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Executive Summary 
 
The Municipality of Norristown, 
Pennsylvania is an entitlement community 
under the U.S. Department of Housing and 
Urban Development’s (HUD) Community 
Development Block Grant Program 
(CDBG). In accordance with the Housing 
and Community Development Act of 1974, 
as amended, each entitlement community 
must “affirmatively further fair housing.”  In 
order to “affirmatively further fair housing,” 
each entitlement community must conduct a Fair Housing Analysis which identifies any 
impediments to fair housing choice and take steps to affirmatively further fair housing. 
HUD advises communities that the Analysis of Impediments to Fair Housing should also 
address “Visitability,” the Section 504 Rehabilitation Act, the Americans with Disabilities 
Act, as well as the Fair Housing Act.  
 
HUD’s Fair Housing and Equal Opportunity (FHEO) Office is now advising federal 
entitlement communities to update their Analysis of Impediments (AI) to Fair Housing 
Choice with the preparation of their Five Year Consolidated Plans, and then every five 
(5) years thereafter. In addition, each year Norristown, as part of its Annual Action Plan, 
must certify that the municipality will affirmatively further fair housing.  This means that 
Norristown will conduct an Analysis of Impediments to Fair Housing Choice (AI), take 
appropriate actions to overcome the effects of any impediments identified through the 
AI, and maintain records reflecting what analysis and corrective actions were taken.  
 
The Municipality of Norristown previously prepared an Analysis of Impediments to Fair 
Housing Choice in 2010.  The U.S. Department of Housing and Urban Development 
(HUD) has asked the Municipality to update its Analysis of Impediments based on 
changes that HUD has made in reviewing a community’s A.I. since the Westchester 
County, NY Case.  Norristown has prepared this 2012 Update to the Analysis of 
Impediments to Fair Housing Choice to focus on the status and interaction of six (6) 
fundamental conditions within the Municipality of Norristown: 

 The sale or rental of dwellings (public or private);  

 The provision of housing brokerage services; 

 The provision of financial assistance for dwellings; 

 Public policies and actions affecting the approval of sites and other 
building requirements used in the approval process for the construction of 
publicly assisted housing; 

 The administrative policies concerning community development and 
housing activities, which affect opportunities of minority households to 
select housing inside or outside areas of minority concentration; and 
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 Where there is a determination of unlawful segregation or other housing 
discrimination by a court or a finding of noncompliance by HUD regarding 
assisted housing in a recipient’s jurisdiction, an analysis of the actions 
which could be taken by the recipient to remedy the discriminatory 
condition, including actions involving the expenditure of funds made 
available under 24 CFR Part 570. 

 
Norristown is the County Seat of Montgomery County, Pennsylvania.  It is a built-up 
urban area, while most of Montgomery County is suburban with large open tracts of 
land.  The Municipality of Norristown has 57.6% of its population classified by HUD as 
low- and moderate-income, compared to Montgomery County which has a 28.6% low- 
and moderate-income population (including Norristown’s population), and 27.3% 
excluding Norristown’s low- and moderate-income population. Montgomery County’s 
low- and moderate-income universe population is 207,809 out of a total universe 
population of 726,730 persons. The Municipality of Norristown’s low- and moderate-
income population is 17,453 out of a total universe population of 30,279 (57.64% low- 
and moderate-income percentage). Norristown’s total population is only 4.2% of the 
County’s total population, however, it has 8.4% of the County’s total low- and moderate-
income population, which indicates a disproportionate share of the County’s low- and 
moderate-income persons live in Norristown.  
 
Norristown has been experiencing a slight growth in its population over the last 20 
years.  However, this growth has been the result of a more transient population.  The 
number of owner occupied housing units has been decreasing during this time period 
and the number of rental housing units has been increasing.  As of the 2010 U.S. 
Census, there were 13,420 total housing units (89.1% were occupied and 10.9% were 
vacant).  Of the occupied units in 2010, 41.5% were owner occupied and 58.5% were 
renter occupied.  Compared to the 2000 U.S. Census data, the municipality lost only 
103 total housing units, but there was a 6.6% decline in home ownership and a 
corresponding increase in the number of rental units, while only a 0.2% decline in the 
vacancy rate.  This loss of home ownership has created disinvestment in the community 
as a result of the conversion of single family homes into apartments.  This increase in 
the number of rental units has put an increased demand on the community’s aging 
infrastructure. 
  
