Disability by Age Group
(Montgomery County, PA
CDBG, HOME, ESG)
Jurisdiction

(Lower Merion, PA
CDBG) Jurisdiction

(Philadelphia-CamdenWilmington, PA-NJ-DEMD) Region

Age of People with
Disabilities
#
%
#
%
#
age 5-17 with
Disabilities
4,047
0.70%
290
0.53%
57,431
age 18-64 with
Disabilities
24,630
4.25%
1,270
2.32%
369,758
age 65+ with
Disabilities
27,709
4.78%
2,580
4.72%
272,561
Note 1: All % represent a share of the total population within the jurisdiction or Region.
Note 2: Data Sources: ACS
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Map 65- Disabilities by Age Group Montgomery County

Map 66- Disabilities by Age Group Lower Merion
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Map 67- Disabilities by Age Group Region

Accessible Housing Supply and Affordability
Searching the HUD Resource Locator resulted in finding 5 complexes that serves those with disabilities
under Section 811 Supportive Housing for Persons with Disabilities. Three of the complexes were in
Pottstown and had 32 units. The two others were in Royersford and Collegeville and had 18 units and 3
units.

Affordability
In 2019, the maximum monthly amount for a Supplemental Security Income (SSI) payment is $771 per
month (30% for rent comes to $231 or less). Those who rely on SSI alone are likely to have high cost
burdens for housing and face difficulty locating affordable housing. Publicly supported housing in the
subject area and its Region are more likely to house those with disabilities at a higher rate than the County
and Region’s populations as a whole.

Barriers Faced by Persons with Disabilities

i.

Government Services and Facilities

MCHA offices are accessible to persons with disabilities. To meet the needs of people with hearing
impairments, the PA Relay System is displayed on the MCHA website, letterhead, and other
documents on which the MCHA’s phone number appears.
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ii.

Transportation

All SEPTA and TMA fixed-route buses are equipped with wheelchair lifts or ramps, in accordance
with the American with Disabilities Act (ADA). Regional rail cars are also accessible for passengers
with mobility devices. For those unable to access fixed-route bus services, SEPTA provides ADA
paratransit services throughout the region.

iii.

Jobs

Montgomery County, Lower Merion Township, and the Montgomery County Housing Authority
are all Equal Opportunity Employers.
Comparison of Accessibility Standards
There are several standards of accessibility. These standards are listed below along with a
summary of the features within each category or a direct link to the detailed standards.
1. Fair Housing Act
In buildings that are ready for first occupancy after March 13, 1991 and include four or more units:
• There must be an accessible entrance on an accessible route.
• Public and common areas must be accessible to persons with disabilities
• Doors and hallways must be wide enough for wheelchairs
• All ground floor units and all units in elevator buildings must have:
• An accessible route into and through the unit
• Accessible light switches, electrical outlets, thermostats and other environmental controls
• Reinforced bathroom walls to allow later installation of grab bars, and
• Kitchens and bathrooms that can be used by people in wheelchairs.
If a building with four or more units has no elevator and will be ready for first occupancy after
March 13, 1991, these standards apply to ground floor units. These requirements for new buildings
do not replace any more stringent standards in state or local law.
2. Americans with Disabilities Act (ADA)
Title II of the ADA applies to state and local services, including state and local housing programs.
Government entities are obliged to assure that housing financed through state and local programs
complies with ADA accessibility guidelines. A complete description of the guidelines can be found
at www.ada.gov/stdspdf.htm.
3. Uniform Federal Accessibility Standards (UFAS)
UFAS accessibility standards are required for facility accessibility by people with motor and sensory
disabilities for Federal and federally funded facilities. These standards are to be applied during the
design, construction, and alteration of buildings and facilities to the extent required by the
Architectural Barriers Act of 1968, as amended. A complete description of the guidelines can be
found at www.access-board.gov/ufas/ufas-html/ufas.htm.
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4.Visitability Standards
The term “visitability” refers to single-family housing designed in such a way that it can be lived in
or visited by people with disabilities. A house is visitable when it meets three basic requirements:
• At least one no-step entrance
• Doors and hallways wide enough to navigate a wheelchair through, and
• A bathroom on the first floor big enough to get into in a wheelchair, and close the door.
5. Universal Design
Universal design is the design of products and environments to be usable by all people, to the
greatest extent possible, without adaptation or specialized design. Seven principles guide Universal
Design. These include:
• Equitable use (e.g., make the design appealing to all users)
• Flexibility in use (e.g., accommodate right- or left-handed use)
• Simple and intuitive use (e.g., eliminate unnecessary complexity)
• Perceptible information (e.g., provide compatibility with a variety of techniques or devices used
by people with sensory limitations)
• Tolerance for error (e.g., provide fail-safe features)
• Low physical effort (e.g., minimize repetitive actions)
• Size and space for approach and use (e.g., accommodate variations in hand and grip size).

Language Access Plan for Persons with Limited English Proficiency
Although there is no requirement to develop a Language Access Plan (LAP), HUD entitlement
communities are responsible for serving LEP persons in accordance with Title VI of the Civil Rights Act
of 1964. Conducting the four-factor analysis is the best way to comply with this requirement. The
obligation to translate vital documents would also extend to the Montgomery County Housing
Authority. (The term “vital document” refers generally to any publication that is needed to gain access
to the benefits of a program or service.)
Montgomery County’s most recent Language Access/(Assistance) Plan was last revised in May 2017.

The four-factor analysis requires entitlements such as the Urban County to evaluate the need for
translation and/or other accommodations based on four factors:
From Montgomery County LAP revised May 2017:
1) The number or proportion of persons with LEP to be served or likely to be encountered by the
program
DHCD( Montgomery County Department of Housing and Community Development) has
obtained information from the U.S. Census Bureau’s American Factfinder website as
recommended by HUD in order to gather data about the jurisdiction’s overall population, as well
as the population of LEP persons within the jurisdiction and the primary languages spoken. Recent
data indicated the following:
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LANGUAGE
GROUP

NUMBER OF
LEP SPEAKERS

Spanish

8,448

Korean

5,741

Chinese

3,298

Vietnamese

1,377

Italian

1,263

Gujarati

1,142

Source: American Community Survey 2007-09 Estimates
The above data demonstrates that a significant portion of the jurisdiction’s LEP population is
Spanish speaking and that five other languages meet the 5% or 1,000-person threshold for
requiring written translation of vital documents. While the Asian and Pacific Islander language
speaking LEP population is close to the threshold, the above numbers represent persons 5 years
of age and older, and DHCD is confident that the actual number of potential clients is significantly
lower due to the fact that children would not be seeking DHCD services.

2) The frequency with which persons with LEP come into contact with the program
Through past experiences, the DHCD determined that on average, there is an infrequent
occurrence of Spanish speaking LEP persons contacting DHCD on a daily basis for information or
assistance. Because of this, the DHCD is committed to maintaining bilingual staff serving in both
reception and project coordination and management. The DHCD has two bilingual management
staff in order to resolve higher level concern of Spanish speaking LEP persons.
3) The nature and importance of the program, activity or services provided by the program
The services provided by DHCD are important as they relate to a client’s needed for or continued
provision of, affordable housing.
4) Resources available to the grantee vs. costs
Because DHCD has Spanish speaking staff, it is cost effective for DHCD to provide Spanish language
translation, when feasible, of all vital documents and many others that while not vital, may be
beneficial to a client.
DHCD will utilize any documents provided by HUD in languages other than English.
DHCD will seek to retain the services of a professional interpretation service to provide oral
interpretation in languages other than Spanish as needed.
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The number of LEP speakers of six different foreign language groups across Montgomery County
exceeds 1,000. However, given limitations in the American Community Survey data, it is not clear how
many persons with LEP are in the Urban County versus the County overall.
Montgomery County Housing Authority has completed an analysis to evaluate the prevalence and needs
of current and potential residents with limited English proficiency. Out of the 601 households who were
public housing tenants at the time of analysis, eight needed language interpretation services. Five
families spoke Spanish, two spoke Chinese and one spoke Russian. The language needs of all eight
families were met through using a family member as a translator, though the Authority informed them
that translation services were available to them at no cost. At the time of MCHA’s language needs
analysis, there were 820 applicants on the public housing waiting list.
MCHA had not received any request for language service to date. Though MCHA did not report on the
language needs of Housing Choice Voucher holders or applicants, the Authority did not report demand
for language services among this population. Based on these circumstances, MCHA determined that a
language access plan would be unnecessary. The Authority will monitor language needs annually and
implement any changes necessary.
Montgomery County Department of Housing and Community Development, the Office of Aging and
Adult Services, the Department of Children and Youth, the Health Department, Department of Veterans’
Affairs and the Workforce and Economic Development Department currently subscribe to Language
Line Services. Posters showing 20 different languages are displayed in each of the departments to enable
persons with limited English proficiency to point to a language for over-the-phone interpretation and
document translation. This service is available in more than 150 languages. Furthermore, the County’s
website has the ability to convert content on its website from English into dozens of languages, including
the six languages in Montgomery County identified as meeting the LEP threshold.
The County’s Department of Public Safety recruits and pays a bonus to dispatchers who are proficient
in a foreign language. The Department also uses InterpreTalk through Language Service Associates. A
procedure is followed whereby a telecommunicator identifies a need for translation services. A
determination is made whether an on-duty staff member can provide the service. If no a connection is
made to InterpreTalk to initiate the communication and obtain the information necessary to provide
service to the caller.
The Montgomery County Court System, pursuant to the Administrative Office of Pennsylvania Courts
policy, provides interpreters for individuals with limited English proficiency.
To implement the plan the County will translate vital documents upon request and at no cost to
constituents (and notification of this service will be provided in the six languages with the most speakers
(Spanish, Korean, Chinese, Vietnamese, Italian and Gujarati). The County will make every effort to
provide oral interpretation for all its clients who have identified themselves as LEP and request services.
The County will conduct outreach in a method that is inclusive of LEP persons identified through its biannual analysis. All Public Notices and marketing advertisements, such as notification of the availability
of waiting list applications, shall be published in Spanish as well as English, and DHCD will publish these
in local Spanish media. DHCD will also participate in community-sponsored events, and make
presentations through community organizations to target LEP persons and ensure they are aware of the
availability of LEP assistance.
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F. Fair Housing Enforcement, Outreach Capacity, and Resources Analysis
FAIR HOUSING LAWS
The Federal Fair Housing Act
The federal Fair Housing Act covers most housing. In some circumstances, the Act exempts owneroccupied buildings with no more than four units, single-family housing sold or rented without the
use of a broker, and housing operated by organizations and private clubs that limit occupancy to
members.
What does the Fair Housing Act prohibit?
In the Sale and Rental of Housing - No one may take any of the following actions based on race,
color, national origin, religion, sex, familial status or handicap:
• Refuse to rent or sell housing
• Refuse to negotiate for housing
• Make housing unavailable
• Deny a dwelling
• Set different terms, conditions, or privileges for the sale or rental of a dwelling
• Provide different housing services or facilities
• Falsely deny that housing is available for inspection, sale, or rental
• For profit, persuade owners to sell or rent (blockbusting) or deny anyone access to or
membership in a facility or service (such as a multiple listing service) related to the sale
or rental of housing.
In Mortgage Lending - No one may take any of the following actions based on race, color, national
origin, religion, sex, familial status, or handicap (disability):
• Refuse to make a mortgage loan
• Refuse to provide information regarding loans
• Impose different terms or conditions on a loan, such as different interest rates, points, or
fees
• Discriminate in appraising property
• Refuse to purchase a loan or
• Set different terms or conditions for purchasing a loan.
Other Prohibitions - It is illegal for anyone to:
• Threaten, coerce, intimidate or interfere with anyone exercising a fair housing right or
assisting others who exercise that right
• Advertise or make any statement that indicates a limitation or preference based on race,
color, national origin, religion, sex, familial status, or handicap. This prohibition against
discriminatory advertising applies to single family and owner-occupied housing that is
otherwise exempt from the Fair Housing Act.
Additional Protections for the Disabled - If someone has a physical or mental disability (including
hearing, mobility and visual impairments, chronic alcoholism, chronic mental illness, AIDS, AIDS
Related Complex and mental retardation) that substantially limits one or more major life
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activities, or has a record of such a disability, or is regarded as having such a disability, a landlord
may not:
• Refuse to let the disabled person make reasonable modifications to a dwelling or common
use areas, at the disabled person’s expense, if necessary, for the disabled person to use
the housing. (Where reasonable, the landlord may permit changes only if the disabled
person agrees to restore the property to its original condition when he or she moves.)
• Refuse to make reasonable accommodations in rules, policies, practices, or services if
necessary, for the disabled person to use the housing.
• A “reasonable accommodation” is a change, exception, or adjustment to a rule, policy,
practice, or service that may be necessary for a person with a disability to fully enjoy their
apartment or house. Common accommodations include providing a mobility impaired
person with an accessible parking space, allowing a tenant who is blind to have a service
animal, and allowing tenants with mental disabilities to designate a friend to mail their
rent payment.
Requirements for New Buildings - In buildings that are ready for first occupancy after March 13,
1991, and have an elevator and four or more units:
• Public and common areas must be accessible to persons with disabilities
• Doors and hallways must be wide enough for wheelchairs
• All units must have:
o An accessible route into and through the unit
o Accessible light switches, electrical outlets, thermostats, and other
environmental controls
o Reinforced bathroom walls to allow later installation of grab bars and Kitchens
and bathrooms that can be used by people in wheelchairs.
If a building with four or more units has no elevator and will be ready for first occupancy after
March 13, 1991, these standards apply to ground floor units. These requirements for new
buildings do not replace any more stringent standards in State or local law.
Housing Opportunities for Families - Unless a building or community qualifies as housing for older
persons, it may not discriminate based on familial status. That is, it may not discriminate against
families in which one or more children under the age 18 live with:
• A parent
• A person who has legal custody of the child or children or the designee of the parent or
legal custodian, with the parent or custodian's written permission. Familial status
protection also applies to pregnant women and anyone securing legal custody of a child
under age 18.
• Housing for older persons is exempt from the prohibition against familial status
discrimination if:
o The HUD Secretary has determined that it is specifically designed for
o and occupied by elderly persons under a federal, State, or local
o government program or
o It is occupied solely by persons who are 62 or older or
o It houses at least one person who is 55 or older in at least 80% of the
o occupied units, and adheres to a policy that demonstrates the intent to
o house persons who are 55 or older.
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A transition period permits residents on or before September 13, 1988, to continue living in the
housing, regardless of their age, without interfering with the exemption.
The Pennsylvania Human Relations Act
The Pennsylvania Human Relations Act (PHRA), as amended, prohibits housing discrimination based on
race, color, sex, religion, national origin, ancestry, handicap or disability, guide dogs, support animals, age
(40 and above), pregnancy, familial status (families with children under age 18), use of a guide or support
animal due to blindness, deafness or physical disability, or the disability of an individual with whom the
person is known to have a relationship or association. While the State law appears to protect additional
classes of people, it primarily expands on the classes protected under federal law. For example, pregnant
females are protected within the familial status class of the federal law. The primary difference in the
protected classes between the federal law and the Pennsylvania law is the lowering of the age to 40 for
the older persons class. Consequently, persons residing in Pennsylvania have only slightly more protection
under state law than under federal law in the area of housing discrimination.
Section 6 of the PHRA establishes the Pennsylvania Human Relations Commission (HRC). The powers and
duties of the HRC include:
• The adoption of rules and regulations to carry out the PHRA
• The formulation of recommendations to units of local government
• The power to act upon complaints filed with the HRC
• The issuance of publications and reports to promote good will and eliminate discrimination
• The distribution of fair practice notices
• The provision of notification to local human relation commissions of complaints received by the HRC
from within a commission’s jurisdiction
• The publication of all findings, decisions, and orders.
The PHRA describes unlawful acts of discrimination and sets forth the procedure for aggrieved parties to
file complaints. The act also describes the HRC’s process for investigating and processing complaints.
Section 5 of the PHRA deals with fair housing. Prohibited practices include:
• Discriminatory real estate practices, including refusal to sell or lease housing accommodations to
members of the protected classes
• Discrimination in the terms and conditions of real estate transactions
• Discrimination in the lending of money to acquire, construct, rehabilitate, repair or maintain housing
• Discrimination in the refusal to make reasonable accommodation
• Advertising or marketing real estate in a way that makes members of the protected classes feel
unwelcome or not solicited
• Making an inquiry concerning race, color, familial status, age, religion ancestry, sex, national origin, or
disability.
State or local laws may be certified as substantial equivalent to the federal Fair Housing Act when the U.S.
Department of Housing and Urban Development (HUD) determines that the law provides rights,
procedures, remedies and judicial review provisions that are substantially equivalent to the Act. Currently,
the Pennsylvania Human Rights Commission participates in HUD’s Fair Housing Assistance Program (FHAP)
by virtue of the Pennsylvania Human Relations Act having been deemed substantially equivalent to the
federal Fair Housing Act. PHRC’s participation allows the agency the opportunity to receive funding to
support a variety of fair housing administrative and enforcement activities, including complaint
processing, training, implementation of data and information systems and other special projects.
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FAIR HOUSING LAWSUITS AND COMPLAINTS
U.S. Department of Housing and Urban Development (HUD)
Fair housing complaints can be filed directly with the U.S. Department of Housing and Urban Development
(HUD) Office of Fair Housing and Equal Opportunity. HUD is responsible for investigation and adjudication.
Cases that HUD investigates are usually resolved by administrative hearing.
Complainants also have the option of filing suit in Federal District Court.
On July 3, 2019, Triad Associates submitted a Freedom of Information Act request to the HUDPhiladelphia Office inquiring about housing complaints filed in Montgomery County. HUD responded by
e-mail, supplying data from January 1, 2010 until July 10, 2019. Since 2010, approximately 161 housing
complaints have been filed with HUD originating in all of Montgomery County, the plurality (46%) of those
complaints were filed under the basis of disability. HUD’s response along with the spreadsheet of
complaints can be found in Appendix B of this report.
The Montgomery County Housing Authority submitted a list of three housing complaints that have been
filed against them from July 31, 2014 to July 31, 2019. In 2015, the MCHA was advised by HUD that it was
required to make certain reasonable accommodations for tenants and make efforts to address UFAS
accessibility issues. The MCHA entered into a Voluntary Compliance Agreement (VCA) with HUD in order
to resolve the findings. A VCA is an agreement between HUD and the entity in this matter the MCHA, to
obtain the resolution of findings of noncompliance that will obtain assurances to remedy any violations.
That VCA recently expired. The two other complaints were brought against the Housing Authority for
discrimination based on national origin and race. One of the matters is pending before HUD. The other,
which was filed with HUD and the Pennsylvania Human Relations Commission, is pending with the PHRC.
According to data supplied by the Housing Equality Center of Pennsylvania, from April 2017 to May 2019
there were 63 housing complaint allegations in Montgomery County. The majority of the complaints were
filed under the protected class of disability and the nature of the complaints were for reasonable
accommodation and rental discrimination.
The Pennsylvania Human Relations Commission (PHRC) provided data on housing complaints originating
in Montgomery County between January 2010 and March 2020 During these ten years, there were 199
filings, equivalent to an average of about 20 cases per year. The breakdown of bases for complaint are 85
or 42.7% of them were based on disability, 57 or 28.64% were based on race, and 26 or 13.06% of
complaints were because of retaliation, with half of them being due to the filing of a PHRC complaint.

Testing of Fair Housing Regulations

Montgomery County, through its Department of Housing and Community Development, is a partner with
the Housing Equality Center. The Center is a Qualified Fair Housing Enforcement Organization as
designated by HUD. As such, it provides fair housing education, conducts real estate testing and files
housing discrimination complaints.
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According to the Housing Equality Center a total of 159 tests were conducted in Montgomery County
from April 2017-March 2020. Of these 53, or 33% showed noncompliance with the Fair Housing Act or
differences in treatment that favored the control tester.
Of the two most common types of testing:
For testing based on race, 31% (or 25 out of 82) of tests showed differences in treatment favoring the
white tester.
For testing based on disability, 27% (or 13 out of 49) of tests showed noncompliance with the Fair
Housing Act (including design and construction violations and unwillingness to permit reasonable
accommodations or modifications), or differences in treatment that favored the non-disabled tester.
The remaining tests were a variety of other protected classes and issues in too small of numbers to
generalize any patterns.

IV. Identification of Impediments
A. Public Sector
Impediments to fair housing choice are any actions, omissions, or decisions taken because of race, color,
religion, sex, disability, familial status, or national origin that restrict housing choices or the availability of
housing choices, or any actions, omissions, or decisions that have the effect of restricting housing choices
or the availability of housing choices on the basis of race, color, religion, sex, disability, familial status, or
national origin. Policies, practices, or procedures that appear neutral on their face but operate to deny or
adversely affect the provision of housing to persons of a particular race, color, religion, sex, disability,
familial status, or national origin may constitute such impediments.
An important element of the analysis includes an examination of public policy in terms of its impact on
housing choice. From a budgetary standpoint, housing choice can be affected by the allocation of staff
and financial resources to housing related programs and initiatives. The decline in federal funding
opportunities for affordable housing for lower income households has shifted much of the challenge of
affordable housing production to state, county, and local government decision makers.
From a regulatory standpoint, local government measures to control land use (such as zoning regulations)
define the range and density of housing resources that can be introduced in a community. Housing quality
standards are enforced through the local building code and inspection procedures.
A community's sensitivity to housing issues is often determined by people in positions of public leadership.
The perception of housing needs and the intensity of a community's commitment to housing related goals
and objectives are often measured by board members, directorships, and the extent to which these
individuals relate within an organized framework of agencies, groups, and individuals involved in housing
matters. The expansion of housing choice requires a team effort and public leadership, and commitment
is a prerequisite to strategic action.
This section evaluates several public policies and private policies in Montgomery County and Lower
Merion to determine opportunities for furthering the expansion of fair housing choice.
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i.

Planning/Zoning

Montgomery County Comprehensive Plan Montco 2040: A Shared Vision
As part of the Montgomery County Planning Commission’s most recent Comprehensive Plan Montco
2040: A Shared Vision adopted in 2015 as part of the sustainable places section, the objective that
addresses affordable housing is the goal of supporting housing choices and opportunities to meet the
needs of all people.
The plan documented how the goal would be achieved:
By supporting construction of additional affordable, permanent housing for the disabled, families, and
seniors. With advocacy for workforce housing, walkable housing, accessory apartments, and accessible
special needs housing. By encouraging renovation or replacement of aging public housing. By
encouraging continued deconcentration of housing voucher use.
Per the 2019 Implementation update of the 2015 Comprehensive Plan, the 2018 Achievements were:
The county’s Office of Housing and Community Development continued to partner with private
developers to expand quality market rate and affordable housing units.
The newly rehabilitated Crest Manor in Abington Township reopened after $17.7 million of improvements
by a partnership of the Montgomery County Housing Authority and Pennrose Properties.
A new senior housing development, Montgomery Park, broke ground at the former site of Norristown’s
Montgomery Hospital. A total of 350 new age-restricted housing units were built in Montgomery County
in 2017.
During the Your Way Home Summit the county announced a 37% reduction in homelessness since 2014.
In 2018 alone, Your Way Home helped 152 homeless families move into housing, and a total of 430
formerly homeless families stabilize their housing. Shelter has been provided to over 650 residents and
hotel vouchers have been provided so no child or pregnant woman ever sleeps outside.
An Affordable Housing Advisory Board was formed to create a strategic plan that will determine countylevel actions to support housing construction for people at all price points.

The implementation that was to be advanced in 2019:
Continue to implement Your Way Home, which has led to a drop in the county’s homeless population by
focusing on rapid rehousing. Continue the collaborative work of the county’s Planning Commission,
Department of Housing and Community Development, and Commerce Department to complete the
Affordable Housing Strategic Plan. Continue to partner with private developers to expand the number of
affordable housing units.
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Zoning
In Pennsylvania, the power behind land development decisions resides with municipal governments
through the formulation and administration of local controls. These include comprehensive plans, zoning
ordinances and subdivision ordinances, as well as building and development permits.
All of Montgomery County’s 62 municipalities enforce local zoning ordinances, and about 30 communities
take advantage of technical assistance offered by the Planning Commission in designing and applying local
land use policies. In addition to this contract work, the Commission periodically reviews the zoning
ordinances of all 62 municipalities and makes recommendations regarding their consistency with the
Comprehensive Plan and their impact in a variety of policy areas.
For this analysis, the Planning Commission supplied a list of municipal zoning ordinances for study that
were considered a representative sample of the variety existing across the County, in terms of community
type and characteristics. The communities selected also represent a geographic cross-section of the
County, as they are scatted across its entire expanse. The ordinances reviewed for the AI include those
listed below.

Municipality
Cheltenham

Type
Mature tow nship

Low er Moreland

Mature tow nship

Upper Dublin

Suburban community

Upper Merion

Suburban community

Low er Salford

Suburbanizing tow nship

Upper Providence

Suburbanizing tow nship

Douglass

Rural tow nship

Lansdale

Older borough

Select characteristics
• Racially diverse
• Good transit
• Major retail
• Train station areas
• Many commuters
• Major employment
• Mostly single-family housing
• Good highw ay access
• Major employment and retail
• Many large apartment buildings
• Highw ay, bus hub
• Rural and suburban character
• Near highw ay
• Developing employment center
• Rapid grow th
• Highw ay access
• Rural w ith a village core area
• Adjacent to urban tow n
• Highw ay access
• Train station areas
• Diverse community

The analysis of zoning regulations was based on the following five topics raised in HUD’s Fair Housing
Planning Guide, which include:
•
•

The opportunity to develop various housing types (including apartments and housing at
various densities)
The opportunity to develop alternative designs (such as cluster developments, planned
residential developments, inclusionary zoning and transit-oriented developments)
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•
•
•

Minimum lot size requirements
Dispersal requirements and regulatory provisions for housing facilities for persons with
disabilities (i.e. group homes) in single-family zoning districts
Restrictions on the number of unrelated persons in dwelling units.

In addition, the ordinances were reviewed for compliance with the Pennsylvania Municipalities Planning
Code relative to the treatment of mobile or modular homes as stick-built, single-family detached
dwellings.
Date of Ordinance
Generally speaking, the older a zoning ordinance, the less effective it will be. Older zoning ordinances
have not evolved to address changing land uses, lifestyles and demographics. However, the age of the
zoning ordinance does not necessarily mean that the regulations impede housing choice by members of
the protected classes.
The ordinances reviewed for this analysis ranged in publication date from 1929 to 2002, though all have
been amended in recent years. All of the ordinances reviewed were noted to contain modern terminology
and updates pursuant to changes in law.
Residential Zoning Districts and Permitted Dwelling Types
The number of residential zoning districts is not as significant as the characteristics of each district,
including permitted land uses, minimum lot sizes, and the range of permitted housing types. However,
the number of residential zoning districts is indicative of the municipality’s desire to promote and provide
a diverse housing stock for different types of households at a wide range of income levels.
Similar to excessively large lots, restrictive forms of land use that exclude any particular form of housing,
particularly multi-family housing, discourage the development of affordable housing. Allowing varied
residential types reduces potential impediments to housing choice by members of the protected classes.
Ordinances for the communities reviewed all provided an extensive variety of residential zoning
categories, distinguishing between large-lot agricultural single-family areas, more standard single-family
detached zones, more dense zones allowing single-family and two-family homes, and more urban multifamily zones where apartments are permitted by right. Upper Merion and Cheltenham, for example,
divide residential uses into at least 12 separate zones, in addition to overlays and allowing residential uses
in certain other areas. Upper Providence had the most condensed categories of the ordinances reviewed,
with five residential divisions ranging from one-acre lots to mobile home development.
In some communities, particularly rural townships in the County’s western half, zoning is used as a tool to
preserve rural space. Across the vast majority of Douglass and Lower Salford, single-family homes are the
only permitted residential use. Both townships offer categories for multi-family dwellings. Lower Salford
offers both a medium-high- and a high-density residential district, while Douglass allows relatively lowdensity garden apartments. However, the amount of land devoted to these uses is minimal in comparison.
This arrangement is due in part to the location of the communities and in part because the fair share of
smaller-lot land use has been provided elsewhere, as both communities participate in multi-municipal
plans. The layout is similar in Upper Dublin, where mixed residential, multi-dwelling and apartment
districts exist, but are far smaller and more isolated than single-family detached zones with lot minimums
of 22,000 to 45,000 square feet. In areas such as these, the development of new affordable housing could
be complicated by the lack of availability of open land zoned for mixed or multi-family housing.
The development of multi-family housing is generally accommodated to a greater extent by ordinances in
older, more densely developed boroughs such as Lansdale. This is due in large part to the availability of
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infrastructure, such as public water and sewer systems, that does not exist in some of the County’s more
rural areas. Montgomery County’s older boroughs are more likely to allow for smaller lot sizes and impose
less restrictive minimums on lot coverage and yard size. Lansdale, for example, allows a minimum of
1,500 square feet per dwelling unit in its apartment district. By comparison, Douglass sets a maximum of
five dwelling units per acre in its apartment district, equivalent to 8,712 in lot space per unit, and
Cheltenham requires landscaped buffer strips and green areas of specific dimensions around multi-family
structures.
Most of the ordinances reviewed included a separate zoning category for mobile home parks. In
Cheltenham and Douglass, mobile home parks are a conditional use in particular districts. In Upper
Dublin, mobile homes are limited to five per acre within mobile home zones and subject to a complicated
set of rules. Mobile home parks are not listed as a permitted use in Upper Merion.

Permitted Residential Lot Sizes
Because members of the protected classes are often also in low-income households, a lack of affordable
housing may impede housing choice by members of the protected classes. Excessively large lot sizes may
deter development of affordable housing. A balance should be struck between areas with larger lots and
those for smaller lots that will more easily support creation of affordable housing. Finally, the cost of land
is an important factor in assessing affordable housing opportunities. Although small lot sizes of 10,000
square feet or less may be permitted, if the cost to acquire such a lot is prohibitively expensive, then new
affordable housing opportunities may be severely limited or even non-existent.
The ordinances reviewed for the AI provide a wide range of residential districts ranging from low-density
areas with extremely low minimum lot sizes to agricultural preservation districts with lots of at least
60,000 square feet. Large minimum lot sizes tend to discourage the development of many affordable
housing options, but in most cases, even rural communities provide some higher-density categories with
lower minimum lot sizes and allowances for a variety of dwelling types (two-family, multi-family). The
most important distinction among Montgomery County ordinances was the proportion of land reserved
for higher-density uses. Generally speaking, it is lower in rural townships. However, no community was
noted to maintain a balance so extreme as to exclude affordable housing options.
Alternative Design
Allowing alternative designs provides opportunities for affordable housing by reducing the cost of
infrastructure spread out over a larger parcel of land. Alternative designs may also increase the
economies of scale in site development, further supporting the development of lower-cost housing.
Alternative designs can promote other community development objectives, including agricultural
preservation or protection of environmentally sensitive lands, while off-setting large lot zoning and
supporting the development of varied residential types. However, in many communities, alternative
design developments often include higher-priced homes. Consideration should be given to alternative
design developments that seek to produce and preserve affordable housing options for working and lower
income households.
Most of the ordinances reviewed contained a provision for planned unit or cluster development through
overlay districts. These districts exist to promote a more efficient use of space and preservation of open
space through providing flexibility in design standards and density. In the absence of affordable housing
set-asides within these arrangements, however, the districts will likely include primarily low-density,
higher-priced homes.
As long as the market drives the price of units created, developers have little incentive to create
moderately priced units. One of the most useful and successful tools for creating affordable housing
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opportunities is inclusionary zoning. Simply, inclusionary zoning involves a specified number or
percentage of new housing units in a development that are set-aside for moderately priced homes.
Inclusionary zoning is a “carrot and stick” approach to expanding affordable housing.

Definition of Family
Restrictive definitions of family may impede unrelated individuals from sharing a dwelling unit. Defining
family broadly advances non-traditional families and supports the blending of families who may be living
together for economic purposes. Restrictions in the definition of family typically cap the number of
unrelated individuals that can live together. These restrictions can impede the development of group
homes, effectively impeding housing choice for the disabled. However, in some cases, caps on unrelated
individuals residing together may be warranted to avoid overcrowding, thus creating health and safety
concerns.
The ordinances reviewed for the AI could be divided into two categories based on the definition of
“family.” The first category, which includes Lansdale, Douglass and Lower Salford, defines the term in
very broad and inclusive ways. There were no limits placed on the number of related or unrelated
individuals living together. The definitions advance non-traditional families and support the blending of
families who may be living together for economic reasons that could otherwise limit their housing choice.
Cheltenham, Upper Dublin, Upper Providence, Lower Moreland and Upper Merion limit the number of
unrelated individuals. Upper Merion does not allow more than two unrelated persons to constitute a
family, while Lower Moreland sets its cap at five unrelated persons. The others limit a family to three
unrelated persons. While this cap can restrict housing choice for non-traditional families, the regulations
make exceptions or separate provisions in each case for group homes for persons with disabilities.
Regulations for Group Homes for Persons with Disabilities
Group homes are residential uses that do not adversely impact a community. Efforts should be made to
ensure group homes can be easily accommodated throughout the community under the same standards
as any other residential use. Of particular concern are those that serve members of the protected classes
such as the disabled. Because a group home for the disabled serves to provide a non-institutional
experience for its occupants, imposing conditions are contrary to the purpose of a group home. More
importantly, the restrictions, unless executed against all residential uses in the zoning district, are an
impediment to the siting of group homes in violation of the Fair Housing Act.
Two primary purposes of a group home residence are normalization and community integration. By
allowing group residences throughout the community in agreement with the same standards as applied
to all other residential uses occupied by a family, the purposes of the use are not hindered and housing
choice for the disabled is not impeded. Toward this end, municipalities may not impose distancing
requirements on group homes for persons with disabilities.
Lower Salford and Douglass do not place any locational restrictions on group homes, allowing them to
exist as single-family residences in districts where single-family homes are permitted by right.
In Cheltenham, group homes with up to four residents may exist as a family and locate within any singlefamily district as a use by right. Larger facilities are subject to locational restriction. Similarly, in Upper
Providence, group homes of up to six residents may exist as a single-family home, while larger facilities
are permitted only in an institutional district. Lansdale allows group homes with up to eight residents to
locate in single-family districts.
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Three communities place extra restrictions on group homes for persons with disabilities that are
inconsistent with fair housing standards:
•

•

•

Lower Moreland defines a community residential facility as a group home for three
to eight persons. The township requires that such facilities obtain special exception
to locate within a single-family zone. Community residential facilities must provide
“appropriate” landscaping as a buffer or screen for adjacent residential or other
permitted uses, possibly including a fence.
In Upper Dublin, a group home with four to eight residents is a “community
residential program” that must receive special exception to locate within a singlefamily district. This requires compliance with extra conditions, including obtaining an
occupancy permit, supplying specified off-street parking and providing a driveway
that allows vehicles to turn on the lot, as to avoid the necessity of backing onto the
street.
Upper Merion Township allows group homes consisting of three to six unrelated
disabled persons, plus necessary support staff, to exist in single-family areas. Special
exception may be granted for larger groups, up to 12 residents. However, the
Township places a mandatory buffer of 1,000 feet between group homes, “in order
to integrate group homes into a neighborhood and create a deinstitutionalized
setting.”

II. Federal Entitlement Programs
Annually, Montgomery County receives federal entitlement grants directly from the Department of
Housing and Urban Development for its CDBG, HOME and ESG Programs. In FY 2019, the County received
a CDBG entitlement grant from HUD in the amount of $3,223,314.00, $1,241,745 for HOME, and $277,241
for ESG. Lower Merion Township in FY 2019 received $990,801.00 as a CDBG entitlement.
In the past five years under the current Consolidated Plan Montgomery County received a total of
$15,328,296 for CDBG, $5,320,914 for HOME and $1,335,500 for ESG. Lower Merion under their current
Consolidated Plan received $4,679,198 in CDBG funds.
From a budgetary standpoint, housing choice can be affected by the allocation of staff and financial
resources to housing-related programs and initiatives. The decline in federal funding opportunities for
affordable housing for lower-income households has shifted much of the challenge of affordable housing
production to state, county and local government decision makers.
Montgomery County’s federal entitlement funds received from HUD may be used for a variety of activities
to serve a variety of needs, as follows:
• Community Development Block Grant (CDBG): The primary objective of this program is to
develop viable urban communities by providing decent housing, a suitable living environment,
and economic opportunities, principally for persons of low- and moderate-income levels. Funds
can be used for a wide array of activities, including: housing rehabilitation, homeownership
assistance, lead-based paint detection and removal, construction or rehabilitation of public
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facilities and infrastructure, removal of architectural barriers, public services, rehabilitation of
commercial or industrial buildings, and loans or grants to businesses.
• HOME Investment Partnerships Program (HOME): The HOME program provides federal funds
for the development and rehabilitation of affordable rental and ownership housing for low- and
moderate-income households. HOME funds can be used for activities that promote affordable
rental housing and homeownership by low- and moderate-income households, including new
construction, reconstruction, moderate or substantial rehabilitation, homebuyer assistance, and
tenant-based rental assistance.
• Emergency Solutions Grants (ESG): The ESG program provides federal funds to provide homeless
persons with basic shelter and essential supportive services, as well as assist in operational costs
of shelter facilities. The funds can also be used for short-term homeless prevention assistance to
LMI households.

iii. Tenant and Voucher Selection Procedures Utilized by Montgomery County Housing Authority
Applicants for the Housing Choice Voucher Program who live, work, or have notification of a job in
Montgomery County are given preference.
Applicants for Public Housing are rated by the following preferences by the Montgomery County Housing
Authority:
-

Live, work, or have notification of new employment in Montgomery County
Any adult is employed (any county), head or spouse is elderly or disabled
Current members of the military, veterans or their surviving spouses.

Waiting lists for all MCHA programs are always open for transfers from other programs. Priority
placement for Public Housing Waiting List placement is given to HCV participant households if a member
of the household is a victim of domestic violence, dating violence, sexual assault or stalking and the
household requests an emergency transfer, because they believe there is a threat of imminent harm if
they remain in current unit, or the household member was a victim of sexual assault, and the sexual
assault occurred in the assisted unit.

IV.

Property Taxes

Taxes impact housing affordability. While not an impediment to fair housing choice in and of themselves,
real estate taxes can impact the choice that households make with regard to where to live. Tax increases
can be burdensome to low-income homeowners, and increases are usually passed on to renters through
rent increases. Tax rates for specific districts and the assessed value of all properties are the two major
calculations used to determine revenues collected by a jurisdiction. Determining a jurisdiction’s relative
housing affordability, in part, can be accomplished using tax rates.
However, a straight comparison of tax rates to determine whether a property is affordable or
unaffordable gives an incomplete and unrealistic picture of property taxes. Local governments with higher
property tax rates, for example, may have higher rates because the assessed values of properties in the
community are low, resulting in a fairly low tax bill for any given property. In all of the communities
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surrounding a jurisdiction, comparable rates for various classes of property (residential, commercial,
industrial, etc.) are assigned to balance each community’s unique set of resources and needs. These
factors and others that are out of the municipality’s control must be considered when performing tax rate
comparisons.
Real estate taxes are levied on land and buildings and provide primary revenue streams for counties,
municipalities, and school districts throughout Pennsylvania. County assessment offices establish the
market value of each property and then apply a pre-determined ratio to establish a property’s assessed
value. The ratio could range from 20% to 100%, and varies from county to county. From this assessment
each taxing jurisdiction levies a uniform tax millage rate against the assessed value of each property.
Levies are measured in tenths of a cent and commonly called “mills.” Levies are multiplied by the assessed
value of a property to calculate a property owner’s real estate tax. Montgomery County has a countywide millage rate of 3.459 and a millage for Montgomery County Community College of 0.39 in addition
to individual municipality and school district rates.
For taxpayers in Montgomery County and elsewhere across Pennsylvania, the single largest factor in the
total millage rate is the school district in which their property is located. For example, in Pottstown and
Jenkintown, where the total real estate levy are the two highest in the subject area, 71.7% in Pottstown
and 77.9% in Jenkintown of property taxes go to the school district. In Skippack, which has the lowest
municipal tax rate, the school millage accounts for 89% of the total tax bill, which brings the municipality
up to the first half of highest tax rates in the subject area. Total millage rates throughout the County range
from 14.725 mills to 58.4907 mills per $1,000 of assessed value. Table 22 details millage rates by
municipality in Montgomery County.
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Table 22- Real Estate Millage Rates- Montgomery County

Municipality

2019
County
Millage

2019
MCCC
Millage

2019
Municipality
Millage

2019-2020
School
Millage

Total
Millage

Pottstown

3.459

0.39

12.675

41.9667

58.4907

Jenkintown

3.459

0.39

8.153

42.2143

54.2163

West Norriton

3.459

0.39

4.475

37.952

46.276

Upper Pottsgrove

3.459

0.39

4

38.102

45.951

Lower Pottsgrove

3.459

0.39

3.618

38.102

45.569

East Norriton

3.459

0.39

2.727

37.952

44.528

Lower Moreland

3.459

0.39

4.803

35.8576

44.5096

West Pottsgrove

3.459

0.39

2.5

38.102

44.451

Upper Dublin

3.459

0.39

5.846

34.4202

44.1152

Schwenksville

3.459

0.39

5.94

33.72

43.509

Rockledge

3.459

0.39

7.35

31.77

42.969

Narberth

3.459

0.39

9.71

29.4088

42.9678

Hatboro Borough

3.459

0.39

9.239

29.464

42.552

Collegeville

3.459

0.39

4.9

33.72

42.469

Springfield

3.459

0.39

4.441

33.7102

42.0002

Upper Moreland

3.459

0.39

5.269

31.7559

40.8739

Royersford

3.459

0.39

9.45

27.4777

40.7767

Telford

3.459

0.39

6.64

30.0495

40.5385

Lower Frederick

3.459

0.39

2.415

33.72

39.984

Souderton

3.459

0.39

5.78

30.0495

39.6785

Perkiomen

3.459

0.39

0.62

33.72

38.189

Trappe

3.459

0.39

0.47

33.72

38.039

Skippack

3.459

0.39

0.32

33.72

37.889

Lower Merion

3.459

0.39

4.19

29.4088

37.4478

Lower Salford

3.459

0.39

2.689

30.0495

36.5875
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Bridgeport

3.459

0.39

12.23

20.34

36.419

Lower Providence

3.459

0.39

2.087

30.3781

36.3141

Pennsburg

3.459

0.39

7.225

25.2278

36.3018

Franconia

3.459

0.39

1.979

30.0495

35.8775

Lansdale

3.459

0.39

5.5

26.0957

35.4447

Upper Salford

3.459

0.39

1.5

30.0495

35.3985

East Greenville

3.459

0.39

6.25

25.2278

35.3268

Salford

3.459

0.39

1.4

30.0495

35.2985

Hatfield

3.459

0.39

5.221

26.0957

35.1657

North Wales

3.459

0.39

5.001

26.0957

34.9457

Horsham

3.459

0.39

1.2

29.464

34.513

Worcester

3.459

0.39

0.05

30.3781

34.2771

Towamencin

3.459

0.39

3.808

26.0957

33.7527

Douglass

3.459

0.39

2.3

27.33

33.479

Upper Frederick

3.459

0.39

1.62

27.33

32.799

New Hanover

3.459

0.39

1.587

27.33

32.766

Upper Providence

3.459

0.39

1.2

27.4777

32.5267

Upper Gwynedd

3.459

0.39

2.041

26.0957

31.9857

Hatfield Borough

3.459

0.39

2

26.0957

31.9447

Ambler

3.459

0.39

7.36

20.59

31.799

Red Hill

3.459

0.39

2.7

25.2278

31.7768

Montgomery

3.459

0.39

1.49

26.0957

31.4347

Green Lane

3.459

0.39

2

25.2278

31.0768

Upper Hanover

3.459

0.39

1.45

25.2278

30.5268

Conshohocken

3.459

0.39

3.5

22.772

30.121

Plymouth

3.459

0.39

2.16

22.772

28.781

Whitemarsh

3.459

0.39

2.0379

22.772

28.6589

Whitpain

3.459

0.39

3.2

20.59

27.639
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Upper Merion

3.459

0.39

2.159

20.34

26.348

Lower Gwynedd

3.459

0.39

1.223

20.59

25.662

West Conshohocken

3.459

0.39

1.18

20.34

Bryn Athyn

3.459

0.39

10.876

0

25.369
14.725

Source: Montgomery County Board of Assessment
Pennsylvania and Montgomery County have several tax relief programs. Elderly and permanently disabled
citizens are eligible for a state-wide tax rebate program, and the Montgomery County Board of
Assessment oversees a homestead exclusion for owner-occupied properties.
Municipalities where housing values are lowest, such as Norristown and Pottstown, are among those with
the highest tax rates. This is due to the higher tax effort necessary for the municipalities to draw a level
of funds sufficient to provide services. This represents a high-effort, low-yield tax environment. In regard
to municipal tax rate alone, Norristown and Pottstown are the only two communities to exceed a levy of
10 mills.
In areas that have benefited from extensive economic development, such as Upper Merion, or in areas
where residential property values are high, such as Bryn Athyn, less tax effort is necessary (low effort,
relatively high yield). Bryn Athyn has the lowest tax rate in Montgomery County, though it has a high
municipal tax rate. While having a school district it does not actually operate any schools therefore there
is not a school tax rate resulting in its low overall millage rate. However, some higher-valuation areas such
as Collegeville and Lower Moreland choose to maintain higher tax rates, representing an effort to provide
a high level of public services (high effort, high yield).

V.

Appointed Boards and Commissions

A community’s sensitivity to fair housing issues is often determined by people in positions of public
leadership. The perception of housing needs and the intensity of a community’s commitment to housing
related goals and objectives are often measured by board members, directorships, and the extent to
which these individuals relate within an organized framework of agencies, groups, and individuals
involved in housing matters. The expansion of fair housing choice requires a team effort and public
leadership and commitment is a prerequisite to strategic action.
Montgomery County Commissioners appoint residents to serve on dozens of various boards and
commissions focused on a wide range of issues. The following bodies are especially relevant to issues of
fair housing. The County’s housing-related boards and commissions were noted to have representation
among members of the protected classes. The experiences and perspectives of more persons with
disabilities and racial and ethnic minorities enhance the decision-making process, further ensuring that
the County is able to understand and serve the needs of these populations.
1. Montgomery County Planning Commission
The Planning Commission (MCPC) was incorporated in 1950 to promote orderly development
while preserving community amenities. Commission staff members prepare county plans, model
ordinances and other informational materials and provide technical assistance to the County’s 62
municipalities on a wide range of issues: land use, transportation, the environment, water and
sewer management, parks and open space, farmland preservation, site design, housing, land use
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and demographic trends. The work of the Commission staff also serves the Montgomery County
Commissioners.
The nine-member Planning Commission is appointed by Montgomery County Commissioners.
Members are appointed according to any background, interest or experience they have that
would be useful to the broad range of subjects at hand.
2. Housing Review Board
The Housing Review Board meets as needed to review and recommend project applications for
the HOME and Affordable Housing Trust Fund programs to the County Commissioners.
3. Montgomery County Housing Authority
The County’s Housing Authority provides residences for 616 households in eight public housing
developments and serves an additional 2,450 households, approximately, through its
administration of the Housing Choice Voucher program.
4. Montgomery County Continuum of Care
The County’s Continuum of Care (CoC) board is an 18-member body charged with making
decisions related to the local administration of this federal program.
VI. Advocacy Organizations
Several fair housing advocacy organizations serve the Urban County and its municipalities. A summary of
these is included below.
• The Housing Equality Center, (formerly known as the Fair Housing Council of Suburban
Philadelphia), founded in 1956, is the nation’s oldest fair housing council. The Center is a Qualified
Fair Housing Enforcement Organization and Fair Housing Initiatives Program (FHIP) participant as
designated by HUD and is currently Montgomery County’s fair housing partner, providing education
and outreach services to residents, landlords, public service providers and other agencies. The Center
sponsors and participates in educational workshops and forums and develops educational materials
to train consumers, counselors, and local leaders how to recognize discriminatory housing practices.
The Center conducts real estate testing throughout the Philadelphia region, including Montgomery
County. Through its testing, the Center has ended discriminatory practices at over 46,000 housing units,
opening them to members of the protected classes. The Center has recovered over $1.5 million for victims
of housing discrimination.
In addition to its enforcement work, the Center distributes flyers and educational materials to consumers,
counselors, housing professionals and others. Center staff have published articles in Realtor News
Magazine and distributed numerous fair housing guides. At HUD’s request, the Center has sponsored
numerous fair housing conferences and trainings in Region 3. According to the Center, its extensive
experience demonstrates that bona fide housing discrimination complaints increase as more people
become aware of their rights and pursue action, and that proactive outreach to municipalities and housing
providers is an effective technique to reduce future discrimination.
• Legal Aid of Southeastern Pennsylvania provides legal representation to low-income people to
empower them to solve problems without legal representation through legal education and increased
access to the courts. The organization has been serving the counties of Bucks, Chester, Delaware and
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Montgomery since 2001. The organization also provides a Fair Housing Newsletter and conducts
workshops on landlord and tenant law and the Fair Housing Act.
• The Fair Housing Rights Center in Southeast Pennsylvania is a nonprofit organization begun in 1992
to ensure equal access to housing opportunities for all persons. The Center provides education on fair
housing law, provides assistance to individuals who have experienced housing discrimination, monitors
communities for compliance with fair housing laws, and offers counseling and information on housing
related issues.
The Fair Housing Rights Center is a HUD-designated FHIP entity. A Fair Housing Initiative Program entity
partners with HUD to help people identify government agencies that handle complaints of housing
discrimination. FHIPs also conduct preliminary investigation of claims, including sending testers to
properties suspected of practicing housing discrimination. The Fair Housing Center is a Private
Enforcement Initiative (PEI) FHIP that offers a range of assistance to the nationwide network of fair
housing groups. The Center is funded by HUD to carry out testing and enforcement activities to prevent
or eliminate discriminatory housing practices.
VII. Public Transportation
According to the 2013-2017 American Community Survey, of workers 16 and over living in Montgomery
County, 64.2% work in Montgomery County and 35.8% work outside the County. 5.43% of workers
commute via public transit. Of those workers who use public transit, 80.7% work outside the County. The
plurality of them make $75,000/year or more, and public transit has the largest median income for all
forms of commuting types in Montgomery County. Most use SEPTA Regional Rail to go to jobs in
Philadelphia.
Households without a vehicle, which in most cases are primarily low moderate-income households, are
at a disadvantage in accessing jobs and services, particularly if public transit is inadequate or absent.
Access to public transit is critical to these households. Without convenient access, employment is
potentially at risk and their ability to remain housed is greatly impacted. It is also important that evening
and weekend transit is available, as according to the 2017 American Community Survey, 5.9% of the total
occupied housing units in Montgomery County report having no vehicle available, though 16% of all renter
occupied units have no vehicle available to them.
Montgomery County is served primarily by Southeastern Pennsylvania Transportation Authority (SEPTA)
and a handful of local service providers. SEPTA is the sixth-largest transit system in the country, providing
about 292.9 million passenger trips throughout five counties in the Southeastern Pennsylvania region in
FY2019. The multi-modal transit system offers 150 fixed routes on buses, trolleys, regional rails and
subways. The Pottstown Area Rapid Transit System (PART) is municipally owned, privately operated and
covers a limited area of the County.
Seventeen municipalities of the 62 in Montgomery County, all in the northwestern portion of the County,
do not receive regular service from a large, fixed-route transit operator. According to the Montgomery
County Planning Commission, this is due to a low-density pattern of development that makes service
infeasible. The County recently completed a Strategic Transit Plan for its northwest region, concluding
that fixed-route service in that area would be cost-prohibitive, as “dead miles” between stops drain the
potential for revenue.
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According to local affordable housing providers, the absence of adequate public transportation
throughout Montgomery County limits the development of affordable housing to those areas served by
public transit. However, providers reported that there remains a substantial lower-income minority
population that is not transit dependent. By virtue of vehicle access, this population is not bound in
locational choice to areas of the County that are within walking distance of transit routes.
B. Private Sector
i. Real Estate Practices
Montgomery County is served by the Montgomery County Association of Realtors (MCAR), a nonprofit
trade organization with about 3,000 members. MCAR functions as the local arm of the Pennsylvania
Association of Realtors and the National Association of Realtors and is one of the largest Realtor
organizations in the state.
New members receive instruction in fair housing as part of the PA Act 10 Realtor Code of Ethics training.
State law requires that each licensed salesperson and broker must accumulate 14 hours of continuing
education over a two-year period. As part of the continuing education classes, licensees can elect to
receive fair housing training. Fair housing classes are taught by education providers licensed through the
Pennsylvania Real Estate Commission. There are also optional and continuing education courses available
online through the National Association of Realtors and the Pennsylvania Association of Realtors.
Members of the Association are referred to the Pennsylvania Association of Realtors website and the
National Association of Realtors website for detailed information on fair housing.
Anyone may file a complaint alleging a breach of ethics on the part of a member. Complaints are reviewed
by an appointed grievance committee, which determines whether the complaint is justified. When it is
determined that a violation has occurred, the committee refers the case to the Pennsylvania Real Estate
Commission.
ii. Newspaper Advertising
Under federal law, no advertising with respect to the sale or rental of a dwelling may indicate any
preference, limitation, or discrimination because of race, color, religion, sex, handicap, familial status or
national origin. In addition, Pennsylvania law extends protection to persons based on ancestry, guide dogs
or support animals, age (40 and above), pregnancy, and the disability of an individual with whom the
person is known to have a relationship or association.
Publishers and advertisers are responsible under federal law for making, printing, or publishing
advertisements that violate the Fair Housing Act on its face. Thus, they should not publish or cause to be
published an advertisement that expresses a preference, limitation or discrimination on the basis of race,
color, religion, sex, handicap, familial status, or national origin. The law, as found in the Fair Housing
Amendments Act of 1988, describes the use of words, photographs, symbols or other approaches that are
considered discriminatory.
iii. Mortgage Lending Practices
Under the terms of the Financial Institutions Reform, Recovery, and Enforcement Act of 1989 (F.I.R.R.E.A.),
any commercial lending institution that makes five or more home mortgage loans must report all
residential loan activity to the Federal Reserve Bank under the terms of the Home Mortgage Disclosure
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Act (HMDA). The Home Mortgage Disclosure Act of 1975 (HMDA) requires most mortgage lending
institutions to disclose detailed information about their home-lending activities annually. The objectives
of the HMDA include ensuring that borrowers and loan applicants are receiving fair treatment in the home
loan market.
The national 2017 HMDA data consists of information for 12.1 million home loan applications reported by
5,852 home lenders, including banks, savings associations, credit unions, and mortgage companies. HMDA
data, which is provided by the Federal Financial Institutions Examination Council (FFIEC), includes the type,
purpose, and characteristics of each home mortgage application that lenders receive during the calendar
year. It also includes additional data related to those applications including loan pricing information,
action taken, property location (by census tract), and information about loan applicants such as sex, race,
ethnicity, and income.
The most recent HMDA data available for Montgomery County as a whole is from 2017. Reviewing this
data helps to determine the need to encourage area lenders, other business lenders, and the community
at large to actively promote existing programs and develop new programs to assist residents in securing
home mortgage loans for home purchase. The data focuses on the number of homeowner mortgage
applications received by lenders for home purchase of one- to four-family dwellings and manufactured
housing units in Montgomery County.
The information provided by race and sex is for the primary applicant only. Co-applicants were not
included in the analysis. In addition, where no information is provided or categorized as not applicable,
no analysis has been conducted due to lack of information. The following table outlines HMDA data by
loan type, loan purpose, applicant race, and sex as well as by action taken on the application, with detailed
information to follow.