Within the municipality there are large concentrations of poverty and the minority 
population as compared to the rest of Montgomery County.  The Montgomery County 
Housing Authority administers 2,625 Section 8 Housing Choice Vouchers for 
Montgomery County, of which 1,115 vouchers are being used for housing units in 
Norristown (42.5% of all Section 8 Vouchers).  However, there are only 6,994 rental 
occupied units in Norristown, which is 8% of all rental occupied units in Montgomery 
County (82,749 units), but the municipality has the greatest share of all Section 8 
Vouchers.  Considering the fact that there are 6,994 occupied rental units in the 
Municipality of Norristown, the 1,115 Section 8 vouchers used in Norristown comprise 
15.9% of all occupied rental units. For this reason, the Section 8 Vouchers affect the 
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rental market in regard to rental rates since the HUD Fair Market Rent (FMR) is based 
on the Philadelphia FMR for the metropolitan area, which could make it higher than if it 
was not considered part of the Philadelphia SMSA. The Montgomery County Housing 
Authority (MCHA) has chosen not to participate in the HUD Small Area Fair Market Rent 
Program, therefore Section 8 Vouchers tend to keep the rents high in Norristown. This 
large amount of Section 8 Vouchers further adds to the concentration of lower income 
households in the municipality.  Based on the latest available census data, 
Norristown’s Black or African American population is 12,310 persons, 
35.9% of the total community population and the Hispanic population 
consists of 9,714 persons, or 28.3% of the total population.   Compared to 
Montgomery County, there is a large disparity in the number of minorities 
and Hispanics.  Montgomery County’s Black or African American 
population is 69,351 persons (including Norristown), which is 8.7% of the total county 
population. Without including Norristown’s population, the County’s Black or African 
American population is 57,041 or only 8.1% of the total County population. Norristown’s 
Black or African American population is 17.75% of the County’s total minority 
population. In addition, there are 34,233 persons who are Hispanic and living in 
Montgomery County (including the Municipality of Norristown) or 4.3% of the total 
county population. According to the 2010 U.S. Census, there were 9,744 Hispanics 
living in Norristown, which is 28.5% of the total Montgomery County Hispanic 
population.   
 
Norristown has only 30,279 residents which is 4.2% of the County’s total population, yet 
it has 8.4% of the County’s total low- and moderate-income population; 42.5% of all 
Section 8 Vouchers in the County; 17.75% of County’s Black or African American 
population; and 28.5% of all Hispanics living in Montgomery County.  The concentration 
of minorities, Hispanics, and low- and moderate-income persons in Norristown, as 
compared to Montgomery County as a whole, demonstrates a need to provide 
opportunities for mobility outside the impacted areas in Norristown.  It also illustrates the 
need for a coordinated and cooperative approach between the Municipality of 
Norristown and Montgomery County, in order to affirmatively further fair housing in both 
the municipality and the County. This is the basis for the first impediment listed in this 
A.I.   
 
The Fair Housing Act was originally passed in 1968 to protect buyers and renters from 
discrimination from sellers and landlords by making it unlawful to refuse the sale or 
rental of a property to a person based on their inclusion in a protected class. The Fair 
Housing Act prohibits discrimination against persons based on their: 

 race, 

 color, 

 religion, 

 sex,  

 national origin, 
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 disability, 

 or familial status in the sale, rental, and financing of housing.   
 
The methodology employed to undertake this Analysis of Impediments included: 
 

 Research 

- A review of the Municipality’s 2010 Analysis of Impediments to Fair 
Housing Choice, the Municipality’s Zoning Ordinance, the 
Municipality’s Comprehensive Plan, as well as a review of the FY 
2010-2014 Consolidated Plan, FY 2011 Annual Action Plan, FY 
2012 Annual Action Plan, and Consolidated Annual Performance 
Evaluation Reports for FY 2007 through FY 2010. 