Table 23 – Summary Report of Mortgage Data - 2017
Montgomery County HMDA Data from 2017
Total Applications

Mortgages Originated

Applications Denied by Financial
Institution

Loan Type

#

%

#

%

#

%

Conventional

9,766

74.9%

6,563

66.9%

602

65.9%

FHA

2,386

18.3%

1,582

16.1%

232

25.4%

VA

639

4.9%

396

4%

59

6.5%

13,040

100%

9,805

75.2%

914

7.01%

9,529

73.1%

7,326

74.7%

572

62.6%

Loan Purpose: Home
Purchase
One to Four Family
Unit

Applicant Race
White
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Black

840

6.4%

570

5.8%

99

10.8%

Asian

1,151

8.8%

836

8.5%

88

9.6%

Hispanic(ethnicity)

456

3.5%%

328

3.3%

42

4.6%

Male

8,201

62.9%

5,838

59.5%

540

59.1%

Female

4,141

31.6%

2,876

29.3%

297

32.5%

Applicant Sex

Source: https://www.consumerfinance.gov/data-research/hmda/explore
Households by Race
In 2017, there were 13,040 mortgage applications for one to four family homes and manufactured
homes in Montgomery County. Of these applications:
•

•

•

•

73.1% (9,529) of the applications were submitted by White identified households.
76.88% of those applications resulted in originated mortgages, just above the
average for Montgomery County of 75.2%. Approximately 6% of those
applications were denied by the financial institution. While White household
denials account for 62.6% of all denials.
6.4% (840) of the mortgage applications were submitted by Black identified
households. 67.86% of those applications resulted in originated mortgages,
below the average for Montgomery County of 75.2%. 11.8% of those applications
were denied by the institution. While Black households account for 10.8% of
denials.
8.8% (1,151) of mortgage applications were submitted by Asian identified
households. 72.63% of those applications resulted in originated mortgages,
below the average for Montgomery County of 75.2%. 7.6% of the applications
were denied by the institution. While Asian households account for 9.6% of
denied applications.
3.5% (456) of the applications were submitted by Hispanics. HMDA data classifies
Hispanics as an ethnic group and not a race. Therefore, some data may overlap
with persons classified under a specified race. 71.93% of those applications
resulted in originated mortgages, below the average for Montgomery County of
75.2%. Approximately 9.2% of those applications were denied by the financial
institution. While Hispanic household denials account for 4.6% of all denials.

Households by Sex
The HMDA data reports include the sex of the primary applicant. In 2017:
• Males filed 62.9% (8,201) of the applications. 71.19% of applications resulted in
an originated mortgage. 6.58% of male applications were denied by the financial
institution.
• 31.6% (4,141) of the applicants were female. 69.45% of applications resulted in
an originated mortgage. 7.17% of female applications were denied by the
financial institution.
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Denial of Applications
In 2017, the mortgage applications of 914 households in Montgomery County were denied by the
financial institution this accounts for approximately 7.01% of all applications. Therefore, based on
race, the only race with application denials below the average applicant denial rate is White, all
other races/ethnicities had higher denial rates. Black had the highest denial rate with 11.8% of
applications submitted. Taking White household applications out of the calculation, would
increase the denial rate by over 2 percentage points going from 7.01% to a 9.74% application
denial rate. Males had a slightly lower denial rate versus female applications.
Reasons for Loan Denial
Reasons for denial included the following:
-

Debt-to-Income Ratio
Employment History
Credit History
Collateral
Insufficient Cash
Unverifiable Information
Credit app incomplete

Collateral and debt-to-income ratios are the major reasons for denial of home mortgage
applications throughout Montgomery County. Therefore, there may be opportunities for lenders
to focus on these problems and work with applicants to address these concerns. The following
are actions that lenders should consider to assist with the reduction in the number of denials of
home mortgage applications:
• Lenders should share with the applicant the specific information on the credit
report for which the denial was based.
Lenders should give the applicant the opportunity to investigate questionable
credit information prior to the denial of a home mortgage application by the
bank.
• Lenders should allow the applicants to offer alternative credit references in lieu
of the standard traditional references.
• Lenders should take the unique credit practices of various cultures into account
when considering applications.
• Lenders should refer applicants for credit counseling, homebuyer workshops,
financial literacy trainings, and other readily available services in the community.
• Lenders should review applications with first-time homebuyer applicants prior to
submission to ensure that all necessary information has been completed.
Financial Institutions: Denials by Race, Ethnicity, and Sex
A review of financial institutions that denied applications was conducted in order to determine if
a pattern of denial existed by race, ethnicity or sex. Upon reviewing the data provided by HMDA
on denial rates by financial institution, it is evident that minority groups are denied by the financial
institution at rates higher than White Households. The total application denial rate is 7.01%, of
which all minority groups have higher denial rates than, taking White applications out of the
calculation increases the application denial rate to 9.74%. Males have a slightly lower denial rate
versus females, though there is not enough of a disparity to determine a pattern.
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C. Public and Private Sector
Accessibility of Residential Dwelling Units
From a regulatory standpoint, local government measures to control land use (such as zoning regulations)
define the range and density of housing resources that can be introduced in a community. Housing quality
standards are enforced through the local building code and inspections procedures.
1. Private Housing Stock
In Pennsylvania, the Universal Accessibility Act (PA Act 166) requires accessibility for persons with
disabilities in certain new and rehabilitated residential and commercial property.
For new HOME-assisted units, the Urban County requires compliance with 24 CFR Part 8, which implements
Section 504 of the Rehabilitation Act of 1973. Multi-family development must comply with 24 CFR 100.204,
which implements the Fair Housing Act construction requirements. To address the needs of persons with
mobility impairments, a minimum of 5% of all units (or at least one unit, whichever is greater) must comply
with the Uniform Federal Accessibility Standards (UFAS) required under Section 504. An additional 2% of
units (or at least one unit) are required to be accessible for individuals with hearing or vision impairments.
2. Public Housing Stock
Section 504 of the Rehabilitation Act of 1973 and 24 CFR Part 8 requires that 5% of all public housing units
be accessible to persons with mobility impairments. Another 2% of public housing units must be accessible
to persons with sensory impairments. In addition, an Authority’s administrative offices, application offices
and other non-residential facilities must be accessible to persons with disabilities. The Uniform Federal
Accessibility Standards (UFAS) is the standard against which residential and non-residential spaces are
judged to be accessible.
Montgomery County Housing Authority has prepared a Section 504 Needs Assessment and Transition Plan,
as well as a self-evaluation of its policies, procedures and practices relative to their impact on persons with
disabilities during the application and tenanting process. All of these documents were reviewed during the
AI process. The transition plan, completed in 1992, addressed an identified need for structural alterations
to existing units to achieve consistency with UFAS standards. The transition plan additionally called for
MCHA to modify entrances, lobbies, offices and common areas to ensure that its programs would be
accessible to persons with disabilities. All of the renovations outlined in the transition plan are complete.

Actions taken to address Mortgage Lending discrimination and fair housing education
The Housing Equality Center of Pennsylvania (HEC) has initiated a mortgage lending project. HEC, with the
Reinvestment Fund, is looking at possible discrimination in reverse mortgages in the region. The results
should be reported upon during the next program year.
The County has worked with the HEC for assistance to address any accounts of discrimination against
protected classes. Furthermore, they continue involving landlords in the discussion in situations where
they are not fully aware of tenants’ rights. HEC has published a manual, made available through the
County’s Housing Department, on Landlord/Tenant Law and specifically on how tenants can advocate for
themselves. Finally, the County developed and launched a program to provide free, limited legal
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representation to tenants facing eviction. This program provides services in an area with the highest rate
of evictions, poverty, and minority residents.
In addition, Housing Equality Center of PA provided the following Fair Housing Education and Outreach
during PY2018:
In the period between 10/1/18 to 9/30/19 HECP provided in Montgomery County:
-10 training workshops or outreach events, with 179 individuals trained
-5,679 fair housing guides, fact sheets, manuals, and posters
-8 e-newsletters to approximately 250 people
-Fair housing information/Advice, counseling, or technical assistance to 45 individuals
-Information, referrals, or landlord tenant counseling to 67 individuals

D. Summary of Impediments to Fair Housing and Recommended Goals
The following impediments to fair housing choice have been identified by the County of Montgomery,
Township of Lower Merion, and Housing Authority of the County of Montgomery. Recommendations to
address priority contributing factors are provided along with associated activities, goals, timelines, and
responsible parties.
Priority contributing factors are those that are most likely to limit or deny fair housing choice or access to
opportunity; non-priority contributing factors are likely to also have a causal relationship to the fair
housing issue but are less directly or immediately able to remedy the named issue.
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IMPEDIMENT 1:
AN INADEQUATE SUPPLY OF AFFORDABLE HOUSING THROUGH THE COUNTY RESULTING IN A NEED TO INCREASE OPPORTUNITIES FOR ALL
COUNTY RESIDENTS FOR ACCESS TO SAFE, DECENT AND PERMANENT AFFORDABLE OWNER OCCUPIED AND RENTAL HOUSING.

The need for increased opportunities for affordable housing in Montgomery County has been demonstrated by the high demand for affordable
housing and the percentage of cost burdened households paying more than 30% of their income on housing expenses In 2017, 25% of
homeowners in the County were housing cost burdened and 46% of renters were housing cost burdened.
In addition, there is a specific need for affordable housing outside of impacted areas both within Urban County municipalities and within other
entitlement communities in Montgomery County, including Abington and Norristown in order to provide more diverse housing opportunities and
encourage mobility among low income residents living in areas of poverty. Affirmatively furthering fair housing will entail a collaborative approach
to affordable housing for all Montgomery County residents wherever they choose to live. Such collaboration can address the de-concentration of
poverty and segregated housing patterns where they now exist and enhance and expand opportunities in underserved communities.

Goal & Actions for Impediment 1
Fair Housing
Impediment
AN INADEQUATE
SUPPLY OF
AFFORDABLE
HOUSING
THROUGHOUT
THE COUNTY NEED TO
INCREASE
OPPORTUNITIES
FOR ALL COUNTY
RESIDENTS FOR
ACCESS TO SAFE,
DECENT,

Goal/Action Steps

Timeline

Responsible Entity

1. In order to encourage greater cooperation among
HUD entitlement communities, the County Office of
Housing & Community Development will facilitate a
roundtable meeting among HUD Entitlement
Communities and the County Planning Commission in
order to jointly review impediments identified in their
most recent Analysis of Impediments.

1. The roundtable meeting
will be conducted by the end
of the first program year of
the Consolidated Plan,
September 2021. Follow up
meetings to occur annually.

1. County Office of Housing
and Community
Development/All Entitlement
Municipalities

2. The County, Lower Merion Township and the MCHA
will administer their CDBG/HOME/ESG programs in
order to advance the availability of decent, affordable
housing opportunities, both For Sale and For Rent,
outside of racially or ethnically concentrated low-

2. Ongoing – the County Office
of Housing and Community
Development and Lower
Merion Township will annually
screen funding proposals for

2. County Office of Housing
and Community
Development, the MCHA,
and Township of Lower
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ACCESSIBLE, AND
PERMANENT
AFFORDABLE
HOUSING

income neighborhoods. The Township of Lower
Merion will concentrate efforts on For Rent housing
and will make efforts to expand opportunities in their
Home Purchase Program to all neighborhoods in the
Township

CDBG/HOME/ESG funds.
Proposals that include
affordable housing
opportunities outside of
racially or ethnically
concentrated low-income
neighborhoods to receive
priority consideration.

Merion Community
Development Department.

3. Five Year Goal for New Owner-Occupied For Sale
Units Outside of Concentrated Low-Income
Neighborhoods: ______(input # from Consolidated
Plan)

3. Ongoing through
Consolidated Plan Years 1-5

3. Office of Housing &
Community Development

4. Montgomery County, Lower Merion Township and
the Montgomery County Housing Authority will work
to support private developers using other funding
sources, including, PHARE funds, Affordable Housing
Trust Funds, LIHTC funds, National Housing Trust
Funds, Federal Home Loan Bank funds to leverage
County funds to create low-income housing in nonimpacted areas.

4. Ongoing through
Consolidated Plan Years 1-5

4. County Office of Housing
and Community
Development, Lower Merion,
and the MCHA

5. In order to encourage the development of affordable
housing, the County and their designated subrecipients
will work with communities to monitor zoning
ordinances, and make recommendations as needed to
eliminate the potential for discrimination.

5. Ongoing – services to be
provided on an ongoing basis
by designated subrecipients
allocated funding through
CDBG and/or Affordable
Housing Trust Funds.

Five Year Goal for New Rental Units Outside of
Concentrated Low-Income Neighborhoods: ______
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5. County Office of Housing
and Community
Development
Subrecipients (Local fair
housing rights agencies)

Municipalities that uphold discriminatory practices will
be ineligible for funding.
The County Office of Housing and Community
Development will review applications for designated
subrecipients to receive funding, including local fair
housing rights agencies providing services to
Montgomery County.

6. The County will continue to make available fair
housing training for municipal officials, developers and
management companies and nonprofit agencies
applying for and receiving federal entitlement
allocations through the County.

6. The Office of Housing and
Community Development will
schedule and hold trainings
annually prior to the date
funding applications are due.

6. Office of Housing and
Community Development

7. Participate in Homes For All, a two-year, multi-sector
planning project the purpose of which is to identify,
evaluate and recommend public, private and social
sector strategies to ensure that everyone who lives,
works, learns and invests in Montgomery County,
Pennsylvania has the opportunity to live in an
affordable home and a thriving community. The
planning project will also explore the creation,
promotion and adoption at the municipal level of an
inclusionary housing ordinance that would require the
set-aside of a specific percentage of housing units
affordable to LMI households. Transit-oriented
developments along public transit routes would
provide the ideal opportunity to incentivize the
provision of affordable housing for members of the
protected classes.

7. Ongoing through 2022

7. Office of Housing and
Community
Development/Lower
Merion/MCHA

8. Inadequate Supply of Accessible Rental Units - Work
in coordination with providers and consumers from the

8. Annual review of
applications for funding

8. Office of Housing and
Community
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disabled, special needs, and homeless communities to
assist with funding to remove physical and institutional
barriers to obtaining and maintaining housing

through CDBG/HOME/ESG
and Affordable Housing Trust
Fund.

Development/Lower
Merion/MCHA

9. Inadequate Supply of Accessible Rental Units Disabled Tenants - The Montgomery County Housing
Authority has included in their 5 Year Plan for Capital
Improvements a priority on increasing the accessibility
of Housing Authority unit.

9. Ongoing through
Consolidated Plan Years 1-5

9. Montgomery County
Housing Authority

IMPEDIMENT 2: LOCAL UNITS OF GOVERNMENT THAT PARTICIPATE IN THE URBAN COUNTY’S ENTITLEMENT GRANT PROGRAMS MAY NOT
UNEQUIVOCALLY UNDERSTAND THEIR RESPONSIBILITY TO AFFIRMATIVELY FURTHER FAIR HOUSING CHOICE.
The County includes four groups of municipalities that have published joint comprehensive plans, all of which are in the County’s more sparsely
developed western half. Joint planning, per Pennsylvania’s Municipalities Planning Code, allows local governments to provide for all land use
categories across multiple jurisdictions, freeing individual governments from having to provide for each use. As a result, municipalities may
theoretically avoid the legal responsibility to provide land use categories that would accommodate affordable housing. Joint comprehensive
planning and zoning remains a useful and valuable tool that should continue to be applied to a logically and sensibly patterned land use among
neighboring communities. However, the County will be vigilant to ensure that this tool is not used to eliminate affordable housing opportunities.
Some individual local government zoning ordinances reviewed during the AI were found to impose undue requirements or limitations on group
homes. Other communities discourage compact, more affordable residential development by devoting the vast majority of land area to very large
minimum lots for the development of single-family homes. In several communities, the zoning ordinance includes provisions for multi-family
housing, but little or no undeveloped land is available for such uses. All of these measures can work to limit fair housing choice.
Additionally, developers interviewed during the development of the AI reported that they have been expected to make costly proffers to local
governments in order to gain the right to develop affordable housing. Specific examples cited by developers include municipalities having required
the installation of sewer laterals for a whole residential block or the deposit of $1 million in escrow until a project’s completion. Other than Lower
Merion Township, there are no communities in Montgomery County that waive impact fees for affordable housing developments. Fees and
proffers limit fair housing choice in that they add considerably to the cost of development and therefore detract from the economic feasibility of
affordable housing.
Goal & Actions for Impediment 2
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Fair Housing
Impediment

Goal/Action Steps

Timeline

LOCAL UNITS OF
GOVERNMENT
THAT PARTICIPATE
IN THE URBAN
COUNTY’S
ENTITLEMENT
GRANT
PROGRAMS MAY
NOT
UNEQUIVOCALLY
UNDERSTAND
THEIR
RESPONSIBILITY TO
AFFIRMATIVELY
FURTHER FAIR
HOUSING CHOICE.

1. The County, working through the County Planning
Commission and the Housing Equality Center, will plan
to provide one-on-one technical land use planning
assistance to local units of government aimed at
identifying and overcoming procedural and regulatory
barriers to fair housing and affordable housing. Local
elected officials, planning commission members and
zoning hearing board members will receive training.

1. Review and coordinate with
the County Planning
Commission and the Housing
Equality Center annually at the
time of the entitlement
application process

1. Office of Housing and
Community Development,
Lower Merion, and County
Planning Commission

2. The County maintains a policy of refusing to grant
CDBG & HOME funds to municipalities that are
determined to be engaging in unlawful discrimination
when necessary.

2. Ongoing through
Consolidated Plan Years 1-5

2. Office of Housing and
Community Development

3. The County, working together with the County
Planning Commission and the County’s subrecipients
(Housing Equality Center) will continue to closely
monitor and advise local governments on zoning and
land use policies and practices. The Housing Equality
Center will set up a training with the Planning
Commission to train the Commission on how to
specifically review local ordinances to identify
potential impediments.
The County will continue to promote the use and
adoption of model ordinances, especially as they
relate to the removal of barriers to affordable housing
and accommodating group homes for persons with
disabilities.

3. Ongoing – services to be
provided on an ongoing basis
by designated subrecipients
allocated funding through
CDBG and/or Affordable
Housing Trust Funds through
Consolidated Plan Years 1-5

3. County Office of Housing
and Community
Development
Subrecipients (Housing
Equality Center and/or Fair
Housing Rights Center)
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Responsible Entity

IMPEDIMENT 3: SOME OF THE POLICY DOCUMENTS USED BY MONTGOMERY COUNTY AND THE MONTGOMERY COUNTY HOUSING AUTHORITY
IN THE ADMINISTRATION OF HOUSING PROGRAMS COULD BE IMPROVED, FROM A FAIR HOUSING PERSPECTIVE.
The Department of Housing and Community Development will review detailed Census 2020 data upon its release to determine the prevalence of
persons with limited English proficiency being served by County programs and will update the County’s four-factor analysis and Language Access
Plan.
In light of the varying demographic composition and character of the public housing developments and differences in the communities in which
they are located, MCHA will review a policy to allow public housing applicants to refuse a unit at least once before they are moved to the bottom
of the waiting list. This would provide applicants with greater housing choice.

Fair Housing
Impediment

Goal/Action Steps

Timeline

SOME OF THE
POLICY
DOCUMENTS USED
BY MONTGOMERY
COUNTY AND THE
MONTGOMERY
COUNTY HOUSING
AUTHORITY IN THE
ADMINISTRATION
OF HOUSING
PROGRAMS COULD
BE IMPROVED,
FROM A FAIR
HOUSING
PERSPECTIVE

1. The Department of Housing and Community
Development will evaluate the extent to which County
programs and services meet the needs of populations
with limited English proficiency by reviewing and
updating on an annual basis the four-factor analysis
and Limited English Proficiency Plan (LEP).

1. The Four Factor Analysis
and LEP Plan to be updated
prior to the submittal of the
FY2020-24 Consolidated
Plan

1. Office of Housing and
Community Development

2.The Housing Authority will review and amend its
Admissions and Continued Occupancy Policy to allow
public housing applicants to refuse a unit at least once
before they are moved to the bottom of the waiting
list.

2. The MCHA Admissions
and Continued Occupancy
Policy to be reviewed by the
end of the first program
year of the Consolidated
Plan, September 2021

2. MCHA
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IMPEDIMENT 4: PUBLIC TRANSIT IS LIMITED TO THE COUNTY’S MOST DENSELY DEVELOPED AREAS. RESIDENTS OF RURAL TOWNSHIPS IN THE
NORTHWEST REGION ARE ESPECIALLY ISOLATED FROM SERVICE DUE TO THE FINANCIAL INFEASIBILITY OF EXTENDING ROUTES TO SPARSELY
DEVELOPED AREAS.
Seventeen of 62 municipalities in Montgomery County, all in the County’s more sparsely populated northwest region, do not receive regular service
from a large, fixed-route transit provider. While this arrangement is certainly understandable from a transportation management perspective, it
has the effect of limiting fair housing choice. The lack of transit service in these communities presents a barrier to the development of affordable
housing. In general, low-and-moderate income households who would occupy and benefit from affordable housing units have a need for public
transit services.

Goal & Actions for Impediment 4
Fair Housing
Impediment

Goal/Action Steps

Timeline

PUBLIC TRANSIT IS
LIMITED TO THE
COUNTY’S MOST
DENSELY
DEVELOPED
AREAS. RESIDENTS
OF RURAL
TOWNSHIPS IN
THE NORTHWEST
REGION ARE
ESPECIALLY
ISOLATED FROM
SERVICE DUE TO
THE FINANCIAL
INFEASIBILITY OF
EXTENDING
ROUTES TO
SPARSELY

1. The County will continue to collaborate with SEPTA
as part of the update to its 2035 long-range plan to
promote the expansion of public transit service in
non-impacted, high growth areas of the County
through the planning and implementation of a
roundtable meeting.

1. The roundtable meeting
will be conducted by the
end of the first program
year of the Consolidated
Plan, September 2021.
Follow up meetings to occur
annually through
Consolidated Plan Years 1-5

1. County Planning
Commission and Office of
Housing and Community
Development

2. Explore possibilities for providing transit options
and paratransit services for low-income residents to
connect with job opportunities and access to required
services throughout Montgomery County through
Homes For All, a two-year, multi-sector planning
project the purpose of which is to identify, evaluate
and recommend public, private and social sector
strategies to ensure that everyone who lives, works,
learns and invests in Montgomery County,

2. Ongoing through 2022

2. County Planning
Commission, County
Commerce Department, and
Office of Housing and
Community Development
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DEVELOPED
AREAS.

Pennsylvania has the opportunity to live in an
affordable home and a thriving community.
Additionally, the County will identify opportunities
around existing areas of public transit for the
development of medium-density and high-density
affordable multi-family housing for families.

IMPEDIMENT 5: EVIDENCE DEMONSTRATES THAT SOME DISCRIMINATION IS PRESENT IN THE SALE AND RENTAL OF HOUSING ACROSS
MONTGOMERY COUNTY, ESPECIALLY ON THE BASES OF RACE, DISABILITY AND FAMILIAL STATUS.
Across Montgomery County, race and disability were the primary basis for fair housing complaints to both HUD and the Pennsylvania Human
Rights Commission between 2010 and 2020, accounting for more than two-thirds of all fair housing complaints. Complaints related to familial
status were commonly reported on the local level. Additionally, testing results reported by the Housing Equality Center of Pennsylvania indicate
that discrimination continues to exist in the market for rental housing.
Goal & Actions for Impediment 5
Fair Housing
Impediment

Goal/Action Steps

Timeline

EVIDENCE
DEMONSTRATES
THAT SOME
DISCRIMINATION
IS PRESENT IN THE
SALE AND RENTAL
OF HOUSING
ACROSS
MONTGOMERY

1. The County will continue to monitor the results of
local and regional fair housing advocacy organizations
supported by HUD in undertaking paired real estate
testing, both for rental and sales housing. The results
of such testing will be well-publicized to serve as a
public education tool and as a deterrent for future
discriminatory actions.
The County will support the Housing Equality Center in
the implementation of their Fair Housing Initiatives

1 The County Office of Housing
and Community Development
will review applications for
funding from the Housing
Equality Center and the Fair
Housing Rights Center of
Southeastern Pennsylvania
(FHRC) annual application
process. Upon approval of grant
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Responsible Entity
1. Office of Housing and
Community Development

COUNTY,
ESPECIALLY ON
THE BASES OF
RACE, DISABILITY
AND FAMILIAL
STATUS

Program Initiative Grant (FHIP PEI Multi-Year) which
includes:
Technical Assistance, Paired Testing for Sale, Rentals,
and Accessibility, homeowners insurance tests,
mortgage lending tests, systemic housing
investigations, and training workshops specifically
targeting new immigrants, refugees, and individuals
with Limited English Proficiency.
The Housing Equality Center will conduct an analysis
of the data from outreach and testing

awards either from CDBG or the
Affordable Housing Trust Fund,
the County will facilitate regular
meetings, annually, with the
funded agency to review the
status of paired testing, and
progress on whether complaints
are responsive to needs of
tenants and whether additional
assistance is needed by local
code enforcement, to review
newly emerging problems,
including discrimination on basis
of criminal records.

IMPEDIMENT 6:
DUE TO THE WIDE RANGE OF AFFORDABILITY LEVELS ACROSS COUNTY MUNICIPALITIES, HOUSING CHOICE VOUCHER HOLDERS ARE LOCATED
PRIMARILY IN OLDER, LESSER EXPENSIVE COMMUNITIES THAT ARE MORE LIKELY TO BE IMPACTED AREAS.
Across Montgomery County, MCHA serves more than 2,450 households through the Housing Choice Voucher program. Voucher holders live in 57
of the County’s 62 municipalities. The remaining five municipalities account for less than 2% of the County’s total rental market. The absence of
voucher holders from these communities is explained in large measure by the limited rental opportunities available in those areas, along with
limited options relative to employment and transit.
More than two-thirds of voucher holders in Montgomery County live within eight square miles of the County’s total land area of 482 square miles
. The concentration is primarily a function of market rental rates, which tend to be lower in older sections of Montgomery County. Voucher holders
are heavily concentrated in lower-cost market areas, such as Norristown and Pottstown, where rents can be supported by HUD-prescribed
payment standards. In these areas, there is less difficulty in finding units priced to meet the resources of voucher holders.
In order to determine the fair market rent (FMR), HUD annually performs a survey of the rental market within the five-county Southeastern PA
region. HUD then sets the FMR at the 50th percentile; thus, voucher program participants are permitted to live in the bottom “half” of the rental
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market within the region. Stated differently, hypothetically, if HUD surveyed 10 rental properties under its current FMR policy, voucher holders
would be allowed to live only in the five least expensive units.
As with many jurisdictions nationally, Montgomery County’s lesser expensive rental properties happen to be in older communities. Given HUD’s
above-described FMR policy, it is not surprising that the 10 most popular voucher locations include the following: Abington, Ambler, Bridgeport,
Cheltenham, Lansdale, Lower Merion, Norristown, Pottstown, Upper Moreland and West Pottsgrove. Without exception, all of the named
municipalities have an older housing stock, much of it pre-WWII, which in many cases happens to be less expensive, particularly within the rental
market.
Relative to the FMR, HUD allows housing authorities to set an Applicable Payment Standard (APS) between 90% and 110% of the FMR. In order to
allow participants, the maximum amount of options within the County. Currently and historically, MCHA has set its APS at 110% of FMR. HUD
allows housing authorities to request to raise their APS to 120% of FMR. This action could have the impact of authorities spending more money
per voucher household and thus serving fewer households, as HUD’s funding is essentially block granted and does not allow for increases within
any budget year.
MCHA has also explained that voucher holder households, like non-voucher households, make locational decisions for a variety of reasons, among
which are transit access, proximity to employment, schools, religious institutions and social services.

Goal & Actions for Impediment 6
Fair Housing Impediment

Goal/Action Steps

Timeline

DUE TO THE WIDE RANGE OF
AFFORDABILITY LEVELS ACROSS
COUNTY MUNICIPALITIES,
HOUSING CHOICE VOUCHER
HOLDERS ARE LOCATED
PRIMARILY IN OLDER, LESSER
EXPENSIVE COMMUNITIES
THAT ARE MORE LIKELY TO BE
IMPACTED AREAS.

1. MCHA is currently using the Small Area
FMR to address affordability issues
throughout the County. They will also
continue to consider applying to HUD for
permission to set its APS at 120% of FMR.

1. Ongoing through
Consolidated Plan Years 1-5
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1. MCHA

IMPEDIMENT 7: MORTGAGE LENDING DATA FROM 2017 SUGGESTS THAT RACIAL MINORITIES ARE MORE LIKELY TO EXPERIENCE MORTGAGE
APPLICATION DENIAL OR HIGH-COST LENDING THAN WHITE APPLICANTS.
In 2017, mortgage applications of 914 households in Montgomery County were denied by financial institutions. This accounted for approximately
7.01% of all applications. Based on race, the only race with application denials below the average applicant denial rate was White, all other
races/ethnicities had higher denial rates. Black had the highest denial rate with 11.8% of applications submitted. While this fact alone does not
imply an impediment to fair housing choice, the pattern is consistent with discrimination.
Minority households, particularly those that are lower-income, were disproportionately represented among recipients of high-cost mortgage
loans. This trend places minority homeowners at greater risk for eviction, foreclosure and bankruptcy.
Goal & Actions for Impediment 7
Goal

Fair Housing
Impediment
MORTGAGE
LENDING DATA
FROM 2017
SUGGESTS THAT
RACIAL
MINORITIES ARE
MORE LIKELY TO
EXPERIENCE
MORTGAGE
APPLICATION
DENIAL OR HIGHCOST LENDING
THAN WHITE
APPLICANTS

1. The County will continue to solicit and accept
applications from HUD Certified Housing Counselors
that are qualified to provide credit repair advice
individually and on a public, countywide basis
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1. The County Office of
Housing and Community
Development will review
applications for funding for
HUD Certified Counselors
annually from CDBG and/or
Affordable Housing Trust
Fund dollars.
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Responsible Entity

1. Office of Housing and
Community Development

V. Summary of Findings and Conclusions
Montgomery County and Lower Merion Township are becoming more culturally and ethnically diverse.
Racial and ethnic minorities accounted for 19.01% of the County’s population. These percentages have
increased since 2000, when minorities were 13.03 % of the County’s residents. Since 2000 the County has
experienced population losses of White-Non-Hispanic residents, but population increases in all other
race/ethnicities as well as an increase in its Foreign-Born Population. Looking at the entire county, the
population increased by 6.6% from 2000 to 2010, and has increased another 2.3% from 2010 to 2017.
When looking at the subject area by Block Group, there are 27 block groups with a population that is more
than 50% minority. The majority of them are in Cheltenham Township (11 block groups), and Pottstown
(3 Block groups). The average race distribution in all of the majority-minority 27 block groups are 33.7%
White, 37.5% Black, 15.4% Asian and 15.8% Hispanic. In 9 of the 27, a single race comprises a majority of
the population. In 8 of the 9, the majority of residents are Black, Non–Hispanic. Five of the 8 are in
Cheltenham, while the others are in Pottstown, Skippack, and Lower Gwynedd Township. The only other
is in Upper Merion Township, which has a block group that is 72% Asian.
In 2017 the Household Median Income of Montgomery County was $84,791 (2013-2017 ACS). In 2015,
the HMI was $80,697. There is a significant variation among median household income levels by race. In
2017, Asian households had the highest median income Countywide at $88,745. The median was $88,132
for White households, $60,299 for Hispanic households, and $57,918 for Black Households.
Housing prices in Montgomery County have been described as abnormally high. According to MLS sales
data from the Montgomery County Board of Realtors, the 12-month average price from Q2 2018- Q1 2019
from April 2018 to March 2019 for single family homes in Montgomery County was $348,278, and for
condos $210,602. The average median sales price from April 2018 until March 2019 for single family
houses was $300,000 and condos $177,250.
The County’s for-sale housing market is within the means of its households who earn the median income.
An affordable home for a household earning the median household income in Montgomery County of
$84,791 would be priced, according to Zillow.com, at $360,391. Just slightly above the average singlefamily home price in the past year in Montgomery County, and over $60,000 over the average median
price.
The fair market rent (FMR) in Montgomery County and the Philadelphia Region, the most specific level at
which affordability data is available, is $1,226 (2020 data) for a two-bedroom apartment. In order to afford
this level of rent and utilities without paying more than 30% of income on housing, a household must earn
$49,040 annually. Assuming a 40-hour work week for 52 weeks a year, this translates to a wage of $23.58
per hour. However, according to a data from the National Low-Income Housing Coalition the estimated
average wage for renters in Montgomery County is only $19.12 per hour. This suggests that rental housing
in Montgomery County may be out of reach for many working households.
Of the non-institutionalized population age five years and older in 2013, 9.86% had at least one disability.
Critical issues in housing for persons with disabilities continue to include affordability, accessibility,
effective pathways to consumer information on existing housing programs, and the need for varying levels
of human service support adaptable to individual requirements.
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According to the July 2019 Montgomery County Employment Update, as of January 2019 the
unemployment rate for the County was 3.3%, third lowest by county in Pennsylvania. U.S Bureau of Labor
Statistics as of August 2019 have the Region’s unemployment rate at 4.3%, the lowest in August in the last
10 years.
In 2013, the rate of owner-occupancy in the subject area, was 74.39%. This percentage was lower than
the percentage in the Region which had an owner-occupancy rate of 68.43%. Of 262,015 total household
occupied units, 67,115 (25.61%) were renter-occupied. Homeownership rates varied significantly by race:
78.08% of units occupied by White Households were owner-occupied, compared to 48.62% of those
occupied by Black households and 52.73% of those occupied by Hispanic households.
31.64% of households in the subject area reported having housing problems and 14.5% reported having
severe housing problems. Native American and Black, Non-Hispanic Households had a disproportionately
high rate of households with housing problems with 45.04% and 42.48% of Households reported having
housing problems. 13.31% of households in the subject area were severely house cost-burdened and
paying more than 50% of income on housing costs.
The publicly-supported housing inventory in Montgomery County consists of 665 public housing units for
general and elderly occupancy in five facilities, 1,758 privately-assisted units in 21 facilities as part of the
Project Based Section 8 program. In the subject area, according to AFFH data there are approximately
1,154 Housing Choice Vouchers distributed by the Montgomery County Housing Authority. There are also
an additional 76 multi-family assisted housing units in various parts of the County, mostly run by KenCrest.
Currently 47.13% of all public housing residents have disabilities, 41.38% of pubic housing residents are
elderly, and 23.97% are families with children. 65.28% of Project based Section 8 residents are elderly,
and 22.61% of them are families with children. 48.01% of Housing Choice Program participants are in
families with children and just 19.84% of HCV participants are elderly. 58.67% of residents in Other
Multifamily Housing have a disability.
According to the 2017 American Community Survey, of workers 16 and over living in Montgomery County,
64.2% worked in Montgomery County, and 35.8% worked outside the County. 5.43% of workers commute
via public transit. Of those workers who use public transit, 80.7% work outside the County. The plurality
of them make $75,000/year or more, and public transit has the largest median income for all forms of
commuting types in Montgomery County. Most these workers use SEPTA Regional Rail to go to jobs in
Philadelphia. Many drive to train stations, Montgomery County is very car centric as of all workers only
2.2% have no access to no vehicles.
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VI. Signature Page

County of Montgomery
By my signature I certify that the Analysis of Impediments to Fair Housing Choice for the
Urban County of Montgomery County, Lower Merion Township, and the Montgomery County Housing
Authority is in compliance with the intent and directives of the regulations of the Community
Development Block Grant Program regulations.

______________________________

______________________________

Dr. Valerie Arkoosh, Chair
Montgomery County Board of Commissioners

Date

Township of Lower Merion
By my signature I certify that the Analysis of Impediments to Fair Housing Choice for the Township of
Lower Merion Township is in compliance with the intent and directives of the regulations of the
Community Development Block Grant Program regulations.

______________________________
Daniel S. Bernheim, Esq., President
Board of Commissioners of Lower Merion Township

______________________________
Date

Montgomery County Housing Authority
By my signature I certify that the Analysis of Impediments to Fair Housing Choice for the County of
Montgomery Housing Authority is in compliance with the intent and directives of the regulations of the
Community Development Block Grant Program regulations.
.

______________________________
Joel A. Johnson, AICP, P.H.M
Executive Director
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Date
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Appendix

A
Community Engagement

County of Montgomery
Affordable Housing Strategic Plan/ Analysis of Impediments
Community Engagement
Gerard C. Pescatore, Programs Coordinator
Katherine Packowski/Irene Woodward, Triad Associates
Status Report on Focus Groups and Stakeholder Interviews
November 13, 2019

Overall Key Housing Challenges and Takeaways:
Key Housing Challenges Identified by Focus Group/Interview Participants:













Availability of Affordable Housing in all municipalities
Lack of Availability of Transportation for job options – mostly in the evening hours
Landlords resistant to renting to Section 8 Tenants
Landlords resistant to providing reasonable accommodations for disabled tenants
Landlords resistant to renting to tenants with criminal records
Landlords not maintaining units in decent condition
Legal Aid agencies need additional funding for case management work
Many participants stated they felt that there is a disconnect between services and information dissemination related to those services
Building affordable housing in Montgomery County is made more difficult by the fact there are 62 municipalities, all with differing zoning regualtions, permiting
requirements, and their structure of fees
Many municipalities zoning is exclusively for single family homes
Cost of land ranges from $35,000 to $75,000 per lot

Takeaways (Recommended Actions):
 Develop and identity additional resources for constructing affordable housing
 Assist nonprofits and developers to develop needed Capacity for developing additional affordable housing
 Identify and address regulatory barriers including: zoning barriers (density, parking, etc), environmental barriers, and cost barriers (approval process, permitting, site
control)
1









Work with municipalities on resolving issues that contribute to challenges to protected classes retaining housing including: nuisance ordinances, crime ordinances,
rental ordinances, discrimination
Work with municipalities and housing developers to use the tools they have to assist in developing affordable housing, including: Zoning – use to their advantage to
allow for affordable housing, select sites in communities with good school, jobs, and transportation – i.e. “zip codes matter”
Support legislative efforts, including Senate Bill 31 and the creation of a new State Housing Tax Credit program, and expansion of land banks
Municipalities and local developers need to provide keep State informed of progress on affordable housing projects.
Local residents need to be on the front line in promoting and calling for affordable housing
Engage the For-Profit Sector
County should establish a Countywide land bank

Monday, April, 15, 2019

Emergency
Shelter
Focus Group
10:00 am to
11:00 am

The Salvation Army of Greater Pottstown
137 King Street
Pottstown, PA. 19464
Wendy Egolf
Director of Housing Programs
Phone (610)327-0836 Ext. 322
Wendy.Egolf@use.salvationarmy.org

Kathy Packowski /Gerard Pescatore/Wendy Egolf
Seven shelter residents participated, including one staff (plus six children)
Residents spoke of their housing and social service needs and assistance provided by the
shelter.
Housing Challenges Identified by Focus Group Participants:
- Housing prices
- Lack of availability
- High cost of utilities
- Transportation needs
- Full time jobs availability
- Impact of having a criminal history had on finding housing / jobs

Monday, April 29, 2019

COMMUNITY
MEAL CLIENTS
Focus Group
1:00 pm to 2:00
pm

MANNA ON MAIN STREET
606 E Main Street
Lansdale, PA 19446_
Kristyn DiDominick, MSW
Program Director
215.855.5454, ext 14
kristyn@mannaonmain.org

Gerard Pescatore/Irene Woodward/Kristyn DiDominick
11 residents attended and spoke of their housing and social service needs.
Housing Challenges Identified by Focus Group Participants:
- Many are homeless and a few living in cars
- Many are not aware of assistance programs, including Your Way Home
- Security deposits are a challenge
- In general, it appeared that there is a disconnect between services and information
dissemination related to those services
- Impact of having a criminal history had on finding housing / jobs
2

-

Tuesday, April, 23, 2019

Emergency
Shelter
Focus Group
6:00 pm to 7:00
pm

Coordinated Homeless Outreach Center (CHOC)
1001 Sterigere St, Norristown, PA 19401
Julie Marks - Toll
Program Manager
P.O. Box 109
Norristown, PA 19404
(610) 292 9244 ext. 103
Julie Marks <Julie.Marks@RHD.ORG>

Monday, April 29, 2019

Food
Pantry Network
Focus Group
1-2 PM

MontCo Anti-Hunger Network (MAHN)
Community Partners Center in Colmar
Paula Schafer
MAHN Administrator
pschafer@sharefoodprogram.org

Date to be determined

Community
Focus Group
Township of
Lower Merion

Emily Crane
Community Development Technician
Building & Planning Department
Lower Merion Township
Phone 610-645-6118

When asked what factors were involved in their moving decision, here are some
items people looked for:
1. Schools
2. Safety
3. Clean
4. Access to jobs

Gerard Pescatore/Irene Woodward/Julie Marks
Shelter residents attended and spoke of their housing and social service needs.
Housing Challenges Identified by Focus Group Participants:
- Issues with “slumlords”
- Rent with utilities included was very appealing to the group.
- One resident stated people need help with negotiating leases.
- If given the opportunity to stay in Norristown or live outside the area, many stated
they’d want to live outside the area (Philadelphia, Lansdale, West Coast, Pottstown).
- Transit was an issue – One person likes the new SEPTA key cards; however, most
stated that transit doesn’t run much after 10pm. Also, transit between Norristown
and Philadelphia was good, but not between Norristown and other parts of the
county. This impacts job prospects
- Impact of having a criminal history had on finding housing / jobs

3

Date to be
Determined

75 E. Lancaster Avenue
Ardmore PA 19003
ecrane@lowermerion.org

Thursday May 9th
Housing Equality Center of
Pennsylvania

Stakeholder
Interview
Housing
Equality Center
of Pennsylvania
1:30 pm
Conference call

Rachel Wentworth
Executive Director
Housing Equality Center of Pennsylvania
equalhousing.org
facebook.com/equalhousingpa/
PO Box 558 | Fort Washington, PA 19034
267-419-8918 wentworth@equalhousing.org
Carolyn Capistrano
Outreach and Communications Coordinator
267.419.8918 x2
capistrano@equalhousing.org

Monday, May 13th
Legal Aid of Southeastern
Pennsylvania

Stakeholder
Interview
Legal Aid of
Southeastern
Pennsylvania
9:30 am
Conference Call

Kesha James, Esq.
Gerard Pescatore/Kathy Packowski/Kesha James/Susan Strong/Dan /Irene Woodward
Susan Strong, Esq.
Discussion:
Deputy Director for Advocacy & Pro Bono Director
- Discrimination against people with vouchers (results in discrimination against
Legal Aid of Southeastern Pennsylvania
people of color, women, people with limited income). Families…evicted for noise
(same noise children would make).
625 Swede Street
Norristown, PA 19401
- Discrimination against people with disabilities. Landlords not willing to make
reasonable accommodations.
Email: kjames@lasp.org
Phone: 610-275-5400 ext. 131
- Eviction notices. People are behind in rent. Habitability issues too
Fax: 610-275-5406
- If every municipality had a housing code for renters, it would help. It varies among
municipalities. Enforcement is not consistent. A housing code for the county might

Gerard Pescatore/Kathy Packowski/Rachel Wentworth/ Carolyn Capistrano
Discussion:
- 50-60% of complaints are disability complaints – refusal to grant accommodations –
reserved parking space, assistance animals, burdensome application procedures
- Race and national origin are next highest complaints
- Rental transactions are majority of casework
- “Source of Income” should be a protected class. LL can refuse for unemployment,
child support, Section 8, SS
- Section 8 vouchers are a big obstacle
- Previous evictions
- Segregation – patterns are stable
- Fair housing violations by municipalities are a big issue:
Zoning
Nuisance Ordinances
Crime Ordinance
Rental licenses
CO procedures
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help…inspections when applying for rental license. Also, inspections every couple of
years and inspections when a tenant has a complaint

Tuesday, May 14th
Pennsylvania Housing
Finance Agency

Stakeholder
Interview
Pennsylvania
Housing Finance
Agency
11:00 am
Conference Call

Bryce Maretzki
Director of Strategic Planning and Policy
Pennsylvania Housing Finance Agency
Phone: 717.780.1867 | Fax: 717.614.2794
www.phfa.org

Gerard Pescatore/Kathy Packowski/Bryce Maretzki
Discussion:
- Biggest challenges include lack of Resource for building affordable housing and the
Capacity, finding qualified developers and affordable housing providers.
- Regulatory barriers / zoning barriers are also on the list
- Greatest opportunities for local communities to have an impact include reviewing
and revising their zoning ordinances to be favorable to affordable housing
- Two legislative efforts underway include Senate Bill 31 which will uncap the amount
of funds from the realty transfer tax that is funded to the State Housing Trust Fund
and creation of a State Housing Tax Credit Federal program
- Role of local communities: Breaking down myths about affordable housing…to break
the stigma. Building better partnerships. Showing legislators the impacts safe,
affordable housing has at the local level (impact on families, children, health needs,
etc
- Below should be considered when building a coalition to advance access to
affordable housing?
-Schools, K-12 as well as universities
-Realtors and builders
-Local gov’t
-Local zoning / land use
-Addressing the stigma of affordable housing
-We need to think about how we are getting housing everywhere.
-Prevailing wage issue ($25k…should be upped)
-Modernizing building codes

Thursday, May 16th

Stakeholder
Interview

Marianne G. Lynch, CFRE
Chief Executive Officer

Gerard Pescatore/Kathy Packowski/Marienne Lynch
Discussion:
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Habitat for Humanity of
Montgomery and
Delaware Counties, PA

Habitat for
Humanity of
Montgomery
and Delaware
Counties, PA
1:30 pm
Conference Call

Habitat for Humanity of Montgomery and
Delaware Counties, PA
533 Foundry Road, West Norriton, PA 19403-3901
Phone Number 610.278.7710 x 112 • Mobile
802.272.6185

-

-

-

-

Tuesday, May 28th
Housing Alliance of
Pennsylvania

Wednesday, April 3rd
HHS Cabinet

Stakeholder
Interview
Housing
Alliance of
Pennsylvania
1:00 pm
Conference Call
Listening
Sessions

Zoning laws and other barriers are built into the system. Where the land is
affordable, the zoning is restrictive to large plot sized housing opportunities vs.
higher density housing. Permit fees are expensive and can be a lengthy process
There should be Countywide land bank would address the issue of property site
control. “It’s another tool in the toolbox.” It mitigates against the prevalence of
absentee landlords. See Westmoreland County.
Resident-led leadership is important to engage government leaders. Many
legislators assume people want to leave places like Norristown or Pottstown;
however, most people want to see their current neighborhoods improve as opposed
to moving out
There are so many affordable units that can be transformed in this county and it is
not happening fast enough.

Phyllis Chamberlain, Executive Director
Executive and Program Assistant
Housing Alliance of Pennsylvania
info@housingalliancepa.org
phyllis@housingalliancepa.org
215-576-7044
Montgomery County Health and Human Services Key takeaways:
Cabinet
 Housing affordability is a high concern for vulnerable populations. Maintaining
housing stability long-term is challenging and there are few resources (case
management, financial assistance, early detection) and no coordinated strategy to
address this challenge.
 Some populations have very specific concerns that need a tailored response, e.g.
youth aging out of foster care, seniors aging in place, persons in substance use
recovery, families involved with the child welfare system.
 Housing supports should be integrated across human services fields and through
innovative use of county programs- for example, using medical assistance to
support housing supports for persons receiving MH treatment, senior home sharing
programs, housing prevention/ mediation support across programs.
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The County needs to advocate for policies that set the standard for quality of life.

Thursday, May 16th
Stepping Up

Listening
Sessions

Listening Session with Montgomery County
Key takeaways:
Stepping Up Steering Committee (Commissioner Persons re-entering from jail have distinct barriers in finding safe, appropriate
appointed committee to reduce recidivism among
housing and would benefit from special programming to meet their needs. This
people with mental health diagnoses)
could look like a “stepping down” program that provides housing support, case
management, and connection to landlords that are willing to rent to returning
citizens.
 Restrictions on criminal history in the Housing Authority Section 8 and Voucher
programs make finding long-term affordable housing a challenge.
 The criminal justice system should integrate housing planning earlier into its
processes, including integration of housing support into its pre-trial services.
 The County should establish a public-private partnership that would advocate for
affordable housing outside the concentrated area of Norristown to develop longterm, innovative housing solutions and address transit issues. Key partners would
include realtors, developers, funders, banks, and landlords.

Tuesday, April 23rd
Faith Based Agencies

Listening
Sessions

Listening Sessions with Faith Leaders, co-hosted
by Norristown Ministerium
April 23, 2019

Key takeaways:
 Faith leaders/ communities often experience housing challenges at the point of
crisis. There are not enough resources in the County to address the issue of
homelessness, and so many congregations are stepping in to help fill the gap.
 There is a concentration of poverty and affordable housing in Norristown, and the
impact is felt in neighborhoods and schools. Many families feel like they have few
choices in where they can live.
 Long-term residents and members of congregations are moving outside of the
County because it is no longer affordable for them.
The faith community can play an important role in advocating for housing affordability by
helping to tell the story to their members, politicians, and residents
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Thursday, May, 16th
Housing Developers

Listening
Sessions

Key takeaways:
LISTENING SESSION ON HOUSING AFFORDABILITY
 Housing standards are incredibly low for many affordable apartments in which
Montgomery County Children’s Roundtable
families with children are living, but families are afraid to report habitability issues.
Thursday, May 16, 2019
Landlords and municipalities (code enforcement) need to be held accountable for
ensuring that apartments are held to a livability standard.
 Property taxes are incredibly high in some areas and homeowners are challenged to
maintain their properties.
 Developers are building luxury housing that is inflating the pricing in affordable
communities. This impacts current residents.
 Housing instability and frequent moves cause a significant psychological impact on
children. Policies should put children’s safety first and be trauma-informed.
 “If there is no stable housing, how can we address any other issues? It starts with
housing.”
 There are too few resources for homelessness prevention. Early detection of
homelessness and homeless prevention resources should be prioritized, including
eviction prevention and representation.
 The child welfare system can be an advocate for policy change at the local and state
level.

Thursday, April 18th
Chamber of Commerce

Listening
Sessions

Meeting with Chambers of Commerce

Key takeaways:
 Business owners may not be aware of how housing affordability directly impacts
their business. Data on how this issue affects their ability to attract, hire, and retain
workers would be important in advocating for partnerships.
 Many employers are feeling the impact of hiring challenges- especially those in
industries like retail, hospitality, manufacturing, assisted living and home
healthcare.
 Highlighting the real wages needed to retain housing in Montgomery County is a
compelling data point (e.g. $24/ hour to afford a two-bedroom rental).
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Friday, March 19th
Valley Forge Tourism &
Convention Board

Meeting with Valley Forge Tourism and
Convention Board

The Chamber Boards are important partners to engage in advocacy and should be a
next step in the engagement process.

Key Takeaways:
 The retail and hospitality industries definitely feel the impact of the lack of
affordable housing through high turnover rates. Turnover costs and maintaining
high quality staff are key issues for this industry.
 The retail and hospitality industries may not be connecting housing affordability to
turnover directly. Any plan to engage them should clearly outline how commute
times impact retention of quality staff.
 Humanize the issue by telling the stories of people who are unable to afford their
housing alongside the presentation of data. Do so through strategic use of
traditional and social media.
 Housing affordability and living wage issues are interconnected, and employers are
sensitive to policies that would increase operating expenses.
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FOCUS GROUP/COMMUNITY
MEETING NOTICE:
ATTEND AND GIVE US YOUR OPINIONS
ON HOUSING ISSUES IN MONTGOMERY
COUNTY
Monday, April, 15, 2019 from 10:00 am to 11:00 am
Common Room/ Dining Room at the Lessig-Booth Family Residence

Fair Housing Analysis
Montgomery County and the Montgomery County Housing Authority are working together on a regional fair
housing analysis. Your views and experiences will help us understand and find solutions for fair housing
issues in the region, including:
 Availability of Affordable Housing








Discrimination
Segregation
Equal access to affordable and safe homes
Access to transit, good schools, and healthy neighborhoods
Issues faced by voucher holders and public housing residents
Issues faced by homeless residents

Attend the Meeting:

Monday, April, 15, 2019 from 10:00 am to 11:00 am
Common Room/ Dining Room at the Lessig-Booth Family Residence

The Salvation Army of Pottstown
137 King Street
Pottstown , PA 19464
Refreshments served and children welcome

Please call with any questions:
Wendy Egolf
Director of Housing Programs
The Salvation Army of Greater Pottstown
137 King Street
Pottstown, PA. 19464
Phone (610)327-0836 Ext. 322

Montgomery County Affordable Housing Strategic Plan
And
Montgomery County/ Housing Authority/ Lower Merion
Analysis of Impediments
EMERGENCY SHELTERS
Focus Group Meeting at
Monday, April, 15, 2019 from 10:00 am to 11:00 am
Common Room/ Dining Room at the Lessig-Booth Family Residence

The Salvation Army of Pottstown
137 King Street
Pottstown , PA 19464

DISCUSSION TOPICS
Welcome/Why We Are Here
The County of Montgomery and their partners are in the process of preparing a fair housing study
called an Analysis of Impediments to Fair Housing and a Countywide Affordable Housing Strategic
Plan. The fair housing study and strategic plan will focus on housing options, how residents
decide where to live, and what neighborhoods provide the most opportunity. The fair housing
study is required by the U.S. Department of Housing and Urban Development so that
Montgomery County, Lower Merion and the Montgomery Housing Authority may continue to
receive federal community development and housing funds.
The purpose of this Focus Group is so that we can hear from you. We want to hear from you
about housing and other social and/or neighborhood issues – schools, jobs, transportation, social
services and more. We also want to know what happened the last time you looked for housing
and how we can help you find permanent housing. We’re asking because your answers and
opinions will help shape our future housing and community development plans.
We are going to ask a series of questions about why you became homeless, what housing and
social services you have received, and what you think should done to improve homeless housing
and services for people experiencing homelessness.
Discussion Questions
1. Please introduce yourself and describe the immediate circumstances that resulted in loss
of your housing?
1|Page

2. How long have you been homeless and where was your last permanent address?
3. Have you contacted Your Way Home Montgomery County? If so, was the assistance
provided to you helpful?
4. Was there any kind of assistance that may have prevented you from becoming homeless?
5. Since becoming homeless have you accepted housing services from a community agency
other than Your Way Home? If so, what type of housing assistance have you received?
6. Please describe your best experience in accessing supportive housing services or social
service supportive service.
7. In general, what do you look for and want in a neighborhood that you would choose to
live in (priorities or “must haves”)?
8. What were your most recent experiences in looking for and making applications for
housing to rent? Include any positive as well as not so positive experiences
9. If you could live anywhere in Montgomery County, where would you want to live? Or
would you prefer to live outside of Montgomery County?
10. Do you own a car? If not, are you able to access adequate public transportation?
11. Do you feel you have ever experienced any housing discrimination?
12. What are some things that can be done to overcome discrimination?
13. Do you feel people in the Montgomery County area are segregated in where they live? In
your opinion, what causes this segregation to occur?
14. Is there anything else we should know to help improve emergency housing services in the
County?

2|Page

Focus Group Meeting Summary
Common Room/ Dining Room at the Lessig-Booth Family Residence
The Salvation Army of Pottstown
Monday, April, 15, 2019 from 10:00 am to 11:00 am
Kathy Packowski and Gerard Pescatore began the focus group with an overview of the AI and the AI
planning process and then moved into a discussion of fair and affordable housing needs and access to
opportunity and community resources in Pottstown. Seven people participated, including one staff (plus
six children).