- A review of the Montgomery County Housing Authority policies and 
procedures in the Admission and Continued Occupancy, and the 
Housing Choice Voucher Administrative Plan. 

- The most recent demographic data for the Municipality of 
Norristown was analyzed from the U.S. Census, which included 
general, demographic, housing, economic social, and disability 
characteristics.  

- A review of the residential segregation data from CensusScope 
was completed.  

- A review of the U.S. Department of Housing and Urban 
Development Comprehensive Housing Affordability Strategy (HUD-
CHAS) data was undertaken. 

- A review of financial lending institutions through the Home 
Mortgage Disclosure Act (HMDA) database was completed. 

- A review of the real estate and mortgage practices was undertaken. 

- Home mortgage foreclosure data was reviewed.  

- A review of the Montgomery County MH Program FY 2013-2017, 
Mental Health Plan. 

 
 Interviews & Meetings 

- Meetings and/or interviews were conducted with the Montgomery 
County Housing Authority; Accion Communal Latino Americana de 
Montgomery County (ACLAMO); Community Action Development 
Commission (CADCOM); Fair Housing Rights Center of 
Southeastern Pennsylvania; Fair Housing Council of Montgomery 
County; Montgomery County Aging and Adult Services; 
Montgomery County Association of Realtors; Montgomery County 
Housing Coalition; Legal Aid of Southeastern Pennsylvania; 
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Montgomery County Planning Commission; Inter-Faith Housing 
Alliance (I-FHA); United Way of Southeastern Pennsylvania; Laurel 
House; Salvation Army; Equality PA; Ministerium; Women’s Center 
of Montgomery County - Norristown Branch; Montgomery County 
Foundation – MBF Center Fund; community, social service, and 
advocacy agencies for the disabled; housing providers; Municipality 
staff members.  

- Surveys were sent to each housing, social service, and community 
development agency that was invited to the roundtable discussions.  

- The following agencies were in attendance for the roundtable 
meetings: Norristown Borough Town Watch; Montgomery County 
Redevelopment Authority; Habitat for Humanity of Montgomery 
County; Municipality of Norristown Planning Department; 
Montgomery County Department of Housing and Community 
Development; and Genesis Housing Corporation.   

- Follow up phone calls were made when an organization neither 
returned a survey nor attended a meeting.  

 
 Analysis of Data 

- Low- and moderate-income areas were identified and mapped. 

- Concentrations of minority populations were identified and mapped. 

- Concentrations of owner-occupied and renter-occupied housing 
units were identified and mapped. 

- Locations of Section 8 Voucher units. 

- Fair housing awareness in the community was evaluated. 

- Distribution of public and assisted housing units was analyzed and 
mapped. 

- The location of CDBG expenditures throughout the Municipality 
was analyzed. 

- The location of HOME expenditures throughout the Municipality 
was analyzed.  

- The Municipality’s Five Year Goals and Objectives were reviewed. 
 

 Potential Impediments  

- Public sector policies that may be viewed as impediments were 
analyzed. 

- Private sector policies that may be viewed as impediments were 
analyzed.  
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- The status of previously identified impediments were analyzed.  

 
 Citizen Participation  

- Electronic copies of a citizen fair housing survey was made 
available on the Municipality of Norristown’s website and distributed 
to several social service and housing agencies throughout the 
Municipality to encourage citizen input.  

- The draft 2012 Update to the Analysis of Impediments to Fair 
Housing Choice was made available on the Norristown’s website 
and hardcopies were placed at the:  

o Norristown Municipal Building 
235 East Airy Street 
Norristown, PA 19401 

o Montgomery County – Norristown Public Library 
1001 Powell Street 
Norristown, PA 19401 

This was done to gather additional public comment on the AI Plan.  
The display period was from Friday, February 1, 2013 through 
Friday, February 15, 2013.  

- The Analysis of Impediments is scheduled to be approved by the 
governing body at its meeting of March 5, 2013. 