Wendy Egolf discussed the challenges to housing in the Pottstown Area
 Housing prices have gone up significantly
 2BR can be $875 and up
 Lower availability of housing stock
 Utilities, especially oil heat, are a challenge when not included in the rent (paid
separately)
 No public transportation after 9pm so 2nd Shift people have transportation challenges
 Not many major employers (American Keg, Disc packaging, 2 nursing facilities, Coventry
Mall) in Pottstown (mostly smaller employers)
Danesha
 Rented in a two-family house; however, didn’t feel safe (other tenants use racial slurs
toward her and her family – 3 kids – 18, 12, and 6). Landlord wasn’t responsive to that
or maintenance needs. Her rent was $850
 This is her 2nd time at the family shelter
 She is positive she can find an apartment that she will be able to afford
 She’s employed as a home health care aide
 If she could move away, she’d move to North Carolina
 Doesn’t like Pottstown School District and sees Pottsgrove as more appealing.
Angela
 She lived with grandmother to take her of her. After her grandmother died, she got
behind with utilities and taxes (house was foreclosed upon)
 Fiancé is in prison; she has 3 children- 17, 6 and 4
 She has a criminal history which has limited her employment prospects. She has her
CNA
 Stated because of her criminal history, she is ineligible for Section 8 (HCV)






She also sees Pottstown school district as negative and view Pottsgrove as more
appealing.
Has felt some sense of discrimination because her fiancé is black and her kids are biracial.
Satisfied with shelter assistance
Feels younger generation has more problems in getting along

Jamal
 42 years old
 His wife left him with the kids, he lost his apartment and ended up on the street while
his mom cared for his children.
 He’s recently filed for custody.
 He took the “Triple P” parenting program
 Also, filed for disability (possibly on the Autism spectrum)
 Wants a safe home and wants to stay in Pottstown; however, sees Pottstown as less
safe than it used to be.
 Criminal history / no Section 8 (HCV)
 Finds buses to be reliable – he cannot drive
 Is positive he will find an apartment he can afford . There is bridge funding from the
Housing Resource Center that will help him get an apartment until he gets his disability
Rob










Was homeless for 2.5 years
Is in recovery (clean for 1.5 years)
Wife is in prison, has two daughters 6 and 7 years old
Took care of his grandmother until she passed, and was unable to keep up with the cost
of the house.
He’s looking for stability / recently took a job as a home health aide.
Wants to stay in Pottstown but it’s more expensive than where he grew up (Reading).
He had been paying 50% of his salary toward rent.
Transportation is an issue (does not have a car). – Angela sometimes gives him a ride
places.
See transportation as unreliable

Shanise
 Age 22 with a two week old baby
 Her mom moved to Virginia and in her words: “I wasn’t invited to go.”





Has no child support
Wants to work (was employed at Door Dash until her car broke down)
Wants to stay in Pottstown and sees the school district as good.

Jemilah
 Age 24 with three children – 5, 2, and 9 months
 Was in Phoenixville and left because boyfriend was abusive
 Works as a home health aid in assisted living
 Gets no child support – she needs to start from scratch
 Never had an apartment before
 Never felt discriminated against
 Feels the neighborhood is a mixed neighborhood
 Feels violence is usually over “petty” items
 She said Pottstown has the most resources for those in need
As a whole, the group felt Pottsgrove and Stowe was more appealing. They also didn’t view
Pottstown as segregated. They did feel it is less safe than it used to be.

FOCUS GROUP/COMMUNITY
MEETING NOTICE:
ATTEND AND GIVE US YOUR OPINIONS
ON HOUSING ISSUES IN MONTGOMERY
COUNTY
Monday, April 29, 2019 from 1:00 pm to 2:00 pm
MANNA ON MAIN STREET 606 E Main Street, Lansdale, PA
Fair Housing Analysis
Montgomery County and the Montgomery County Housing Authority are working together
on a regional fair housing analysis. Your views and experiences will help us understand and
find solutions for fair housing issues in the region, including:








Monday, April 29, 2019
from 1:00 pm to 2:00 pm

Issues faced by homeless residents
Availability of Affordable Housing
Discrimination
Segregation
Equal access to affordable and safe homes
Access to transit, good schools, and healthy neighborhoods
Issues faced by voucher holders and public housing residents

MANNA ON MAIN STREET
606 E Main Street
Lansdale, PA 19446

Refreshments served

Please call Gerard Pescatore at the
Montgomery County Office of
Community Development at 610-2783540 or via email at
gpescato@montcopa.org

with any questions

Montgomery County Affordable Housing Strategic Plan
And
Montgomery County/ Housing Authority/ Lower Merion
Analysis of Impediments
COMMUNITY MEAL CLIENTS
Focus Group Meeting at
MANNA ON MAIN STREET
606 E Main Street
Lansdale, PA 19446_
Monday, April 29, 2019 from 1:00 pm to 2:00 pm
DISCUSSION TOPICS
Welcome/Why We Are Here
The County of Montgomery and their partners are in the process of preparing a fair housing study
called an Analysis of Impediments to Fair Housing and a Countywide Affordable Housing Strategic
Plan. The fair housing study and strategic plan will focus on housing options, how residents
decide where to live, and what neighborhoods provide the most opportunity. The fair housing
study is required by the U.S. Department of Housing and Urban Development so that
Montgomery County, Lower Merion and the Montgomery Housing Authority may continue to
receive federal community development and housing funds.
The purpose of this Focus Group is so that we can hear from you. We want to hear from you
about housing and other social and/or neighborhood issues – schools, jobs, transportation, social
services and more. We also want to know what happened the last time you looked for housing
and how we can help you find affordable permanent housing. We’re asking because your
answers and opinions will help shape our future housing and community development plans.
We are going to ask a series of questions about your current housing, what housing and social
services you have recently received, and what you think should be done to improve affordable
housing and services for Montgomery County residents.
Discussion Questions
1. Please introduce yourself and describe your current housing. Is it affordable to you and
do you consider the housing to be in “decent, safe, and sanitary” condition? If you are
currently homeless, please describe the immediate circumstances that resulted in loss of
your housing?
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2. Have you contacted Your Way Home Montgomery County? If so, was the assistance
provided to you helpful?
3. If you are homeless, was there any kind of assistance that may have prevented you from
becoming homeless?
4. If you are homeless, since becoming homeless have you accepted housing services from
a community agency other than Your Way Home? If so, what type of housing assistance
have you received?
5. Please describe your best experience in accessing supportive housing services or social
service supportive services.
6. In general, what do you look for and want in a neighborhood that you would choose to
live in (priorities or “must haves”)?
7. What were your most recent experiences in looking for and making applications for
housing to rent? Include any positive as well as not so positive experiences
8. If you could live anywhere in Montgomery County, where would you want to live? Or
would you prefer to live outside of Montgomery County?
9. Do you own a car? If not, are you able to access adequate public transportation?
10. Do you feel you have ever experienced any housing discrimination?
11. What are some things that can be done to overcome discrimination?
12. Do you feel people in the Montgomery County area are segregated in where they live? In
your opinion, what causes this segregation to occur?
13. Is there anything else we should know to help improve housing services in the County?
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Focus Group Meeting Summary
MANNA ON MAIN STREET
606 E Main Street
Lansdale, PA 19446
Kristyn DiDominick, MSW,

Monday, April, 29, 2019 from 1:00 pm to 2:00 pm
Gerard Pescatore and Irene Woodward began the focus group with an overview of the AI and the AI
planning process and then moved into a discussion of fair and affordable housing needs and access to
opportunity and community resources. Eleven people participated, including one staff

















One attendee stated she is staying with family at the moment. She lost her home
because she couldn’t keep up with her mortgage payments.
An attendee mentioned he is in transitional housing. He stated he’s been having trouble
finding housing because of his “forensic” background.
Another attendee mentioned she is looking for safe housing for her and her three
children. She said the waiting list she is on is 2-4 years. Currently, she’s living with
family.
One person mentioned he is living in a rooming house. He has medical issues. He is on
the waiting list for senior housing. He stated feeling more independent when he lived in
an apartment.
An attendee (a volunteer at Manna), who answers phones for Manna, stated that she
gets a lot of phone calls from people who have been evicted (or in danger of eviction) as
well as from people living in their cars. She thinks there is more of a need to address
homelessness than there used to be. A second volunteer mentioned getting a lot of
calls from Lansdale residents.
One person attended as a representative of the North Penn Commons residents
association. He was fortunate to get a place in the North Penn facility. Wanted to live
close to the YMCA.
One attendee came to the focus group out of curiousity. She was here for informational
purposes. Her children go to school in the North Penn school district.
When asked if they were aware of Your Way Home, the group as a whole hadn’t heard
of it. The people who had heard of YWH mentioned that people had trouble getting
through on the phone. Also, they stated the challenge is that you must be homeless to
be served by YWH. Someone mentioned that she refers people to the street outreach
person in Lansdale who has been helpful.
Someone stated they thought it would be helpful if YWH also served those in danger of
being homeless.
Rents vary and coming up with the security deposit is a challenge.
An attendee suggested there be a resource for landlords or temporary rent assistance
for tenants at risk (2-3 months).
























In general, it appeared that there is a disconnect between services and information
dissemination related to those services. When asked where they’d like to see
information posted, people suggested: online, newspapers, library, social media, places
of worship, schools, daycare.
Someone mentioned there is no time limit to living in public / affordable housing.
Therefore, they felt there was no incentive to move or to increase their earning potential.
This results in limited or no opportunities for those on the waiting lists (new renters).
People are not being given consistent information. One person said she was told no 3BR
apartments were available at a particular location but that her sister was told there were
vacancies.
Some attendees said there was a need for more subsidized housing.
Many in the group stated When asked what factors were involved in their moving
decision, here are some items people looked for:
1. Schools
2. Safety
3. Clean
4. Access to jobs
transportation is not as accessible in the Lansdale area as it is in Philadelphia.
When asked if they could move out of the area, some mentioned Souderton, Telford and
Eagleville. One person said they would not want to live in Pottstown while another
attendee stated: “I don’t want to raise my kids in Philly.”
The program director for Manna stated there is a need for more affordable housing in
Lansdale.
Home ownership opportunities are limited.
When doing internet searches for affordable housing in Montgomery County, most
people are directed to the MCHA website. People felt like they are wasting their time
while searching.
Someone suggested more links to affordable housing information on the County’s
website (and for it to be translated into different languages.
More outreach to school districts was suggested.
Criminal background was seen as a deterrent to permanent housing (as well as jobs).
Many in the group said it should depend more on the offense (vs. having a criminal
background in general). Many felt violent offenses / sexual predators shouldn’t be
grouped in with someone who made a bad decision as a teenager.
Lack of access to shelter in the North Penn area.
In general, it appeared that people weren’t aware of all of the services available out
there in Montgomery County.

FOCUS GROUP/COMMUNITY
MEETING NOTICE:
ATTEND AND GIVE US YOUR OPINIONS
ON HOUSING ISSUES IN MONTGOMERY
COUNTY
Tuesday, April, 23, 2019 from 6:00 pm to 7:00 pm
Community Room at the Coordinated Homeless Outreach Center
(CHOC)

Fair Housing Analysis
Montgomery County and the Montgomery County Housing Authority are working together
on a regional fair housing analysis. Your views and experiences will help us understand and
find solutions for fair housing issues in the region, including:








Tuesday, April, 23, 2019
from 6:00 pm to 7:00 pm

Issues faced by homeless residents
Availability of Affordable Housing
Discrimination
Segregation
Equal access to affordable and safe homes
Access to transit, good schools, and healthy neighborhoods
Issues faced by voucher holders and public housing residents
Community Room at the
Coordinated Homeless Outreach
Center (CHOC)
1001 Sterigere St, Norristown, PA
19401

Refreshments served

Please call Gerard Pescatore at the
Montgomery County Office of
Community Development at 610-2783540 or via email at
gpescato@montcopa.org

with any questions

Montgomery County Affordable Housing Strategic Plan
And
Montgomery County/ Housing Authority/ Lower Merion
Analysis of Impediments
EMERGENCY SHELTERS
Focus Group Meeting at

Tuesday, April, 23, 2019 from 6:00 pm to 7:00 pm
Community Room at the Coordinated Homeless Outreach Center (CHOC)
1001 Sterigere St, Norristown, PA 19401
DISCUSSION TOPICS
Welcome/Why We Are Here
The County of Montgomery and their partners are in the process of preparing a fair housing study
called an Analysis of Impediments to Fair Housing and a Countywide Affordable Housing Strategic
Plan. The fair housing study and strategic plan will focus on housing options, how residents
decide where to live, and what neighborhoods provide the most opportunity. The fair housing
study is required by the U.S. Department of Housing and Urban Development so that
Montgomery County, Lower Merion and the Montgomery Housing Authority may continue to
receive federal community development and housing funds.
The purpose of this Focus Group is so that we can hear from you. We want to hear from you
about housing and other social and/or neighborhood issues – schools, jobs, transportation, social
services and more. We also want to know what happened the last time you looked for housing
and how we can help you find permanent housing. We’re asking because your answers and
opinions will help shape our future housing and community development plans.
We are going to ask a series of questions about why you became homeless, what housing and
social services you have received, and what you think should done to improve homeless housing
and services for people experiencing homelessness.
Discussion Questions
1. Please introduce yourself and describe the immediate circumstances that resulted in loss
of your housing?
2. How long have you been homeless and where was your last permanent address?
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3. Have you contacted Your Way Home Montgomery County? If so, was the assistance
provided to you helpful?
4. Was there any kind of assistance that may have prevented you from becoming homeless?
5. Since becoming homeless have you accepted housing services from a community agency
other than Your Way Home? If so, what type of housing assistance have you received?
6. Please describe your best experience in accessing supportive housing services or social
service supportive service.
7. In general, what do you look for and want in a neighborhood that you would choose to
live in (priorities or “must haves”)?
8. What were your most recent experiences in looking for and making applications for
housing to rent? Include any positive as well as not so positive experiences
9. If you could live anywhere in Montgomery County, where would you want to live? Or
would you prefer to live outside of Montgomery County?
10. Do you own a car? If not, are you able to access adequate public transportation?
11. Do you feel you have ever experienced any housing discrimination?
12. What are some things that can be done to overcome discrimination?
13. Do you feel people in the Montgomery County area are segregated in where they live? In
your opinion, what causes this segregation to occur?
14. Is there anything else we should know to help improve emergency housing services in the
County?
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Focus Group Meeting Summary
Coordinated Homeless Outreach Center (CHOC)
1001 Sterigere St, Norristown, PA 19401
Julie Marks – Toll Program Manager
Tuesday, April, 23, 2019 from 6:00 pm to 7:00 pm
Gerard Pescatore and Irene Woodward began the focus group with an overview of the AI and the AI
planning process and then moved into a discussion of fair and affordable housing needs and access to
opportunity and community resources.



















One person stated he lived on Marshall Street and he called his landlord a slumlord. He
wouldn’t make requested repairs. He had no heat for thirteen months. The landlord sold the
property and Mark had to move.
Another client was in a residential program in Bryn Mawr and broke the rules, including doing
drugs on site. Therefore, she was kicked out of the program and ended up on the street. She
said she is being seen by a psychiatrist for mental health reasons.
Another client spoke of unsafe living conditions when renting from a “slumlord.” She paid $975
for a one bedroom. She stated that residents of the homeless shelter are only supposed to be
there 30-90 days but she’s on waiting list for HCV and she knows she’ll never have it in time.
She worries she’ll end up back on the street.
One client mentioned she is disabled and can’t afford expensive rents.
One person mentioned being on the waiting list for Section 8 since March of 2010.
Another person mentioned the information is unclear once you have your voucher. It’s hard to
know what your options are.
One person said there needs to be more housing for the disabled.
There was a comment about Norristown having so many vacant buildings and why couldn’t they
just let families live in them.
One resident said he wants to move to Lansdale area but is being told he must take an
apartment in Norristown.
One woman is on a waiting list for a senior facility (Ardmore Crossing) and is being told that
Ardmore residents get higher priority on the waiting list.
Client mentioned having a slumlord in Pottstown where the electric was split between two
units. Also, after he moved to Stowe, he stated his other neighbors were stealing his electric
with extension cords. He stated he got evicted for cutting their extension cords.
Many in the group did not feel like they have many choices regarding where to live.
Some residents stated or appeared to have some mental health / physical disabilities that have
impacted their ability to have stable housing.
It appeared that not many of the people their understand their rights and are in need of some
kind of advocacy.












When speaking with group, many said they needed more responsive and more responsible
landlords.
Rent with utilities included was very appealing to the group.
One resident stated people need help with negotiating leases.
If given the opportunity to stay in Norristown or live outside the area, many stated they’d want
to live outside the area (Philadelphia, Lansdale, West Coast, Pottstown). The person who
wanted to move to Pottstown because her boyfriend is there; however, her mental health
services / appointments are in Norristown. Another person said being close to family is a factor
in where she’d want to live.
Transit was an issue – One person likes the new SEPTA key cards; however, most stated that
transit doesn’t run much after 10pm. Also, transit between Norristown and Philadelphia was
good, but not between Norristown and other parts of the county. This impacts job prospects.
One person stated he’s never had a driver’s license.
One person stated wanting a decent job close to where he’d move (vice versa…decent house
close to where he’d work).
When asked what they’d like to see more of, many stated: More shelters, more funding. Some
stated wanting more accessible housing for seniors.
One person stated there needs to be more inter-county cooperation among the neighboring
counties.

Montgomery County Affordable Housing Strategic Plan
And
Montgomery County/ Housing Authority/ Lower Merion
Analysis of Impediments
ANTI-HUNGER NETWORK
Focus Group Meeting at
Friday, July, 19, 2019 from 10:00 am to 11:00 am
Common Room/ Dining Room at the Lessig-Booth Family Residence

The Salvation Army of Pottstown
137 King Street
Pottstown , PA 19464

DISCUSSION TOPICS
Welcome/Why We Are Here
The County of Montgomery and their partners are in the process of preparing a fair housing study
called an Analysis of Impediments to Fair Housing and a Countywide Affordable Housing Strategic
Plan. The fair housing study and strategic plan will focus on housing options, how residents
decide where to live, and what neighborhoods provide the most opportunity. The fair housing
study is required by the U.S. Department of Housing and Urban Development so that
Montgomery County, Lower Merion and the Montgomery Housing Authority may continue to
receive federal community development and housing funds.
The purpose of this Focus Group is so that we can hear from you. We want to hear from you
about housing and other social and/or neighborhood issues – schools, jobs, transportation, social
services and more.
We are going to ask a series of questions about why you became homeless, what housing and
social services you have received, and what you think should done to improve homeless housing
and services for people experiencing homelessness.
Discussion Questions
1. Please introduce yourself and describe the immediate circumstances that resulted in loss
of your housing?
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2. How long have you been homeless and where was your last permanent address?
3. Have you contacted Your Way Home Montgomery County? If so, was the assistance
provided to you helpful?
4. Was there any kind of assistance that may have prevented you from becoming homeless?
5. Since becoming homeless have you accepted housing services from a community agency
other than Your Way Home? If so, what type of housing assistance have you received?
6. Please describe your best experience in accessing supportive housing services or social
service supportive service.
7. In general, what do you look for and want in a neighborhood that you would choose to
live in (priorities or “must haves”)?
8. What were your most recent experiences in looking for and making applications for
housing to rent? Include any positive as well as not so positive experiences
9. If you could live anywhere in Montgomery County, where would you want to live? Or
would you prefer to live outside of Montgomery County?
10. Do you own a car? If not, are you able to access adequate public transportation?
11. Do you feel you have ever experienced any housing discrimination?
12. What are some things that can be done to overcome discrimination?
13. Do you feel people in the Montgomery County area are segregated in where they live? In
your opinion, what causes this segregation to occur?
14. Is there anything else we should know to help improve emergency housing services in the
County?
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MAHN Focus Group

Paula Schafer: Administrator, AntiHunger Network
Terri Martin: Manna on Main Street
Mindi Barsher: PantryPatrick Walsh: Catholic Social Services
Deidre Rose: resident

Housing is so complicated in Montgomery County
Really long time to wait, feels like I’ll never get in
Refer most people to Community Connections
Feedback from Community Connections is that the resources are just not there
There isn’t much to offer by way of resources
Some people couch surf, some people set up tents in the woods, some people live in their cars.
Some people are not from Montgomery County (from Bucks and Philadelphia)
Clientele that are coming for over a year at a time
Clients are unemployed or under employed
Housing in crisis: health issues, increased bills, utilities
Is there a way to better mentorship or coordinate job placement, etc. for clients of Your Way Home
Would be great to have something to help people keep the homes they own
Addressing obvious service gaps that exist with SO, Rapid Rehousing. No pregnant women or children
under 5 sleep on the street
Resident- didn’t qualify for services- no vet status, no children, etc.; health issues; family deaths; no
safety net;
Gap in service to help guide people through the process of foreclosure, financial issue, etc.

Question: Opportunities for impact for local communities to increase affordable housing:
Are there incentives for property owners to offer affordable housing?
There are shady landlords

Is there positive messaging around housing voucher program for landlords
Food pantry funding is difficult to obtain
Transportation in Montgomery County is a huge problem especially a barrier to gainful employment
20% of clients use a mode of transportation that limits the amount of food they can take (ie: bike. Foot,
bus)
Increase landlord engagement and incentive ideas

LISTENING SESSION ON HOUSING AFFORDABILITY
Thursday, May 16, 2019
Montgomery County Children’s Roundtable

What housing challenges do your clients experience?


Developers come to an area and build housing that out prices (too expensive) the area. Out of
area persons come in to rent since local residents cannot afford. Can we control that?



Property taxes (mentioned Cheltenham & Norristown) have increased to the point that it is
making current homeowners unable to afford their homes/mortgage. Tax increases are yearly
and taxes are coming in higher than the mortgage payment itself. Clients who must resort to
renting their properties can only break even due to taxes.



Norristown – Rents are high and potential renters cannot afford the security deposits (1st / last
month rent + security). This barrier makes getting into stable housing out of reach for many.
People resort to hotels because they cannot afford security deposits to get into stable housing.



Children with delinquency challenges. Parents complain they will be evicted due to their
children’s delinquencies. The threat of eviction due to a child’s actions puts more stress/upset
on an already precarious situation for children.



Parents cannot attend court for their children (or themselves) because they cannot miss a day of
work (cannot lose a day’s pay or fear of job loss). Children are in court alone.



Make children first priority!



The root of many of the stable housing issues are households with parents with mental health
and substance abuse issues. Need to address the root.



Housing with 3, 4, 5 families living in same home. Have seen numbers on bedroom doors.



Code enforcement is lackluster! Takes too long for code enforcement to inspect housing.
Sometimes weeks before they come out to inspect uninhabitable properties.



Latin community has a language barrier.



People do not want to report substandard living conditions to code enforcement because of fear
of being evicted (by landlord or code enforcement). They have no place to go, no funds to afford
another security deposit, etc.



Mentality is it’s not “our” problem until the children start committing crimes then it’s “our”
problem. This needs to change.

What is the impact of the lack of housing affordability on your clients?


Children are moved from the communities they are comfortable in. To communities that they
are not connected to and where they no longer have a support system. This impacts a child’s
feeling of stability.



The Housing Authority is denying appointments and voucher transfers due to language barriers.
Said one family was denied a voucher because their birth certificate was in Spanish.



Trauma informed training needed for social workers. How to communicate with persons with
multiple private issues. There are usually layers of issues going on behind each situation and
social workers need to be able to communicate in a way that does not alienate the client.



There is a psychological impact on children. They know they don’t have what’s ‘normal’.



Services and programs are placing clients in bad hotels.



If there’s no stable housing, how can we address all other issues? It starts with housing.



More focus on homelessness prevention needed! Why are we waiting until a family is homeless
to start helping? Calls are coming in with clients facing eviction and social workers must say “call
back when you’re evicted.” This is too late and the turmoil it causes has a domino effect on all
other issues.



We’re putting a band aid on an avalanche. Get in there quicker with assistance.

What programs, services, or policies would you recommend to increase the availability of safe
affordable housing?


Hold slum lords accountable.



There was a study performed in Philadelphia that concluded if $3 million were spent for legal
representation of clients it would save $8 million on other services set aside for housing. The key
is stopping evictions.



Create a program that would educate families on evictions. On the snow ball effect it has on
future rental options, purchasing a home, etc.



Training on how to address families. Stop the “it’s them against us” mentality that families have
when social services need to intervene.

What role do child advocates play in increasing the availability of safe, affordable housing?


Be an advocate for increasing the minimum wage.



Bulk up the staff for the Public Defenders and District Attorney offices. The Public Defender only
has 1 social worker for thousands of cases and the DA only has 1 investigator.



Advocates to go to Harrisburg to change policy.

Who else needs to be at the table, and how do we engage them?
-Ran out of time-

Listening Session on Affordable Housing
April 23, 2019




Prosperous county; however, the new construction is not affordable
Concentration and re-concentration of poverty

What housing challenges do you see in your congregation?
 DV victims are not self-sufficient, most are female with children
 Lack of safe, decent housing for DV victims
 Your Way Home process as a road block or a longer process to placement
 Centralization is a good idea but removes resources from the community. The 211 number can
be frustrating
 Would like to know the percentage of apartment units to total housing units in each
municipality?
 Being able to provide the right housing set up for the needs of families especially with a short
timeline. Most people settle for Norristown to meet the immediate needs.
 Trailer homes are perceived to be located in better school districts
 Question: Percentage of subsidized units to total units?
 Question: Percentage of people on Section 8? 2,500 households
 Question: Landlord accountability to assist tenants’ needs
 Question: Are job needs consistent with housing needs
 Families with children are disadvantaged in the Norristown School District
 People with mental health issues have trouble navigating the system

What is the impact of the lack of housing affordability on your members?
 “I just had two families move to Morgantown, and I don’t like that.”
 DV victims go back home to the abusive situation (high impact)
 People move further away from where they’d like (eg, Philadelphia)
 By NOT being impacted by affordability issues, some groups don’t understand there is an issue.
 Housing mobility – poverty is concentrated, centralized.
 Lack of exposure to anything outside of poverty. It is an accepted reality.
 Question: Where in Montco are they looking to build the housing needed as affordable?
 Look at best practices – Project Share, etc
What programs, services, or policies would you recommend to increase the availability of safe,
affordable housing?
 Look at best practices, etc.
 Re-assess zoning policy
 Program of storytelling
 Educate people on opportunities







Habitat for Humanity – talk to them
Housing rehabilitation opportunities – get a developer and provide tax incentives for them to
rehab existing houses
Programs to help families advance their worth (job training etc)
Incentivize developers to build homes other than luxury homes
Housing mobility counseling

What role does the faith community play in increasing the availability of safe, affordable housing?
 Telling the story and addressing the heart of the problem
 To help and empower individuals (support system)
 Paying it forward (it takes a village).
 The Commissioners aren’t seeing what we see. We need to be in people’s faces with what we
are seeing.
 “What you’re doing is long-range…” - What about the immediate need? There’s no place to
refer people after 4pm on a Friday.
 Need a men’s shelter
 Identify candidates willing to address this issue.
 Advocacy
Who else needs to be at the table and how do we engage them?
 Governor Wolf – to set things in motion
 Food cupboard – Hatfield congregation (the director has a resource network)
 Bringing other faith leaders to the table
 Each one reach one
 Get business leaders and business owner involved

What housing challenges do your clients experience?














Income, credit history, criminal charges
Trouble finding a place while they are in jail. This means going back to an unhealthy situation
when they are released.
Parole plan
People, places and things to avoid once released.
Nowhere to go once released from prison.
There is a need to determine if they need a supervised living environment.
Landlords are skeptical to rent to someone with a criminal history.
Down payment / security deposit is hard to come up with.
Comingling of OCY with this population.
Voucher program – doesn’t allow felons to be part of Section 8.
Often, renting isn’t an option so look at living with families or in group home situations.
Wait lists for housing subsidies are too long.
Source of income – takes time to attain some sources (SSI, etc)

What programs, services, or policies would you recommend to address these challenges?








Utilizing the assess tool (forensic SPDAT) – allows you to be proactive vs. reactive. Putting
out the SOAR applications sooner so plan is ready upon release from prison.
Pre-trial services initiative should address this.
Having real numbers would be helpful (re: criminal justice system) – document this – losing
housing while in prison or simply have no place to go. What is the cost to the county?
Housing for single parents – pilot program allowed families to remain intact.
Pool of landlords willing to rent to those being released.
We need to have an alternative to sending people to Philadelphia. You can’t be placed into a
shelter upon release from jail.
Planning for re-entry upon release (housing / jobs are key).

What role can the criminal justice and mental health systems play for advocating for these
recommendations?





Keeping certain services on hold while in prison vs. having to re-apply for services upon
release.
Fostering relationships with private landlords? Incentivizing it. Landlord breakfasts?
Advocate for more funding.
Reduce the number of people with mental illnesses placed into prison to begin with
(advocacy).



Contacting recently released persons via text?

How valuable would it be for Montgomery County to establish a cross-sector public-private
partnership to advocate and raise funding for affordable housing?


Such a partnership would be viewed as very valuable.
What should be the focus of its work?








Focusing on areas with transit to assist those with mobility issues.
Having options outside of Norristown to live / work
Mitigating against the association that Norristown is a center for drugs and crime.
The work / program should be sustainable. Focus should be long range.
Look at REO properties as places for people to live (banks would need incentives)
Look at tiny houses as additional housing stock.
What organizations should be engaged in the partnership?






Realtor associations
Banks
Foundations
Developers

Notes – Focus Group (HHS Cabinet 04/03/19)
Emma provided HHS cabinet background information on the Affordable Housing Strategic Plan
and the Advisory Council. Timeline was discussed.
What are the greatest housing challenges for the clients you serve?
 Sheltering vs. permanent housing – Challenges with shelters closing at 7pm. Clients on
the streets have nowhere to go after a certain time.
 Families – rental assistance, security deposit (despite having the income)
 Transitioning youth – Securing employment; however, landlords are reluctant to rent to a
younger population
 Affordability for seniors and accessibility issues (for disabled) – within their homes and in
other no areas
 Upkeep is difficult for seniors / maintenance
 Homeless prevention – not enough resources
 In-patient – relocation issues once discharged due to residency
 Helping families remain in their current homes (safety, rental assistance). Many families
are living in unsafe homes. Landlords aren’t making repairs
 Shelter process is long and drawn out – can be difficult for families with children
 Substance abuse – difficult to find housing – finding safe and licensed properties for
them
 Affordability in general makes it difficult for vulnerable populations
 Landlords are more cooperative if they have an organization to call (however,
sometimes it’s unclear who they should call)
 Need to increase self-sufficiency / capacity to afford their rents
 Segregation – locations for affordable housing to give residents hope
 Safety / fear factor in group homes / shelters
What services or programs would be valuable to addressing the housing affordability needs of
your clients?
 Referrals – helping with budgeting
 Peer support / housing stability
 Medical assistance – Mobile psych rehab and peer support to keep people in their
homes (need a diagnosis / psychiatric though which is an issue). Services should go
beyond medical support population
 Possibility of home sharing – also for AAS (is looking at it). Support around this would
help (facilitation / mediation)
 Mediation approaches for prevention
 Income support for home sharing situation / domicilary care program
 Childcare / transportation for residents
 Tiny home communities
 Supporting self-sufficiency / partnering with MC3

What role does the HHS cabinet and HHS Boards play in addressing the housing affordability
needs of HHS clients?
 Livable wage commitment from the County (and overcoming the resistance to this).
Helping the “middle.”
 Showing the faces of the vulnerable and overcoming the idea that people are taking
advantage of the system. Overcoming stereotypes.
 Pilot program?
 Better understanding of the role of landlords / realtors to help address the affordability
issue.
 Look at data / demographics – to determine what the true poverty level is in Montgomery
County? Cost of healthcare, utility bills as indicators – what does it mean to be in
poverty in the real world? Setting policy around this.
 HHS – doing integrated work with the supports and services we provide
Community engagement:
-Adding to this contact list (HHS cabinet can get additional contacts to Gerard and distribute to
their contact lists)

Stakeholder Interview
May 14, 2019 at 11:00am
Marianne G. Lynch, CFRE
Chief Executive Officer
Habitat for Humanity of Montgomery and Delaware Counties, PA
533 Foundry Road, West Norriton, PA 19403-3901
Phone Number 610.278.7710 x 112
May 16, 2019 at 1:30pm

Below are topics for discussion and a few open dates and times. Your participation is greatly
appreciated.



What are the biggest challenges to advancing affordable housing from a policy perspective? From a
funding perspective?

(Marianne Lynch) :
Policy: The way the county is laid out. Zoning laws and other barriers are built into the system. Where
the land is affordable, the zoning is restrictive to large plot sized housing opportunities vs. higher density
housing. Permit fees are expensive and can be a lengthy process too.
Rehab: The way properties are held. e.g Site control / certifying properties as blighted is a challenge
(Habitat has control over 3 of 5 properties, but it’s taking a long time to gain control of the other two).
Municipalities are on the hook for any legal fees associated with eminent domain process (so they are
hesitant to use eminent domain).
Habitat completes 4-6 homes per year. Cost of land is a huge issue. ($45-$75k just for land). Material
costs are expensive (have risen 10% over the last 18 months).
Habitat is looking to rehab blighted properties (not to add to number of affordable units).
Private funding sources are very competitive.
Many people don’t think affordable housing is an issue.


What are the greatest opportunities for local communities to have an impact on increasing access to
affordable housing? In other words, where should communities focus their efforts in order to have a
measurable impact?
1)
2)
3)
4)

Revising zoning / improved transportation in the outer areas
Code enforcement in Norristown and Pottstown
Community revitalization as a whole needs to have community support
Norristown is viewed as unsafe



What policies or legislative changes would improve the ability of organizations like yours to increase
access to affordable housing for low income populations?

There should be Countywide land bank would address the issue of property site control. “It’s another
tool in the toolbox.” It mitigates against the prevalence of absentee landlords. See Westmoreland
County.



What role do / should local communities play in educating legislators on these issues?

Resident-led leadership is important to engage government leaders. Many legislators assume people
want to leave places like Norristown or Pottstown; however, most people want to see their current
neighborhoods improve as opposed to moving out.



Habitat works with many local community members and organizations. As we are trying to build a
broad base of support for this issue, who should be engaging? Who are/ could be our champions?

Homeowners from the community are an asset for advocating for affordable housing and what is
needed in the community.



Increasing access to affordable housing is a complex issue that will require broad, cross-sector
support in order for substantial change to be made. In your perspective, does that support exist (at
the local, state, regional, or federal level)? Why or why not?

No. Montgomery County is ahead of other counties in this area; however, it doesn’t necessarily trickle
down to municipalities. NIMBYism exists. Neighbors tend to call Habitat to complain about the
homeowner as opposed to talking directly to the homeowner (sometimes due to discrimination, other
times because they know it’s a Habitat House).
There are so many affordable units that can be transformed in this county and it is not happening fast
enough.



What else should we consider when building a coalition to advance access to affordable housing?

We need to engage people in the for-profit community....workforce housing for their employees. This is
not on the radar for employers.
Hospitals should be involved in this conversation.

Stakeholder Interview
Pennsylvania Housing Finance Agency
Bryce Maretzki
Director of Strategic Planning and Policy
Phone: 717.780.1867 | Fax: 717.614.2794
www.phfa.org
May 14, 2019 at 11:00am


What are the biggest challenges to advancing affordable housing from a policy perspective? From a
funding perspective?

Director of Policy and Planning - Bryce Maretzki:
Resources – Funding for additional affordable housing. Renovations of existing homes.
It’s a resource problem. Also, it is a capacity problem in finding good for-profit and non-profit entities
that can carry out the work. Dollars for deals would help.
Biggest challenge: Regulatory barriers / zoning barriers (antiquated). What does a modern zoning
ordinance look like? Need to incentivize zoning to include higher density development, etc.
Cost / barriers to affordable housing development. It’s a long process and can possibly be streamlined.


What are the greatest opportunities for local communities to have an impact on increasing access to
affordable housing? In other words, where should communities focus their efforts in order to have a
measurable impact?

Local communities can take a closer look at their zoning power to control how land use can be fostered.
We need to continue to have good planning and aligning these plans with zoning plans.
(schools, jobs, transportation, healthcare – factors to consider when looking at locations / areas of
opportunity). Safe, affordable housing is important in great neighborhoods. “Zip Codes matter.”
PHFA uses LIHTC – “Qualified Action Plan” – this is where PHFA prioritizes their funding efforts. Annual
plans lay this out.


What legislative efforts are currently underway that would help or inhibit affordable housing
development and/or vulnerable populations’ access to housing? What role do/ should local
communities play in educating legislators on these issues?

Senate Bill 31: Uncapping the real estate transfer tax…40% would come to PHFA to administer the state
affordable housing trust fund. A larger share would be dedicated to state housing trust fund. This would
also set up a small rental assistance program.
Also, the creation of a state housing tax credit that would mirror the federal housing tax credit program.
The state has a blight task force that deals with land banking.

Role of local communities: Breaking down myths about affordable housing…to break the stigma.
Building better partnerships. Showing legislators the impacts safe, affordable housing has at the local
level (impact on families, children, health needs, etc).


What innovative or impactful policies, programs, or other initiatives are happening in Pennsylvania
to increase access to affordable housing?

See above
-LIHTC is the biggest impactful program for affordable housing.
-PHARE – at state level – has been successful
-NAP has been doubled – this is an opportunity.
-Evolution of land banking can be impactful


Increasing access to affordable housing is a complex issue that will require broad, cross-sector
support in order for substantial change to be made. In your perspective, does that support exist (at
the local, state, regional, or federal level)? Why or why not?

Support is growing. Health care organizations, managed care organizations and hospitals – increased
interest in addressing housing needs in their communities.
eg. UPMC in Pittsburgh built housing for patients.
The Housing Alliance of PA has been talking to Housing Authorities to help bring some resources to
these areas.


What else should we consider when building a coalition to advance access to affordable housing?

-Schools, K-12 as well as universities
-Realtors and builders
-Local gov’t
-Local zoning / land use
-Addressing the stigma of affordable housing
-We need to think about how we are getting housing everywhere.
-Prevailing wage issue ($25k…should be upped)
-Modernizing building codes
The challenge is that building affordable housing is a complex, long term issue.

Stakeholder Interview
Legal Aid of Southeastern Pennsylvania
Kesha James, Esq.
Susan Strong, Esq.
Deputy Director for Advocacy & Pro Bono Director
Legal Aid of Southeastern Pennsylvania
625 Swede Street
Norristown, PA 19401
Monday, May 13, 2019
9:30 am Conference Call

Discussion:


What are the biggest legal challenges related to housing that you see?

Foreclosure continues to be an issue. Hard to determine extent since some homeowners do not meet
the income requirements to use services of Legal Aid.
Landlord tenant issues. Gap between income and the rents. Need for more subsidized housing.
Eviction notices. People are behind in rent. Habitability issues too. Code enforcement is not prevalent
in every township. Landlords are not responsive to repair needs. If they want tenant out, the landlords
don’t make repairs so the place gets condemned and it is easier to get the tenant out.
Being behind in rent is an issue. Affordability and threat of eviction.


Is housing discrimination persistent in Montgomery County? How so? What is the impact?

Discrimination against the poor. Discrimination against people with vouchers (results in discrimination
against people of color, women, people with limited income). Familes…evicted for noise (same noise
children would make).
Discrmination against people with disabilities. Landlords not willing to make reasonable
accommodations.


What populations are most vulnerable to housing discrimination or eviction, in your experience?

See above.



What policies or legislative changes would improve the ability of organizations like yours to increase
(or maintain) access to affordable housing for vulnerable populations?

If every municipality had a housing code for renters, it would help. It varies among municipalities.
Enforcement is not consistent. A housing code for the county might help…inspections when applying for
rental license. Also, inspections every couple of years and inspections when a tenant has a complaint.
Utility allowances are not realistic.

Phone call – Housing Alliance of PA – 06/20/19



What are the biggest challenges to advancing affordable housing from a policy
perspective? From a funding perspective?

The Housing Alliance’s perspective is from the state level. Largest challenge is lack of
funding. Also, there is a lack of neighborhood support (NIMBYism).
Building new housing is expensive.



What are the greatest opportunities for local communities to have an impact on
increasing access to affordable housing? In other words, where should communities
focus their efforts in order to have a measurable impact?

Seeking partnerships with other sectors. For example, working with the health sector
(hospitals, health insurance companies). If housing is recognized as a determinant of
health, there could be opportunities for the housing community to receive funding in
partnership with health sector.
LIHTC tax credits affordability requirements are expiring. So, repairing housing stock –
we are missing the opportunity if we don’t address this ahead of time.



What legislative efforts are currently underway that would help or inhibit affordable
housing development and/or vulnerable populations’ access to housing? What role
do / should local communities play in educating legislators on these issues?

There is a bill at the state level that would create a state housing trust fund. It is passed
the committee level.
Also, there is a bill that would improve funding for PHARE.
Third, bills around blight are important. Blight prevention and remediation is vital.
Site visits to existing affordable housing is powerful in terms of educating legislators and
getting them on board. Also, having the conversation (about accomplishments and
challenges) with legislators is helpful.



What innovative or impactful policies, programs, or other initiatives are happening in
Pennsylvania to increase access to affordable housing?

In Scranton, NeighborWorks is leading a ten year revitalization strategy funded by Wells
Fargo. So, the innovation is potentially on the funder side (along with multi-year
commitment).



Increasing access to affordable housing is a complex issue that will require broad,
cross-sector support in order for substantial change to be made. In your perspective,
does that support exist (at the local, state, regional, or federal level)? Why or why
not?

At the Federal level, no.
At the state level, it exists based on individual legislators. Is it enough to do something
super meaningful? No.



What else should we consider when building a coalition to advance access to
affordable housing?

Including non-traditional allies (ie. anchor institutions such as hospitals). These
institutions might make housing a funding priority.
How we talk about affordable housing matters. “You Don’t Have to Live Here.” (name of
publication by Tiffany Manual -- worth looking up).

Caseload for Susan: 80. Ten are tenant / landlord issues.
Regional landlord / tenant housing specialist. Legal Aid has two mortgage foreclosure specialists.


Increasing access to affordable housing is a complex issue that will require broad, cross-sector
support in order for substantial change to be made. In your perspective, does that support exist (at
the local, state, regional, or federal level)? Why or why not?

Landlords like Section 8 because it’s dependable money. However, the rents are lower than what is
charged in those communities like Pottstown and Norristown. MCHA has struggled with decreases in
budget over the years.



What else should we consider when building a coalition to advance access to affordable housing?

Pulling in utility companies so they are aware of the issues tenants face. Visiting nurses might have
feedback as to living conditions in certain apartments.
Tenant groups? None too active at the moment.

Stakeholder Interview
Housing Equality Center of Pennsylvania
Rachel Wentworth, Executive Director
Housing Equality Center of Pennsylvania
equalhousing.org
PO Box 558 | Fort Washington, PA 19034
267-419-8918 wentworth@equalhousing.org
Carolyn Capistrano
Outreach and Communications Coordinator
267.419.8918 x2
May 9, 2019 at 1:30pm



What are the greatest fair housing needs in the County?







Affordability? YES
Displacement?
Public Housing?
Availability?
Housing Conditions?
Location to Transportation? YES

Particularly in KOP, Abington , Bryn Mawr – Most, if not all apartment complexes are at market rate
rents.
 Housing options are limited for those with medical problems or criminal records (or having a
previous eviction).
 Discrimination – based on someone having a perceived disability. It is assumed they will be a
problem.
 Impediment: Source of income is not a protected class. This limits those with HCV’s to primarily
live in Norristown or Pottstown
 Landlords can refuse to accept certain sources of income (disability, unemployment, HCV, etc)
 Housing affordability is a big issue.
Complaints they received over the last two years:
-Most complaints are about failure of housing providers to provide reasonable accommodations or
modifications for those with disabilities (more than half). The other areas are race and national origin,
sexual harassment and familial status. Majority are rental cases; however, some complaints are against
HOAs.
Technical assistance for housing providers and county agencies regarding compliance.

Reasonable accommodations requests: Closer parking space, assistance animals, or from SSI recipients
that get their checks on a certain day (requesting landlords to change the rental due date) – this assists
with access to housing.
Inappropriate, burdensome procedures for tenants to go through the accommodation process (for
verification requirements, etc).


Which municipalities or neighborhoods in Montgomery County are generally seen as areas of
opportunity? What makes them attractive places to live? What barriers might someone face in
moving to one of these high opportunity areas?



Do residents of similar incomes generally have the same range of housing options? Are there any
barriers other than income/savings that might impact housing choices?



Are people in the County segregated in where they live? What causes this segregation to occur?

Not much has changed; however, there is perception there might be slightly more integration over the
last ten years. More segregation in Norristown / Pottstown.


Is there an adequate supply of housing that is accessible to people with disabilities?

Zoning in some municipalities can limit options for those with disabilities or residing in group homes
(report from 2011 and 2015 – HEC will send info).


What types of fair housing services (education, complaint investigation, testing, etc.) are offered in
the area? How well are they coordinated with the work of other organizations in the community?

Education – Outreach examples will be sent to us.



Increasing access to affordable housing is a complex issue that will require broad, cross-sector
support in order for substantial change to be made. In your perspective, does that support exist (at
the local, state, regional, or federal level)? Why or why not?



What else should we consider when building a coalition to advance access to affordable housing?

Plan for Housing Affordability Community Engagement Sessions

Montgomery County Health and Human Services Cabinet
April 3, 2019
Attendees (14 total)
Tara Gaudin, Penny Lafferty, Elizabeth DiArcangelo, Kristen Fisher, Andrea Galambos, Doreen Hespell,
Pam Howard, Kay McGowan, Nadine Miller, LeeAnn Moyer, Laurie O’Connor, Jamie Washburn, Brenda
Weis, Lora Gonzalez

Key takeaways:








Housing affordability is a high concern for vulnerable populations. Maintaining housing stability
long-term is challenging and there are few resources (case management, financial assistance,
early detection) and no coordinated strategy to address this challenge.
Some populations have very specific concerns that need a tailored response, e.g. youth aging
out of foster care, seniors aging in place, persons in substance use recovery, families involved
with the child welfare system.
Housing supports should be integrated across human services fields and through innovative use
of county programs- for example, using medical assistance to support housing supports for
persons receiving MH treatment, senior home sharing programs, housing prevention/ mediation
support across programs.
The County needs to advocate for policies that set the standard for quality of life.

Listening Sessions with Faith Leaders, co-hosted by Norristown Ministerium
April 23, 2019
Attendees (11 total):












Ed Crenshaw, Victory Church
Glenn Lambert, Emmanuel EC Church
Jerry Gimter, Victory Church
Jewell Matthews, Zahan
Byron L. Craig, Macedonia Ministries
Carlos D. Bounds, Mt. Zion AME Church
Helen Jones, T.R.U.S.T.
Jason Bonder, Congregation Beth Or
Andrew Kline, St. John’s Episcopal
Josh Detweiler, Morning Star
Denise Flynn, New Beginnings Evangelical Outreach and Women’s Center of Montgomery
County

Key takeaways:







Faith leaders/ communities often experience housing challenges at the point of crisis. There are
not enough resources in the County to address the issue of homelessness, and so many
congregations are stepping in to help fill the gap.
There is a concentration of poverty and affordable housing in Norristown, and the impact is felt
in neighborhoods and schools. Many families feel like they have few choices in where they can
live.
Long-term residents and members of congregations are moving outside of the County because it
is no longer affordable for them.
The faith community can play an important role in advocating for housing affordability by
helping to tell the story to their members, politicians, and residents.

Listening Session with Montgomery County Stepping Up Steering Committee (Commissionerappointed committee to reduce recidivism among people with mental health diagnoses)
May 16, 2019
Attendees: (17)


















Veronica Tisdale
Access-JRS
Mike Nelson RHD
Patty Griffin
CJ Consultant
Mike Kehs
Court Administrator
District Attorney
Cara McMenamin
Alissa McBride Family Services
Debra Chieffe HHS - IT
Tom Costello HHS - OMH
Kim Renninger Hopeworx
Jeanne Ewing Magellan
Trish Dryzga
Magellan
Sean McGee MCCF
Donato Martinez
Probation
Alana Hook
Public Defender
Public Defender
Greg Nester
Tory Bright
Regional
Meg Perillo
Stepping Up Coordinator

Key takeaways:


Persons re-entering from jail have distinct barriers in finding safe, appropriate housing and
would benefit from special programming to meet their needs. This could look like a “stepping
down” program that provides housing support, case management, and connection to landlords
that are willing to rent to returning citizens.





Restrictions on criminal history in the Housing Authority Section 8 and Voucher programs make
finding long-term affordable housing a challenge.
The criminal justice system should integrate housing planning earlier into its processes, including
integration of housing support into its pre-trial services.
The County should establish a public-private partnership that would advocate for affordable
housing outside the concentrated area of Norristown to develop long-term, innovative housing
solutions and address transit issues. Key partners would include realtors, developers, funders,
banks, and landlords.

LISTENING SESSION ON HOUSING AFFORDABILITY Montgomery County Children’s Roundtable
Thursday, May 16, 2019
(Note: I wasn’t present at this one but a session had been requested by Laurie O’Connor after my HHS
session.)
Attendees: (13 total)














Gerry Gonzalez
Steve Hochwind, Abington School District
James Anthony, The Academy
Casey Swiski, Public Defener’s Office
Meghan Ardick
Alicia Large, Montgomery County
Jason Gribshow
Suzanne Montanez, Montgomery County Office of Children and Youth
Laura Reynolds
Deb Savelli, The Horsham Clinic
Michelle Kristofco, Montgomery County Office of Children and Youth
Clare Henderson, Mission Kids
Ashley Kodet, Montgomery County

Key takeaways:






Housing standards are incredibly low for many affordable apartments in which families with
children are living, but families are afraid to report habitability issues. Landlords and
municipalities (code enforcement) need to be held accountable for ensuring that apartments
are held to a livability standard.
Property taxes are incredibly high in some areas and homeowners are challenged to maintain
their properties.
Developers are building luxury housing that is inflating the pricing in affordable communities.
This impacts current residents.
Housing instability and frequent moves cause a significant psychological impact on children.
Policies should put children’s safety first and be trauma-informed.






“If there is no stable housing, how can we address any other issues? It starts with housing.”
There are too few resources for homelessness prevention. Early detection of homelessness and
homeless prevention resources should be prioritized, including eviction prevention and
representation.
The child welfare system can be an advocate for policy change at the local and state level.

Meeting with Chambers of Commerce
April 18, 2019
Attendees: (5 total)






Bernie Dagenais, Main Line Chamber of Commerce
Renee Blomstrom, Perkiomen Valley Chamber of Commerce
Luanne Stauffer, Upper Perk Chamber of Commerce
Kasey Schultz, Upper Perk Chamber of Commerce
Pam Kelly, Greater Montco Chamber of Commerce

Key takeaways:






Business owners may not be aware of how housing affordability directly impacts their business.
Data on how this issue affects their ability to attract, hire, and retain workers would be
important in advocating for partnerships.
Many employers are feeling the impact of hiring challenges- especially those in industries like
retail, hospitality, manufacturing, assisted living and home healthcare.
Highlighting the real wages needed to retain housing in Montgomery County is a compelling
data point (e.g. $24/ hour to afford a two-bedroom rental).
The Chamber Boards are important partners to engage in advocacy and should be a next step in
the engagement process.

Meeting with Valley Forge Tourism and Convention Board
March 19, 2019
Attendees: Mike Bowman and Lisa Karl
Key Takeaways:






The retail and hospitality industries definitely feel the impact of the lack of affordable housing
through high turnover rates. Turnover costs and maintaining high quality staff are key issues for
this industry.
The retail and hospitality industries may not be connecting housing affordability to turnover
directly. Any plan to engage them should clearly outline how commute times impact retention
of quality staff.
Humanize the issue by telling the stories of people who are unable to afford their housing
alongside the presentation of data. Do so through strategic use of traditional and social media.



Housing affordability and living wage issues are interconnected, and employers are sensitive to
policies that would increase operating expenses.

Interview with North Hills Property Manager Amanda Dennise
May 9, 2019
Key takeaways:








Evictions are a common and costly occurrence. The apartment complex experiences up to
$150,000 in unpaid rent and fees, which is one of the highest in the company’s portfolio.
Evictions also cause a significant amount of damage to units and increase unit turnover costs.
Company policy has shifted to minimize the impact of evictions. Some of these policies may
place tenants at increased risk for eviction or penalize tenants with already high housing
barriers.
Property managers would like better knowledge to resources to help prevent evictions or
otherwise stabilize tenants who are on the brink of eviction. However, property managers have
limited knowledge of the social services network.
Property management companies may have corporate giving opportunities that align well with a
public-private partnership to address housing insecurity and homelessness.
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Philadelphia Office
The Wanamaker Building
100 Penn Square East
Philadelphia, Pennsylvania 19107-3380

DE

JUL12 2O9
Via Email: (mteckinton @triadincorporated.com)
Marc Leckington
Senior Associate
Triad Associates
309 W. Glenside Avenue
Glenside, PA 19038
RE:

Freedom of Information Request
FOIA Control No.: 19-FI-R03-01492

Dear Mr. Leckington:
This letter is in response to your freedom of Information Act (FOIA) request dated
July 3, 2019. In that request, you asked for the following information:
1. The number of fair housing complaints filed with HUD from January 1, 2010 to
present for Montgomery County, PA and Norristown, PA broken down by town.
2. The basis of each complaint filed.
3. How complaints were closed.
4. Number of complaints by year.
5. Summary of all complaints filed.
When responding to a FOIA request, HUD searches for responsive documents existing
up to the date the request was received in the proper office. Your initial request was received
in the Philadelphia Office on July 3, 2019, via email.
We are granting your request at no charge. Attached to this email, by which this letter
being transmitted to you, are copies of the documents responsive to the information you
requested, with no exemptions.
is

I am the FOIA official responsible for this final determination. I trust that this
information fully satisfies your request. If you need any further assistance or would like to
discuss any aspect of your request, please do not hesitate to contact me at
Sheppard.V.Williams@hud.gov or 215-430-6628, or Richard M. Ott, FOIA Public Liaison, at
Richard.M.Ott@hud.gov or 215-430-6621.
For your information, your request, including your identity and any information made
available, is releasable to the public under subsequent Freedom of Information Act requests.

www.hud.pov

espanol.hud.gov

FOIA #19-FI-R03-01492
Marc Leckington
Page 2
In responding to these requests, the Department does not release personal privacy information
such as home address, telephone number or social security number, all of which are exempt
from disclosure under Exemption 6 of the FOIA, 5 U.S.C. § 552(b)(6), and by HUD
regulations 24 C.f.R. § 15.107(b)(6).
Thank you for your interest in the Departments programs and policies.