  
The Municipality of Norristown’s 2012 Update to the Municipality’s Analysis of 
Impediments to Fair Housing Choice has identified the following fair housing 
impediments, as well as defining specific goals and strategies for the community to 
address each impediment. 
 

 Impediment 1:  Countywide Approach to Affirmatively Furthering Fair 
Housing. 
 

The housing, racial and socio-economic data from the U.S. Census of 
2010, as well as the amount of subsidized housing in the Municipality of 
Norristown illustrates that there is a concentration of low- and moderate-
income persons, minorities, and Hispanics living in the Municipality as 
compared to Montgomery County as a whole.  

Goal: Provide housing and economic opportunities for low- and moderate-
income persons and the protected classes to live and work outside 
impacted areas. 

The strategies to meet this goal include: 
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- 1-A: Establish an Affirmatively Furthering Fair Housing 
(AFFH) Task Force for Montgomery County with 
representativesfrom the Municipality of Norristown, Montgomery 
County, U.S. Department of Housing and Urban Development 
(HUD), the two Fair Housing Councils, the Montgomery County 
Housing Authority (MCHA), and the other two federal CDBG 
Entitlement Communities in Montgomery County.  

- 1-B: The AFFH Task Force should review the mobility 
policies and procedures of the Montgomery County Housing 
Authority to encourage and support low- and moderate-income 
Housing Choice Voucher holders to move outside racially and 
economically impacted areas in Montgomery County. 

- 1-C: The four (4) federal Entitlement jurisdictions: 
Montgomery County, Norristown, Lower Merion and Abington 
should coordinate and cooperate in the preparation and 
implementation of their individual Analysis of Impediments (A.I.) 
and/or prepare and adopt a joint A.I.  

- 1-D: The four (4) federal Entitlement jurisdictions should work 
with Montgomery County to promote and encourage the 
development of affordable housing throughout Montgomery 
County in areas that are not economically or racially impacted. 
 

 Impediment 2:  Private Lending and Insurance Practices.  
 
The HMDA data suggests that there is a disparity between the approval 
rates of home mortgage loans originated from white and those originated 
from minority applicants, and furthermore, based on testing performed by 
the Fair Housing Rights Center of Southeastern PA (FHRCSP), there 
appears to be discrimination in obtaining insurance quotes. 
 
Goal:  Approval rates for all originated home mortgage loans and 
homeowner insurance will be fair, unbiased and equal, regardless of race, 
familial status, and location. 

 
 The strategies to meet this goal include: 

- 2-A:  The Municipality should undertake or contract with an 
outside independent agency or firm to conduct an in depth 
review of the mortgage lending practices of the local banks and 
financial institutions. 

- 2-B:  Testing should be performed by an outside independent 
agency to determine if any patterns of discrimination are present 
in home mortgage lending practices and insurance underwriting 
of properties located in lower income areas of the municipality. 
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- 2-C:  If Federal and State funding becomes available, a higher 
rate of public financial assistance should be provided to 
potential homebuyers in lower income neighborhoods to 
improve the loan to value ratio, so that private lenders will 
increase the number of loans made in these areas. 

- 2-D:  The Municipality has limited CDBG funds, so it should 
continue to fund its community improvement programs in 
targeted low-income neighborhoods to improve public safety 
protection in these areas which will reduce the insurance risk 
factors for homeowner insurance underwriting. 

 

 Impediment 3:  Lack of Financial Resources. 
 

The Federal Government continues to reduce the amount of CDBG and 
HOME funds in HUD’s annual budget, which reduces the allocations to 
entitlement communities, thus putting a strain on limited financial 
resources due to the housing crisis and increased unemployment. 

Goal: Increase federal funding for the CDBG and HOME Programs to pre- 
FY 2010 budget levels which will allow entitlement communities to better 
achieve their housing and community development goals. 

The strategies to meet this goal include: 

- 3-A:  Contact the Congressmen from Pennsylvania and 
Montgomery County to increase the appropriations for the 
CDBG and HOME programs. 

- 3-B:  Encourage and support non-profit housing agencies to 
apply for funding for housing from federal, state, and private 
foundation resources to promote and develop affordable 
housing throughout Montgomery County, but outside impacted 
areas. 