Si

Freedom of Information Act Liaison

Attachments via email

Montgomery County & Norristown, PA Report January 1 2010 to July 10, 2019
HUD/ FHAP

Violation
City

Violation
Zip Code

HUD

Norristown

19401

FHAP

Abington

19001

FHAP

North Wales 19454

FHAP

Trooper

19403

FHAP

Norristown

19401

FHAP

Norristown

FHAP

Roslyn

HUD

Plymouth
Meeting

FHAP

Telford

18969

FHAP

Collegeville

19426

FHAP

Conshohock
19428
en

FHAP

Ardmore

FHAP

19001

Violation State
and County
Pennsylvania Montgomery
Pennsylvania Montgomery

Filing Date

Closure
Date

01/07/10

04/09/10

01/21/10

07/06/10

02/12/10

04/05/10

05/24/10

08/09/11

07/06/10

09/28/10

08/23/10

10/24/11

11/29/10

08/08/11

Pennsylvania Montgomery

12/06/10

04/25/16

Complaint withdrawn Race,
by complainant
National
without resolution
Origin

Discriminatory financing (includes real estate transactions)

Pennsylvania Montgomery

01/06/11

04/15/11

Complaint withdrawn
by complainant
Race
without resolution

Discriminatory refusal to rent and negotiate for rental;
Discrimination in terms/conditions/privileges relating to rental

Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery

Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery

01/07/11

02/24/12

01/07/11

04/17/12

02/16/11

09/02/11

Willow Grove 19090

Pennsylvania Montgomery

03/18/11

10/04/11

HUD

Jenkintown

Pennsylvania Montgomery

04/04/11

04/26/12

HUD

Pottstown

Pennsylvania Montgomery

04/11/11

06/08/12

19003

19046

Closure Reason
No cause
determination
No cause
determination

Bases
Race
Familial
Status

Complaint withdrawn
by complainant after Race
resolution
Conciliation/settlemen
t successful
Conciliation/settlemen
t successful
Conciliation/settlemen
t successful
No cause
determination

No cause
determination
No cause
determination
No cause
determination

Familial
Status
Disability

Discriminatory refusal to sell and negotiate for sale;
Discrimination in the selling of residential real property
Discriminatory refusal to rent; Discriminatory advertising,
statements and notices
Discriminatory refusal to sell; Discrimination in
terms/conditions/privileges relating to sale
Discriminatory refusal to rent; Discriminatory advertising,
statements and notices
Discriminatory refusal to rent; Failure to make reasonable
accommodation

Disability

Failure to permit reasonable modification

Race

Discrimination in the terms/conditions for making loans

Disability

Failure to make reasonable accommodation

Race

Discrimination in the terms/conditions for making loans

Race

Discriminatory refusal to rent and negotiate for rental

Complaint withdrawn
Sex,
by complainant after
Disability
resolution
ALJ consent order
entered after
issuance of charge
No cause
determination

Issues

Discriminatory refusal to rent; Discrimination in
terms/conditions/privileges relating to rental; Discriminatory
acts under Section 818 (coercion, Etc.)

Familial
Status

Discriminatory refusal to rent; Discriminatory advertising,
statements and notices

Retaliation

Discriminatory acts under Section 818 (coercion, Etc.)

19038

ALJ consent order
entered after
issuance of charge
No cause
determination

Pennsylvania Montgomery

05/06/11

03/27/13

Pennsylvania Montgomery

06/07/11

01/31/12

Pennsylvania Montgomery

07/08/11

05/01/12

08/19/11

02/22/12

09/23/11

01/05/12

09/26/11

08/12/12

09/27/11

06/28/13

10/27/11

02/08/12

02/09/12

05/30/12

02/24/12

05/30/12

02/29/12

12/21/12

03/02/12

09/13/12

04/19/12

04/30/13

04/30/12

07/27/12

05/07/12

10/23/12

05/21/12

09/13/12

05/29/12

10/03/12

No cause
determination

06/05/12

07/17/12

Complainant failed to Religion,
cooperate
Disability

Discriminatory advertising, statements and notices;
Discriminatory terms, conditions, privileges, or services and
facilities; Discriminatory acts under Section 818 (coercion,
Etc.)

06/25/12

09/19/12

Conciliation/settlemen
Disability
t successful

Discrimination in terms/conditions/privileges relating to rental

HUD

North Hills

FHAP

Hatboro

FHAP

King of
Prussia

19406

FHAP

Darby

19032

FHAP

North Hills

19038

FHAP

Elkins Park

19027

FHAP

Hatboro

19040

FHAP

Elkins Park

19027

FHAP

Baederwood 19046

FHAP

Souderton

18964

FHAP

Hatboro

19040

FHAP

King of
Prussia

19406

FHAP

Ardmore

19003

FHAP

Philadelphia 19428

FHAP

Willow Grove 19090

FHAP

Ambler

19002

FHAP

Lansdale

19446

Pennsylvania Montgomery

Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery

FHAP

Pottstown

19464

Pennsylvania Montgomery

FHAP

Jenkinstown 19046

Pennsylvania Montgomery

Disability

Failure to make reasonable accommodation

Disability

Discrimination in terms/conditions/privileges relating to rental

Complaint withdrawn
by complainant after Race
resolution
No cause
determination
No cause
determination
Conciliation/settlemen
t successful
Conciliation/settlemen
t successful
No cause
determination
Conciliation/settlemen
t successful
No cause
determination
No cause
determination
No cause
determination
Conciliation/settlemen
t successful
Conciliation/settlemen
t successful
No cause
determination
No cause
determination

Discriminatory refusal to rent and negotiate for rental;
Discrimination in terms/conditions/privileges relating to rental

Retaliation

Discrimination in terms/conditions/privileges relating to rental

Retaliation

Discriminatory acts under Section 818 (coercion, Etc.)

Disability

Failure to make reasonable accommodation

Disability

Discrimination in services and facilities relating to rental

Disability

Discriminatory terms, conditions, privileges, or services and
facilities

Disability

Discrimination in services and facilities relating to rental

Race

Discriminatory refusal to rent

Retaliation

Discrimination in terms/conditions/privileges relating to rental

National
Origin

Discriminatory advertising, statements and notices;
Discrimination in terms/conditions/privileges relating to rental

Disability

Failure to make reasonable accommodation

Disability

Failure to permit reasonable modification

Race,
Disability

Discrimination in services and facilities relating to rental

Race

Discrimination in terms/conditions/privileges relating to rental

Race,
Disability,
Retaliation

Discrimination in terms/conditions/privileges relating to rental

FHAP

Jenkinstown 19046

Pennsylvania Montgomery

07/10/12

08/31/12

Complaint withdrawn
by complainant after Disability
resolution

Failure to make reasonable accommodation

FHAP

Willow Grove 19090

Pennsylvania Montgomery

07/11/12

10/25/12

Conciliation/settlemen
Disability
t successful

Discriminatory financing (includes real estate transactions)

FHAP

Hatfield

Pennsylvania Montgomery

07/19/12

09/19/12

Complaint withdrawn
by complainant
Disability
without resolution

Discrimination in terms/conditions/privileges relating to rental

FHAP

Wynnewood 19096

07/31/12

01/24/13

FHAP

Jenkinstown 19046

08/06/12

02/25/13

HUD

West
Norriton

19403

Pennsylvania Montgomery

08/28/12

01/16/13

FHAP

Ardmore

19003

Pennsylvania Montgomery

08/31/12

12/20/12

HUD

Norristown

19401

Pennsylvania Montgomery

09/20/12

08/06/13

Conciliation/settlemen Familial
t successful
Status

FHAP

King of
Prussia

19406

Pennsylvania Montgomery

10/05/12

02/01/13

No cause
determination

Discriminatory refusal to sell and negotiate for sale; False
Race, Color,
denial or representation of availability - sale; Discrimination in
National
terms/conditions/privileges relating to sale; Otherwise deny or
Origin
make housing unavailable

FHAP

Hatboro

19040

Pennsylvania Montgomery

11/01/12

06/20/13

No cause
determination

Race,
Disability

Discriminatory terms, conditions, privileges, or services and
facilities; Discriminatory acts under Section 818 (coercion,
Etc.)

FHAP

Wyncote

19095

11/02/12

03/28/13

Race

Discrimination in terms/conditions/privileges relating to rental

HUD

Elkins Park

19027

11/23/12

11/14/14

Disability

Failure to make reasonable accommodation

FHAP

Blue Bell

19422

11/28/12

03/06/13

Disability

Failure to make reasonable accommodation

FHAP

Norristown

19401

12/04/12

05/28/15

Disability

Failure to make reasonable accommodation

FHAP

Hatfield

19440

Pennsylvania Montgomery

12/06/12

02/19/13

Conciliation/settlemen Familial
t successful
Status

Discriminatory refusal to rent; Discriminatory advertising,
statements and notices; Discrimination in
terms/conditions/privileges relating to rental

FHAP

Pottstown

19464

Pennsylvania Montgomery

12/19/12

01/25/13

Complaint withdrawn
by complainant after Race
resolution

Discrimination in terms/conditions/privileges relating to rental

HUD

Jenkintown

19046

Pennsylvania Montgomery

03/07/13

12/31/13

Conciliation/settlemen
Disability
t successful

Failure to make reasonable accommodation

19440

Pennsylvania Montgomery
Pennsylvania Montgomery

Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery

No cause
determination
No cause
determination

Disability

Discrimination in terms/conditions/privileges relating to rental

Disability

Discrimination in terms/conditions/privileges relating to rental

Race,
Conciliation/settlemen
Familial
t successful
Status
No cause
Race
determination

No cause
determination
Conciliation/settlemen
t successful
Conciliation/settlemen
t successful
Conciliation/settlemen
t successful

Discriminatory refusal to rent; Discriminatory advertisement rental; Discrimination in terms/conditions/privileges relating to
rental
Discrimination in terms/conditions/privileges relating to rental;
Otherwise deny or make housing unavailable
Discriminatory refusal to rent; Discriminatory advertising,
statements and notices; Discrimination in
terms/conditions/privileges relating to rental

HUD

Lansdale

19446

Pennsylvania Montgomery

03/27/13

01/20/16

Conciliation/settlemen
Disability
t successful

FHAP

Flourtown

19031

Pennsylvania Montgomery

05/29/13

09/27/13

No cause
determination

HUD

Norristown

Pennsylvania Montgomery

06/05/13

09/18/14

Conciliation/settlemen
Sex
t successful

HUD

Harleysville

Pennsylvania Montgomery

06/27/13

02/25/15

No cause
determination

HUD

North Wales 19454

Pennsylvania Montgomery

07/09/13

09/25/14

Complaint withdrawn
Race,
by complainant
Disability
without resolution

FHAP

Norristown

19401

Pennsylvania Montgomery

07/11/13

11/20/13

No cause
determination

Disability

FHAP

Jenkintown

19046

Pennsylvania Montgomery

07/12/13

05/19/14

No cause
determination

Race,
Disability

FHAP

Huntington
Valley

19006

Pennsylvania Montgomery

07/15/13

05/12/14

Complaint withdrawn
by complainant after Retaliation
resolution

FHAP

Norristown

19401

07/15/13

08/26/13

FHAP

Jenkintown

19046

07/16/13

12/30/13

19438-3015

Pennsylvania Montgomery
Pennsylvania Montgomery

HUD

Hatboro

19040

Pennsylvania Montgomery

FHAP

Jenkintown

19046

Pennsylvania Montgomery

FHAP

Lansdale

19446

FHAP

North Wales

FHAP

Jenkintown

19046

Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery

Familial
Status

Familial
Status

Complainant failed to
Sex
cooperate
No cause
Retaliation
determination

Discriminatory refusal to rent; Discriminatory acts under
Section 818 (coercion, Etc.); Failure to permit reasonable
modification; Failure to make reasonable accommodation
Discriminatory refusal to rent; Discriminatory advertising,
statements and notices; Discriminatory terms, conditions,
privileges, or services and facilities
Discriminatory terms, conditions, privileges, or services and
facilities
Discriminatory refusal to rent and negotiate for rental;
Discriminatory advertising, statements and notices;
Discrimination in terms/conditions/privileges relating to rental

Discrimination in the terms/conditions for making loans

Discriminatory refusal to rent; Discrimination in
terms/conditions/privileges relating to rental; Failure to make
reasonable accommodation
Discriminatory refusal to rent; Discrimination in
terms/conditions/privileges relating to rental

Discrimination in terms/conditions/privileges relating to rental
Discriminatory refusal to rent; Discriminatory acts under
Section 818 (coercion, Etc.)
Discriminatory refusal to rent

02/20/14

Unable to locate
complainant

Race,
Disability

Discriminatory refusal to rent and negotiate for rental;
Discriminatory advertising, statements and notices;
Discrimination in terms/conditions/privileges relating to rental;
Failure to make reasonable accommodation

08/05/13

05/30/14

Complaint withdrawn
by complainant after Disability
resolution

Discrimination in terms/conditions/privileges relating to rental;
Failure to make reasonable accommodation

08/21/13

12/27/13

10/07/13

12/24/13

10/28/13

06/17/14

07/17/13

No cause
Disability
determination
Conciliation/settlemen
Disability
t successful
No cause
Retaliation
determination

Otherwise deny or make housing unavailable; Failure to
make reasonable accommodation
Failure to make reasonable accommodation
Discrimination in terms/conditions/privileges relating to rental

FHAP

Jenkintown

19046

Pennsylvania Montgomery

10/30/13

01/03/14

Complaint withdrawn
by complainant after Race
resolution

Discrimination in terms/conditions/privileges relating to rental

HUD

Ardmore

19003

Pennsylvania Montgomery

01/06/14

05/05/15

Complaint withdrawn
by complainant
Disability
without resolution

Discriminatory acts under Section 818 (coercion, Etc.);
Failure to make reasonable accommodation

FHAP

Penn Valley 19072

Pennsylvania Montgomery

01/15/14

06/02/14

Complaint withdrawn
by complainant after Disability
resolution

Failure to make reasonable accommodation

FHAP

Hatfield

19440

Pennsylvania Montgomery

01/27/14

06/30/14

No cause
determination

Discriminatory refusal to rent and negotiate for rental;
Discrimination in terms/conditions/privileges relating to rental

FHAP

Abington

19001

Pennsylvania Montgomery

01/30/14

05/20/15

Discriminatory refusal to rent; Discriminatory advertising,
Complaint withdrawn
Sex, Familial
statements and notices; Discrimination in
by complainant after
Status
terms/conditions/privileges relating to rental
resolution

19401

Pennsylvania Montgomery

04/29/14

Complaint withdrawn
National
by complainant after
Origin
resolution

Discriminatory refusal to rent; Discriminatory advertising,
statements and notices; Discrimination in
terms/conditions/privileges relating to rental; Discriminatory
acts under Section 818 (coercion, Etc.)
Discriminatory refusal to rent; Discriminatory advertising,
statements and notices; Discrimination in
terms/conditions/privileges relating to rental; Discriminatory
acts under Section 818 (coercion, Etc.); Failure to make
reasonable accommodation

FHAP

Norristown

01/30/14

Race

FHAP

Haverford

19041

Pennsylvania Montgomery

02/24/14

08/11/14

No cause
determination

Disability,
Retaliation

FHAP

East Norriton 19401

Pennsylvania Montgomery

03/05/14

05/09/14

Complaint withdrawn
Race, Sex,
by complainant after
Disability
resolution

Discrimination in terms/conditions/privileges relating to rental;
Failure to make reasonable accommodation

FHAP

Willow Grove 19090

Pennsylvania Montgomery

03/28/14

11/10/14

Complaint withdrawn
by complainant after Race
resolution

Discriminatory refusal to rent

FHAP

Drexel Hill

Pennsylvania Montgomery

04/01/14

09/22/14

Complaint withdrawn
by complainant
Race
without resolution

Discriminatory refusal to rent

HUD

Lansdale

19446

Pennsylvania Montgomery

04/03/14

09/22/15

Unable to locate
complainant

National
Origin

Discriminatory refusal to rent and negotiate for rental;
Discrimination in terms/conditions/privileges relating to rental

FHAP

Lansdale

19446

Pennsylvania Montgomery

06/24/14

09/21/15

No cause
determination

Disability

Failure to make reasonable accommodation

FHAP

Lansdale

19446

Pennsylvania Montgomery

07/02/14

09/21/15

No cause
determination

FHAP

Blue Bell

19422

Pennsylvania Montgomery

07/25/14

03/27/15

Complaint withdrawn
by complainant after Disability
resolution

FHAP

Ardmore

19003

08/08/14

01/14/15

FHAP

Bala Cynwyd

08/20/14

12/04/14

FHAP

Elkins Park

19027

08/21/14

12/30/14

FHAP

Wayne

19087

Pennsylvania Montgomery

10/14/14

12/09/14

Complaint withdrawn
by complainant after Disability
resolution

Failure to make reasonable accommodation

FHAP

Horsham

Pennsylvania Montgomery

10/24/14

12/30/14

Complaint withdrawn
by complainant after Disability
resolution

Discrimination in terms/conditions/privileges relating to rental;
Failure to make reasonable accommodation

FHAP

Ambler

19002

Pennsylvania Montgomery

10/31/14

02/26/15

No cause
determination

Discriminatory refusal to rent; Discrimination in
terms/conditions/privileges relating to rental

FHAP

Hatboro

19040

Pennsylvania Montgomery

11/10/14

01/21/15

Complaint withdrawn
by complainant after Disability
resolution

FHAP

Stowe

19464

Pennsylvania Montgomery

12/10/14

02/02/15

Complaint withdrawn
Race, Color,
by complainant after
Discriminatory refusal to rent
Religion
resolution

FHAP

Bryn Mawr
Pa

19010

Pennsylvania Montgomery

01/12/15

11/17/15

No cause
determination

Disability,
Retaliation

Discriminatory refusal to rent

06/30/15

12/02/15

Unable to locate
complainant

Race, Sex,
Disability

Discriminatory refusal to rent; Discriminatory advertising,
statements and notices; Discrimination in
terms/conditions/privileges relating to rental; Discriminatory
acts under Section 818 (coercion, Etc.); Failure to make
reasonable accommodation

Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery

No cause
determination
No cause
determination
No cause
determination

Disability

Familial
Status
Race
Sex,
Disability

Disability

Failure to make reasonable accommodation
Non-compliance with design and construction requirements
(handicap)
Discriminatory refusal to rent; Discrimination in
terms/conditions/privileges relating to rental
Discriminatory terms, conditions, privileges, or services and
facilities; Steering
Other discriminatory acts

Failure to make reasonable accommodation

HUD

Norristown

19401

Pennsylvania Montgomery

FHAP

Bala Cynwyd 19004

Pennsylvania Montgomery

07/20/15

11/18/15

Complaint withdrawn
by complainant after Race
resolution

Discriminatory refusal to rent; Discriminatory terms,
conditions, privileges, or services and facilities

FHAP

Stowe

19464

Pennsylvania Montgomery

08/20/15

11/23/15

Conciliation/settlemen
Race
t successful

Discriminatory refusal to rent

FHAP

Elkins Park

19027

Pennsylvania Montgomery

11/04/15

04/07/16

No cause
determination

Discriminatory terms, conditions, privileges, or services and
facilities; Otherwise deny or make housing unavailable

Familial
Status

FHAP

Elkins Park

19027

Pennsylvania Montgomery

11/30/15

03/07/16

Complaint withdrawn
by complainant after Disability
resolution

FHAP

Ardmore

19003

Pennsylvania Montgomery

12/18/15

05/04/17

No cause
determination

Race,
Disability,
Retaliation

Discriminatory terms, conditions, privileges, or services and
facilities

FHAP

Cheltenham

Pennsylvania Montgomery

12/21/15

12/21/15

No cause
determination

Race

Discriminatory refusal to rent

FHAP

Wynnewood 19096

Pennsylvania Montgomery

03/17/16

03/08/18

No cause
determination

Race,
National
Origin

FHAP

Hatboro

19040

Pennsylvania Montgomery

06/02/16

06/01/17

No cause
determination

Race, Sex

Discriminatory advertising, statements and notices;
Discriminatory terms, conditions, privileges, or services and
facilities
Discriminatory refusal to rent; Discriminatory advertising,
statements and notices

FHAP

Jenkintown

19046

Pennsylvania Montgomery

06/17/16

04/27/17

Complaint withdrawn
by complainant after Sex
resolution

FHAP

Ambler

19002

06/27/16

05/15/18

FHAP

East Norriton 19403

07/14/16

02/15/18

FHAP

Norristown

07/29/16

09/26/17

FHAP

Gulph Mills

19428

Pennsylvania Montgomery

12/16/16

10/04/17

Complaint withdrawn
by complainant after Disability
resolution

Failure to make reasonable accommodation

FHAP

Ambler

19002

Pennsylvania Montgomery

02/16/17

06/01/18

No cause
determination

Discriminatory refusal to rent; Failure to make reasonable
accommodation

FHAP

Wynnewood 19096

Pennsylvania Montgomery

05/04/17

08/01/17

Complaint withdrawn
Familial
by complainant after
Status
resolution

Discriminatory refusal to rent

FHAP

Bala Cynwyd 19004

Pennsylvania Montgomery

06/01/17

09/01/17

Complaint withdrawn
by complainant after Disability
resolution

Failure to make reasonable accommodation

FHAP

King of
Prussia

19406

Pennsylvania Montgomery

06/08/17

FHAP

Skippack

19474

Pennsylvania Montgomery

08/02/17

Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery

No cause
determination
No cause
determination
No cause
determination

Discriminatory terms, conditions, privileges, or services and
facilities

Disability

Discriminatory refusal to rent; Failure to make reasonable
accommodation

Disability

Failure to make reasonable accommodation

Race

Discriminatory terms, conditions, privileges, or services and
facilities; Steering

Disability

Disability

09/21/18

Discriminatory refusal to rent

Complaint withdrawn
by complainant after Disability
resolution

Discrimination in terms/conditions/privileges relating to rental;
Otherwise deny or make housing unavailable; Failure to
make reasonable accommodation
Discriminatory terms, conditions, privileges, or services and
facilities; Failure to make reasonable accommodation

Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery

Disability

Discriminatory refusal to rent; Failure to make reasonable
accommodation

Disability

Discriminatory refusal to rent and negotiate for rental

Disability

Failure to make reasonable accommodation

Disability

Failure to make reasonable accommodation

FHAP

Pottstown

19464

FHAP

Limerick

19468

FHAP

Trooper

19355

FHAP

Wynnewood 19096

HUD

Bryn Mawr

19010

Pennsylvania Montgomery

02/01/18

02/05/19

Complaint withdrawn
by complainant after Sex
resolution

Discriminatory refusal to rent and negotiate for rental

FHAP

Hatfield

19440

Pennsylvania Montgomery

02/01/18

06/03/19

No cause
determination

Disability

Discriminatory refusal to rent; Discriminatory acts under
Section 818 (coercion, Etc.); Failure to make reasonable
accommodation

FHAP

Jenkintown

19046

Pennsylvania Montgomery

05/02/18

Disability

Discriminatory terms, conditions, privileges, or services and
facilities; Discriminatory acts under Section 818 (coercion,
Etc.)

FHAP

Bala Cynwyd 19004

Pennsylvania Montgomery

05/15/18

HUD

Blue Bell

19422

Pennsylvania Montgomery

05/17/18

FHAP

Ardmore

19003

Pennsylvania Montgomery

05/29/18

02/12/19

Complaint withdrawn
by complainant after Disability
resolution

Discriminatory refusal to rent; Failure to make reasonable
accommodation

FHAP

Lansdale

19446

Pennsylvania Montgomery

06/21/18

05/20/19

No cause
determination

Disability

Discrimination in services and facilities relating to rental;
Otherwise deny or make housing unavailable; Failure to
make reasonable accommodation

FHAP

Souderton

18964

FHAP

Lansdale

19446

HUD

Elkins Park

19027

FHAP

Horsham

19044

FHAP
HUD

11/17/17
12/26/17

06/28/18

01/10/18

05/31/18

No cause
determination
No cause
determination

01/12/18

10/11/18

Complaint withdrawn
by complainant after Disability
resolution
Sex

Failure to make reasonable accommodation
Otherwise deny or make housing unavailable; Discriminatory
acts under Section 818 (coercion, Etc.)

Pennsylvania Montgomery
Pennsylvania Montgomery
Pennsylvania Montgomery

06/26/18

Familial
Status

Discriminatory refusal to rent

07/06/18

Race

Discrimination in terms/conditions/privileges relating to rental

07/13/18

10/31/18

Conciliation/settlemen
Disability
t successful

Otherwise deny or make housing unavailable; Failure to
make reasonable accommodation

Pennsylvania Montgomery

07/13/18

04/12/19

Complaint withdrawn
by complainant after Disability
resolution

Failure to make reasonable accommodation

Elkins
Park/College
ville

Pennsylvania Montgomery

10/03/18

Race

Discriminatory refusal to rent; Discriminatory advertising,
statements and notices; Discriminatory terms, conditions,
privileges, or services and facilities

Willow Grove 19090

Pennsylvania Montgomery

11/02/18

National
Origin

Otherwise deny or make housing unavailable

HUD

Telford

18969

Pennsylvania Montgomery

11/19/18

Disability

HUD

Hatboro

19020

Pennsylvania Montgomery

12/13/18

Disability

HUD

Harleysville

19438

Pennsylvania Montgomery

02/14/19

HUD

Blue Bell

19422

Pennsylvania Montgomery

FHAP

Hatfield

19440

HUD

Colmar

HUD

HUD

National
Origin

Discriminatory refusal to rent

04/10/19

Disability,
Retaliation

Discriminatory terms, conditions, privileges, or services and
facilities; Discriminatory acts under Section 818 (coercion,
Etc.); Failure to make reasonable accommodation

Pennsylvania Montgomery

05/01/19

Disability

Discriminatory terms, conditions, privileges, or services and
facilities; Other discriminatory acts

18915

Pennsylvania Montgomery

06/03/19

Race

Discriminatory terms, conditions, privileges, or services and
facilities; Otherwise deny or make housing unavailable

Lansdale

19446

Pennsylvania Montgomery

06/14/19

Disability

Discriminatory terms, conditions, privileges, or services and
facilities; Failure to make reasonable accommodation

Limerick

19468

Pennsylvania Montgomery

06/18/19

Disability

Discriminatory terms, conditions, privileges, or services and
facilities; Discriminatory acts under Section 818 (coercion,
Etc.); Failure to make reasonable accommodation

05/24/19

No cause
determination

Otherwise deny or make housing unavailable; Failure to
make reasonable accommodation
Discriminatory terms, conditions, privileges, or services and
facilities; Otherwise deny or make housing unavailable;
Failure to make reasonable accommodation

Montgomery County Housing Complaints 2010-2020 from Pennsylvania Human Relations Commission
Status
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed

Filing Date
Docket Date
Protected Class
11/16/2009
1/29/2010 Retaliation - Filed a PHRC Complaint
3/4/2010
3/12/2010 Familial Status - Process Of Obtaining Legal
Custody Of Someone Under 18
3/1/2010
3/3/2010 Race - Bi-Racial
3/1/2010
3/3/2010 Race - Bi-Racial
4/6/2010
4/7/2010 Race - Complainants race and the known
association with another person
4/6/2010
4/7/2010 Retaliation - Otherwise Opposed Unlawful
Activity
4/6/2010
4/7/2010 Race - Complainants race and the known
association with another person
4/6/2010
4/7/2010 Retaliation - Otherwise Opposed Unlawful
Activity
6/11/2010
6/15/2010 Disability - Has a Disability - Bi-Polar
7/6/2010
7/7/2010 Age - 84
7/6/2010
7/7/2010 Disability - Has a Disability - Extremeties
Impairment
7/6/2010
7/7/2010 Disability - Has a Disability - Hearing
7/12/2010
7/14/2010 Disability - Has a Disability - Other
7/12/2010
7/14/2010 Disability - Has a Disability - Other
8/3/2010
9/30/2010 Race - African American
8/11/2010
8/12/2010 Disability - Has a Disability Heart/Cardiovascular
8/24/2010
8/26/2010 Disability - Has a Disability Heart/Cardiovascular
8/27/2010
8/30/2010 Religious Creed - Non-Christian
12/17/2010
12/28/2010 Race - Black
12/17/2010
12/28/2010 Race - Black
1/5/2011
1/5/2011 Race - African American
1/5/2011
1/5/2011 Retaliation - Filed a PHRC Complaint

Closed

1/5/2011

Closed
Closed
Closed
Closed

1/7/2011
2/2/2011
2/2/2011
2/2/2011

Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed

2/2/2011
2/2/2011
4/15/2011
4/25/2011
5/20/2011
6/7/2011
6/13/2011
6/28/2011
8/8/2011

Closed

8/8/2011

Closed

8/8/2011

Closed

8/8/2011

Closed
Closed
Closed
Closed
Closed
Closed
Closed

9/21/2011
9/21/2011
10/14/2011
10/7/2011
10/7/2011
10/27/2011
10/27/2011

Closed
Closed

11/23/2011
11/23/2011

1/5/2011 Disability - Is Related to Someone Who Has a
Disability - Mental - Other
1/13/2011 Race - African American
2/8/2011 Race - African American
2/8/2011 Disability - Has a Disability - Other
2/8/2011 Retaliation - Otherwise Opposed Unlawful
Activity
2/8/2011 Race - African American
2/8/2011 Disability - Has a Disability - Other
4/20/2011 Disability - Has a Disability - Other
4/26/2011 Retaliation - Filed a PHRC Complaint
5/25/2011 Disability - Has a Disability - Cancer
6/14/2011 Disability - Has a Disability - Other
6/14/2011 Religious Creed - Islam
6/28/2011 Sex - Female
8/9/2011 Race - Complainants race and the known
association with another person
8/9/2011 Race - Complainants race and the known
association with another person
8/9/2011 Race - Complainants race and the known
association with another person
8/9/2011 Race - Complainants race and the known
association with another person
9/27/2011 Disability - Has a Disability - Other
9/23/2011 Retaliation - Filed a PHRC Complaint
10/20/2011 Sex - Female
10/11/2011 Disability - Has a Disability - Arthritis
10/11/2011 Disability - Has a Disability - Arthritis
10/31/2011 Age - 91
10/31/2011 Disability - Has a Disability - Extremeties
Impairment
12/5/2011 Race - Bi-Racial
12/5/2011 Race - Bi-Racial

Re-Open
Closed
Closed
Closed

1/12/2012
2/9/2012
2/9/2012
3/8/2012

1/12/2012
2/9/2012
2/9/2012
3/12/2012

Disability - Has a Disability - Other
Disability - Has a Disability - Other
Age - 78
Race - Complainants race and the known
association with another person
Race - Asian
National Origin - China
Disability - Has a Disability - Depression
Familial Status - Designee Of Such Parent Or
Other Person Having Custody
Race - African American
Disability - Has a Disability - Anxiety Disorder

Closed
Closed
Closed
Closed

3/12/2012
3/12/2012
3/15/2012
3/28/2012

3/19/2012
3/19/2012
3/26/2012
3/29/2012

Closed
Closed

5/7/2012
5/7/2012

5/30/2012
5/30/2012

Closed

4/26/2012

4/27/2012 Disability - Has a Disability - Mental - Other

Closed

4/26/2012

4/27/2012 Disability - Has a Disability - Mental - Other

Closed
Closed
Closed
Closed
Closed

5/15/2012
5/21/2012
5/29/2012
5/29/2012
5/29/2012

5/15/2012
5/22/2012
6/18/2012
6/18/2012
6/18/2012

Closed

8/20/2012

8/31/2012

Closed

6/25/2012

6/26/2012

Closed
Closed
Closed
Closed
Closed

7/19/2012
7/10/2012
7/26/2012
7/25/2012
7/31/2012

7/25/2012
7/20/2012
7/27/2012
7/31/2012
8/8/2012

Disability - Has a Disability - Other
Race - African American
Race - African American
Disability - Has a Disability - Other
Retaliation - Otherwise Opposed Unlawful
Activity
Use of Guide/Support Animal - Use of
Guide/Support Animal
Disability - Has a Disability - Brain/Head
Injury (Traumatic)
Disability - Has a Disability - Obesity
Disability - Has a Disability - Back
Disability - Has a Disability - Other
Ancestry - Hispanic
Disability - Has a Disability - Back

Closed

8/6/2012

Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed

9/17/2012
9/17/2012
10/12/2012
10/12/2012
10/12/2012
11/1/2012
11/20/2012
11/20/2012
11/20/2012

Closed
Closed
Closed
Closed
Closed
Closed

12/17/2012
12/13/2012
12/13/2012
12/18/2012
12/19/2012
1/14/2013

Closed

1/14/2013

Closed
Closed
Closed

4/25/2013
7/12/2013
7/12/2013

Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed

7/16/2013
7/30/2013
8/5/2013
8/19/2013
8/19/2013
8/19/2013
8/16/2013
9/27/2013

8/7/2012 Disability - Is Related to Someone Who Has a
Disability - Brain/Head Injury
9/17/2012 Race - African American
9/17/2012 Race - African American
10/12/2012 Race - Asian
10/12/2012 National Origin - India
10/12/2012 Color - Brown
11/5/2012 Race - African American
11/20/2012 Race - African American
11/20/2012 Disability - Has a Disability - Other
11/20/2012 Retaliation - Otherwise Opposed Unlawful
Activity
12/18/2012 Disability - Has a Disability - Other
12/13/2012 Disability - Has a Disability - Other
12/13/2012 Religious Creed - Islam
12/18/2012 Disability - Has a Disability - Other
12/20/2012 Race - African American
1/14/2013 Familial Status - Parent Or Other Person
Having Legal Custody
1/14/2013 Familial Status - Parent Or Other Person
Having Legal Custody
6/27/2013 Retaliation - Filed a PHRC Complaint
7/19/2013 Race - African American
7/19/2013 Disability - Is Related to Someone Who Has a
Disability - Mental - Other
7/19/2013 Retaliation - Filed a PHRC Complaint
7/30/2013 Disability - Has a Disability - Other
8/7/2013 Disability - Has a Disability - Other
8/22/2013 Race - African American
8/22/2013 Race - African American
9/27/2013 Retaliation - Filed a PHRC Complaint
9/27/2013 Retaliation - Filed a PHRC Complaint
9/30/2013 Race - African American

Closed
Closed
Closed
Closed
Closed

9/27/2013
10/7/2013
10/28/2013
10/30/2013
12/2/2013

9/30/2013
10/11/2013
11/8/2013
11/1/2013
12/2/2013

Closed

12/2/2013

12/2/2013

Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed

1/27/2014
1/27/2014
4/23/2014
4/23/2014
3/3/2014
3/5/2014
3/5/2014
4/16/2014
4/16/2014

2/12/2014
2/12/2014
4/24/2014
4/24/2014
3/4/2014
3/6/2014
3/6/2014
4/18/2014
4/18/2014

Closed
Closed

5/27/2014
8/7/2014

5/27/2014
8/7/2014

Closed
Closed

8/21/2014
8/21/2014

9/11/2014
9/11/2014

Closed
Closed
Closed
Closed
Closed

7/25/2014
11/24/2014
11/18/2014
12/1/2014
11/25/2014

8/22/2014
11/26/2014
11/19/2014
12/4/2014
12/4/2014

Closed
Closed

11/25/2014
3/12/2015

11/26/2014
3/12/2015

Race - African American
Disability - Has a Disability - Cancer
Retaliation - Filed a PHRC Complaint
Race - Asian
Disability - Has a Disability - Other
Neurological
Disability - Has a Disability - Post Traumatic
Stress
Race - African American
Age - 74
Sex - Female
Familial Status - Domiciled With
National Origin - Mexico
Disability - Has a Disability - Hearing
Multiple Class - African American Female
Race - African American
Race - Complainants race and the known
association with another person
Age - 79
Use of Guide/Support Animal - Use of
Guide/Support Animal
Sex - Female
Disability - Has a Disability - Post Traumatic
Stress
Disability - Has a Disability - Vision
Race - African American
Disability - Has a Disability - Cancer
Race - African American
Disability - Has a Disability - Extremeties
Impairment
Disability - Has a Disability - Other
Disability - Has a Disability - Other

Closed

3/12/2015

Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed

4/24/2015
8/3/2015
8/4/2015
8/4/2015
8/24/2015
9/30/2015
1/3/2017
1/28/2016

3/12/2015 Retaliation - Otherwise Opposed Unlawful
Activity
4/27/2015 Race - African American
8/6/2015 Disability - Has a Disability - Other
8/6/2015 Race - African American
8/4/2015 Race - African American
8/24/2015 Retaliation - Filed a PHRC Complaint
9/30/2015 Race - African American
1/3/2017 Disability - Has a Disability - Alcoholism-I
1/29/2016 Disability - Has a Disability - Mental - Other

Closed
Closed
Closed
Closed
Closed

3/29/2016
4/18/2016
5/24/2016
6/13/2016
6/13/2016

3/31/2016
4/18/2016
5/25/2016
6/13/2016
6/13/2016

Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed

6/20/2016
6/20/2016
5/23/2016
6/17/2016
10/3/2016
10/3/2016
9/20/2016
8/30/2016
8/30/2016

6/20/2016
6/20/2016
5/23/2016
6/20/2016
10/7/2016
10/7/2016
9/23/2016
8/31/2016
8/31/2016

Closed
Closed

9/16/2016
10/31/2016

4/5/2017
5/16/2017

Closed

10/31/2016

5/16/2017

Closed

6/26/2017

6/26/2017

Ancestry - Chinese
Religious Creed - Coptic Christian
National Origin - United States
Disability - Has a Disability - Other
Disability - Is Related to Someone Who Has a
Record of Disability - Other
Disability - Has a Disability - Other
Age - 62
Disability - Has a Disability - Other
Sex - Male
Race - Asian
Disability - Has a Disability - Other
Race - African American
Race - African American
Retaliation - Otherwise Opposed Unlawful
Activity
Race - Asian
Retaliation - Otherwise Opposed Unlawful
Activity
Disability - Is Related to Someone Who Has a
Disability - Speech
Retaliation - Filed a PHRC Complaint

Closed
Closed
Closed

5/8/2017
2/16/2017
6/26/2017

Open
Closed

6/16/2017
9/12/2017

Closed

12/26/2017

Closed

1/10/2018

1/10/2018 Disability - Has a Disability - Parkinsons
Disease
1/12/2018 Disability - Has a Disability - Spinal Stenosis

Open

1/8/2018

1/10/2018 Disability - Has a Disability - Cerebral Palsy

Open

1/8/2018

1/10/2018 Disability - Is Related to Someone Who Has a
Disability - Other
2/22/2018 Retaliation - Otherwise Opposed Unlawful
Activity
2/22/2018 Disability - Has a Disability - Allergies
5/4/2018 Retaliation - Otherwise Opposed Unlawful
Activity
5/4/2018 Disability - Has a Disability - Mental - Other

Closed

2/14/2018

Closed
Open

2/14/2018
5/4/2018

Open

5/4/2018

Open
Closed

5/4/2018
5/29/2018

Closed

5/29/2018

Open
Open

5/18/2018
5/18/2018

Closed

6/21/2018

Closed

6/21/2018

5/17/2017 Race - African American
6/16/2017 Disability - Has a Disability - Depression
6/27/2017 Familial Status - Individual Not Yet 18 Living
With Parents Or Guardian
8/10/2017 Disability - Has a Disability - Other
9/19/2017 Disability - Has a Disability - Anxiety Disorder

5/4/2018 Disability - Has a Disability - Other
5/29/2018 Retaliation - Otherwise Opposed Unlawful
Activity
5/29/2018 Disability - Is Related to Someone Who Has a
Disability - Cerebral Palsy
5/18/2018 Sex - Female
5/18/2018 Retaliation - Otherwise Opposed Unlawful
Activity
6/22/2018 Retaliation - Otherwise Opposed Unlawful
Activity
6/22/2018 Disability - Is Related to Someone Who Has a
Disability - Autism

Closed

6/1/2018

6/5/2018 Disability - Has a Disability - Mental - Other

Closed

7/13/2018

Closed

5/3/2018

Closed
Open

7/10/2018
10/5/2018

Open
Open

10/5/2018
12/3/2018

Open
Open

12/3/2018
12/13/2018

Open

12/13/2018

Open

2/22/2019

Open
Open

2/11/2019
4/11/2019

7/13/2018 Disability - Has a Disability - Other
Neurological
5/21/2018 Disability - Has a Disability - Extremeties
Impairment
8/14/2018 Race - African American
10/11/2018 Disability - Has a Disability - Post Traumatic
Stress
10/11/2018 Race - Black
12/21/2018 Disability - Has a Disability - Extremeties
Impairment
12/21/2018 Disability - Has a Disability - Other
12/21/2018 Familial Status - Individual Not Yet 18 Living
With Parents Or Guardian
12/21/2018 Disability - Is Related to Someone Who Has a
Disability - Other
2/27/2019 Disability - Has a Disability - Extremeties
Impairment
5/28/2019 Race - African American
4/11/2019 Disability - Has a Disability - Anxiety Disorder

Open
Open

4/22/2019
4/22/2019

Open
Closed
Open
Open
Open
Open

5/28/2019
7/24/2019
9/18/2019
9/18/2019
9/18/2019
10/3/2019

Open

10/3/2019

4/22/2019 Retaliation - Filed a PHRC Complaint
4/22/2019 Disability - Has a Disability - Extremeties
Impairment
6/6/2019 Retaliation - Filed a PHRC Complaint
7/26/2019 Race - African American
9/24/2019 Race - African American
9/24/2019 Race - African American
10/3/2019 Disability - Has a Disability - Other
1/15/2020 Familial Status - Individual Not Yet 18 Living
With Parents Or Guardian
10/9/2019 Disability - Has a Disability - Mental - Other

Open

12/19/2019

Open
Open
Open

10/11/2019
11/18/2019
2/6/2020

1/15/2020 Disability - Has a Disability Heart/Cardiovascular
11/6/2019 National Origin - Mexico
12/31/2019 Race - African American
2/25/2020 Disability - Has a Disability - Other

Status
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed

Filing Date
Docket Date
Protected Class
11/16/2009
1/29/2010 Retaliation - Filed a PHRC Complaint
3/4/2010
3/12/2010 Familial Status - Process Of Obtaining Legal
Custody Of Someone Under 18
3/1/2010
3/3/2010 Race - Bi-Racial
3/1/2010
3/3/2010 Race - Bi-Racial
4/6/2010
4/7/2010 Race - Complainants race and the known
association with another person
4/6/2010
4/7/2010 Retaliation - Otherwise Opposed Unlawful
Activity
4/6/2010
4/7/2010 Race - Complainants race and the known
association with another person
4/6/2010
4/7/2010 Retaliation - Otherwise Opposed Unlawful
Activity
6/11/2010
6/15/2010 Disability - Has a Disability - Bi-Polar
7/6/2010
7/7/2010 Age - 84
7/6/2010
7/7/2010 Disability - Has a Disability - Extremeties
Impairment
7/6/2010
7/7/2010 Disability - Has a Disability - Hearing
7/12/2010
7/14/2010 Disability - Has a Disability - Other
7/12/2010
7/14/2010 Disability - Has a Disability - Other
8/3/2010
9/30/2010 Race - African American
8/11/2010
8/12/2010 Disability - Has a Disability Heart/Cardiovascular
8/24/2010
8/26/2010 Disability - Has a Disability Heart/Cardiovascular
8/27/2010
8/30/2010 Religious Creed - Non-Christian
12/17/2010
12/28/2010 Race - Black
12/17/2010
12/28/2010 Race - Black
1/5/2011
1/5/2011 Race - African American
1/5/2011
1/5/2011 Retaliation - Filed a PHRC Complaint

Closed

1/5/2011

Closed
Closed
Closed
Closed

1/7/2011
2/2/2011
2/2/2011
2/2/2011

Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed

2/2/2011
2/2/2011
4/15/2011
4/25/2011
5/20/2011
6/7/2011
6/13/2011
6/28/2011
8/8/2011

Closed

8/8/2011

Closed

8/8/2011

Closed

8/8/2011

Closed
Closed
Closed
Closed
Closed
Closed
Closed

9/21/2011
9/21/2011
10/14/2011
10/7/2011
10/7/2011
10/27/2011
10/27/2011

Closed
Closed

11/23/2011
11/23/2011

1/5/2011 Disability - Is Related to Someone Who Has a
Disability - Mental - Other
1/13/2011 Race - African American
2/8/2011 Race - African American
2/8/2011 Disability - Has a Disability - Other
2/8/2011 Retaliation - Otherwise Opposed Unlawful
Activity
2/8/2011 Race - African American
2/8/2011 Disability - Has a Disability - Other
4/20/2011 Disability - Has a Disability - Other
4/26/2011 Retaliation - Filed a PHRC Complaint
5/25/2011 Disability - Has a Disability - Cancer
6/14/2011 Disability - Has a Disability - Other
6/14/2011 Religious Creed - Islam
6/28/2011 Sex - Female
8/9/2011 Race - Complainants race and the known
association with another person
8/9/2011 Race - Complainants race and the known
association with another person
8/9/2011 Race - Complainants race and the known
association with another person
8/9/2011 Race - Complainants race and the known
association with another person
9/27/2011 Disability - Has a Disability - Other
9/23/2011 Retaliation - Filed a PHRC Complaint
10/20/2011 Sex - Female
10/11/2011 Disability - Has a Disability - Arthritis
10/11/2011 Disability - Has a Disability - Arthritis
10/31/2011 Age - 91
10/31/2011 Disability - Has a Disability - Extremeties
Impairment
12/5/2011 Race - Bi-Racial
12/5/2011 Race - Bi-Racial

Re-Open
Closed
Closed
Closed

1/12/2012
2/9/2012
2/9/2012
3/8/2012

1/12/2012
2/9/2012
2/9/2012
3/12/2012

Disability - Has a Disability - Other
Disability - Has a Disability - Other
Age - 78
Race - Complainants race and the known
association with another person
Race - Asian
National Origin - China
Disability - Has a Disability - Depression
Familial Status - Designee Of Such Parent Or
Other Person Having Custody
Race - African American
Disability - Has a Disability - Anxiety Disorder

Closed
Closed
Closed
Closed

3/12/2012
3/12/2012
3/15/2012
3/28/2012

3/19/2012
3/19/2012
3/26/2012
3/29/2012

Closed
Closed

5/7/2012
5/7/2012

5/30/2012
5/30/2012

Closed

4/26/2012

4/27/2012 Disability - Has a Disability - Mental - Other

Closed

4/26/2012

4/27/2012 Disability - Has a Disability - Mental - Other

Closed
Closed
Closed
Closed
Closed

5/15/2012
5/21/2012
5/29/2012
5/29/2012
5/29/2012

5/15/2012
5/22/2012
6/18/2012
6/18/2012
6/18/2012

Closed

8/20/2012

8/31/2012

Closed

6/25/2012

6/26/2012

Closed
Closed
Closed
Closed
Closed

7/19/2012
7/10/2012
7/26/2012
7/25/2012
7/31/2012

7/25/2012
7/20/2012
7/27/2012
7/31/2012
8/8/2012

Disability - Has a Disability - Other
Race - African American
Race - African American
Disability - Has a Disability - Other
Retaliation - Otherwise Opposed Unlawful
Activity
Use of Guide/Support Animal - Use of
Guide/Support Animal
Disability - Has a Disability - Brain/Head
Injury (Traumatic)
Disability - Has a Disability - Obesity
Disability - Has a Disability - Back
Disability - Has a Disability - Other
Ancestry - Hispanic
Disability - Has a Disability - Back

Closed

8/6/2012

Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed

9/17/2012
9/17/2012
10/12/2012
10/12/2012
10/12/2012
11/1/2012
11/20/2012
11/20/2012
11/20/2012

Closed
Closed
Closed
Closed
Closed
Closed

12/17/2012
12/13/2012
12/13/2012
12/18/2012
12/19/2012
1/14/2013

Closed

1/14/2013

Closed
Closed
Closed

4/25/2013
7/12/2013
7/12/2013

Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed

7/16/2013
7/30/2013
8/5/2013
8/19/2013
8/19/2013
8/19/2013
8/16/2013
9/27/2013

8/7/2012 Disability - Is Related to Someone Who Has a
Disability - Brain/Head Injury
9/17/2012 Race - African American
9/17/2012 Race - African American
10/12/2012 Race - Asian
10/12/2012 National Origin - India
10/12/2012 Color - Brown
11/5/2012 Race - African American
11/20/2012 Race - African American
11/20/2012 Disability - Has a Disability - Other
11/20/2012 Retaliation - Otherwise Opposed Unlawful
Activity
12/18/2012 Disability - Has a Disability - Other
12/13/2012 Disability - Has a Disability - Other
12/13/2012 Religious Creed - Islam
12/18/2012 Disability - Has a Disability - Other
12/20/2012 Race - African American
1/14/2013 Familial Status - Parent Or Other Person
Having Legal Custody
1/14/2013 Familial Status - Parent Or Other Person
Having Legal Custody
6/27/2013 Retaliation - Filed a PHRC Complaint
7/19/2013 Race - African American
7/19/2013 Disability - Is Related to Someone Who Has a
Disability - Mental - Other
7/19/2013 Retaliation - Filed a PHRC Complaint
7/30/2013 Disability - Has a Disability - Other
8/7/2013 Disability - Has a Disability - Other
8/22/2013 Race - African American
8/22/2013 Race - African American
9/27/2013 Retaliation - Filed a PHRC Complaint
9/27/2013 Retaliation - Filed a PHRC Complaint
9/30/2013 Race - African American

Closed
Closed
Closed
Closed
Closed

9/27/2013
10/7/2013
10/28/2013
10/30/2013
12/2/2013

9/30/2013
10/11/2013
11/8/2013
11/1/2013
12/2/2013

Closed

12/2/2013

12/2/2013

Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed

1/27/2014
1/27/2014
4/23/2014
4/23/2014
3/3/2014
3/5/2014
3/5/2014
4/16/2014
4/16/2014

2/12/2014
2/12/2014
4/24/2014
4/24/2014
3/4/2014
3/6/2014
3/6/2014
4/18/2014
4/18/2014

Closed
Closed

5/27/2014
8/7/2014

5/27/2014
8/7/2014

Closed
Closed

8/21/2014
8/21/2014

9/11/2014
9/11/2014

Closed
Closed
Closed
Closed
Closed

7/25/2014
11/24/2014
11/18/2014
12/1/2014
11/25/2014

8/22/2014
11/26/2014
11/19/2014
12/4/2014
12/4/2014

Closed
Closed

11/25/2014
3/12/2015

11/26/2014
3/12/2015

Race - African American
Disability - Has a Disability - Cancer
Retaliation - Filed a PHRC Complaint
Race - Asian
Disability - Has a Disability - Other
Neurological
Disability - Has a Disability - Post Traumatic
Stress
Race - African American
Age - 74
Sex - Female
Familial Status - Domiciled With
National Origin - Mexico
Disability - Has a Disability - Hearing
Multiple Class - African American Female
Race - African American
Race - Complainants race and the known
association with another person
Age - 79
Use of Guide/Support Animal - Use of
Guide/Support Animal
Sex - Female
Disability - Has a Disability - Post Traumatic
Stress
Disability - Has a Disability - Vision
Race - African American
Disability - Has a Disability - Cancer
Race - African American
Disability - Has a Disability - Extremeties
Impairment
Disability - Has a Disability - Other
Disability - Has a Disability - Other

Closed

3/12/2015

Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed

4/24/2015
8/3/2015
8/4/2015
8/4/2015
8/24/2015
9/30/2015
1/3/2017
1/28/2016

3/12/2015 Retaliation - Otherwise Opposed Unlawful
Activity
4/27/2015 Race - African American
8/6/2015 Disability - Has a Disability - Other
8/6/2015 Race - African American
8/4/2015 Race - African American
8/24/2015 Retaliation - Filed a PHRC Complaint
9/30/2015 Race - African American
1/3/2017 Disability - Has a Disability - Alcoholism-I
1/29/2016 Disability - Has a Disability - Mental - Other

Closed
Closed
Closed
Closed
Closed

3/29/2016
4/18/2016
5/24/2016
6/13/2016
6/13/2016

3/31/2016
4/18/2016
5/25/2016
6/13/2016
6/13/2016

Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed
Closed

6/20/2016
6/20/2016
5/23/2016
6/17/2016
10/3/2016
10/3/2016
9/20/2016
8/30/2016
8/30/2016

6/20/2016
6/20/2016
5/23/2016
6/20/2016
10/7/2016
10/7/2016
9/23/2016
8/31/2016
8/31/2016

Closed
Closed

9/16/2016
10/31/2016

4/5/2017
5/16/2017

Closed

10/31/2016

5/16/2017

Closed

6/26/2017

6/26/2017

Ancestry - Chinese
Religious Creed - Coptic Christian
National Origin - United States
Disability - Has a Disability - Other
Disability - Is Related to Someone Who Has a
Record of Disability - Other
Disability - Has a Disability - Other
Age - 62
Disability - Has a Disability - Other
Sex - Male
Race - Asian
Disability - Has a Disability - Other
Race - African American
Race - African American
Retaliation - Otherwise Opposed Unlawful
Activity
Race - Asian
Retaliation - Otherwise Opposed Unlawful
Activity
Disability - Is Related to Someone Who Has a
Disability - Speech
Retaliation - Filed a PHRC Complaint

Closed
Closed
Closed

5/8/2017
2/16/2017
6/26/2017

Open
Closed

6/16/2017
9/12/2017

Closed

12/26/2017

Closed

1/10/2018

1/10/2018 Disability - Has a Disability - Parkinsons
Disease
1/12/2018 Disability - Has a Disability - Spinal Stenosis

Open

1/8/2018

1/10/2018 Disability - Has a Disability - Cerebral Palsy

Open

1/8/2018

1/10/2018 Disability - Is Related to Someone Who Has a
Disability - Other
2/22/2018 Retaliation - Otherwise Opposed Unlawful
Activity
2/22/2018 Disability - Has a Disability - Allergies
5/4/2018 Retaliation - Otherwise Opposed Unlawful
Activity
5/4/2018 Disability - Has a Disability - Mental - Other

Closed

2/14/2018

Closed
Open

2/14/2018
5/4/2018

Open

5/4/2018

Open
Closed

5/4/2018
5/29/2018

Closed

5/29/2018

Open
Open

5/18/2018
5/18/2018

Closed

6/21/2018

Closed

6/21/2018

5/17/2017 Race - African American
6/16/2017 Disability - Has a Disability - Depression
6/27/2017 Familial Status - Individual Not Yet 18 Living
With Parents Or Guardian
8/10/2017 Disability - Has a Disability - Other
9/19/2017 Disability - Has a Disability - Anxiety Disorder

5/4/2018 Disability - Has a Disability - Other
5/29/2018 Retaliation - Otherwise Opposed Unlawful
Activity
5/29/2018 Disability - Is Related to Someone Who Has a
Disability - Cerebral Palsy
5/18/2018 Sex - Female
5/18/2018 Retaliation - Otherwise Opposed Unlawful
Activity
6/22/2018 Retaliation - Otherwise Opposed Unlawful
Activity
6/22/2018 Disability - Is Related to Someone Who Has a
Disability - Autism

Closed

6/1/2018

6/5/2018 Disability - Has a Disability - Mental - Other

Closed

7/13/2018

Closed

5/3/2018

Closed
Open

7/10/2018
10/5/2018

Open
Open

10/5/2018
12/3/2018

Open
Open

12/3/2018
12/13/2018

Open

12/13/2018

Open

2/22/2019

Open
Open

2/11/2019
4/11/2019

7/13/2018 Disability - Has a Disability - Other
Neurological
5/21/2018 Disability - Has a Disability - Extremeties
Impairment
8/14/2018 Race - African American
10/11/2018 Disability - Has a Disability - Post Traumatic
Stress
10/11/2018 Race - Black
12/21/2018 Disability - Has a Disability - Extremeties
Impairment
12/21/2018 Disability - Has a Disability - Other
12/21/2018 Familial Status - Individual Not Yet 18 Living
With Parents Or Guardian
12/21/2018 Disability - Is Related to Someone Who Has a
Disability - Other
2/27/2019 Disability - Has a Disability - Extremeties
Impairment
5/28/2019 Race - African American
4/11/2019 Disability - Has a Disability - Anxiety Disorder

Open
Open

4/22/2019
4/22/2019

Open
Closed
Open
Open
Open
Open

5/28/2019
7/24/2019
9/18/2019
9/18/2019
9/18/2019
10/3/2019

Open

10/3/2019

4/22/2019 Retaliation - Filed a PHRC Complaint
4/22/2019 Disability - Has a Disability - Extremeties
Impairment
6/6/2019 Retaliation - Filed a PHRC Complaint
7/26/2019 Race - African American
9/24/2019 Race - African American
9/24/2019 Race - African American
10/3/2019 Disability - Has a Disability - Other
1/15/2020 Familial Status - Individual Not Yet 18 Living
With Parents Or Guardian
10/9/2019 Disability - Has a Disability - Mental - Other

Open

12/19/2019

Open
Open
Open

10/11/2019
11/18/2019
2/6/2020

1/15/2020 Disability - Has a Disability Heart/Cardiovascular
11/6/2019 National Origin - Mexico
12/31/2019 Race - African American
2/25/2020 Disability - Has a Disability - Other