- 3-C:  The Montgomery County Housing Authority and the 
Montgomery County Department of Housing  and Community 
Development should promote, sponsor, and partner with private 
developers to build affordable housing using the Low Income 
Housing Tax Credit (LIHTC) Program throughout Montgomery 
County, but outside impacted areas. 

- 3-D:  Cooperate with Montgomery County and the other two 
federal CDBG Entitlement Communities in Montgomery County 
to pool resources and leverage private funds to develop 
affordable housing outside impacted areas throughout 
Montgomery County.  
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 Impediment 4:  Fair Housing Education and Outreach.  
 

There is a continuing need to educate persons about their rights under the 
Fair Housing Act and to raise community awareness to affirmatively 
further fair housing choice, especially for low-income residents and the 
Hispanic population. 
 
Goal:  Improve the public’s and local official’s knowledge and awareness 
of the Fair Housing Act, related laws, regulations, and requirements to 
affirmatively further fair housing in the community. 
 

 The strategies to meet this goal include: 

- 4-A:  Continue to promote Fair Housing awareness through 
seminars and training to provide educational opportunities for all 
persons to learn more about their rights under the Fair Housing 
Act and Americans With Disabilities Act. 

- 4-B:  Continue to make available to and distribute literature and 
informational material, in English and Spanish, to pass out, 
concerning fair housing issues, an individual’s housing rights, 
and responsibilities to affirmatively further fair housing. 

- 4-C:  Include a link on the municipality’s website that will provide 
information on Fair Housing, a person’s housing rights, and who 
to contact in cases of suspected housing discrimination. 

- 4-D:  Continue to contract with the Fair Housing Rights Center 
to provide testing services, referrals, and assistance in resolving 
Fair Housing complaints that may arise in the municipality. 

- 4-E:  Educate and promote that all residents have a right to live 
in any community in Montgomery County, especially outside 
impacted areas. 

 

 Impediment 5:  Public Policies and Regulations.  
 

The Municipal Zoning Ordinance is outdated and needs to be revised.  
Norristown is in the process of reviewing and re-writing its zoning 
ordinance to bring it into compliance with the Fair Housing Act.  Several 
key sections have been completed over the past ten months, and the final 
revised document will be available for public comment in 2013. Other 
municipal policies and ordinances need to be reviewed and revised if 
necessary, in order to affirmatively further fair housing. 
 
Goal:  The Municipal Zoning Ordinance and other policies and ordinances 
will promote affordable housing and affirmatively further fair housing in 
order to meet the needs of all residents in Norristown. 
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 The strategies to meet this goal include: 

- 5-A:  The municipality in its review and revisions to the Zoning 
Ordinance should change the definition of the word “Family” to 
permit six (6) or less disabled persons to live together and be 
considered as a single family unit. Other definitions should also 
be added to the Zoning Ordinance, including:  “Accessibility”, 
“Americans with Disability Act (ADA)”, “Disability (Disabled or 
Handicapped Person)”, “Fair Housing Act”, “Handicap”, “Section 
504 Rehabilitation Act”, and “Visitability”. 

- 5-B:  The municipality should review and consider expanding 
locations where group homes are permitted.  Presently, group 
homes are only permitted in the “TR – Town Residential 
District”.  This is a very small area located in the center of 
Norristown, north of the Central Business District.  This area 
also has the highest percentage of minority concentration and 
over 70% low- and moderate-income.  Group homes should be 
permitted in other residential districts that permit duplexes or 
multi-family housing, and areas that are not impacted. Group 
homes need to be located throughout Montgomery County and 
this need should be brought to the attention of Montgomery 
County Planning Commission to address on a countywide basis. 

- 5-C:  The specific use regulations found in §320-135 of the 
Zoning Ordinance should be revised and reworded, since 
establishing minimum distance requirements between group 
homes is in violation of the Fair Housing Act.   

- 5-D:  The recently enacted Ordinance No. 12-03 of 2012 which 
amended the Rental Property Law of Norristown was 
controversial.  The municipality has since repealed that 
Ordinance.  The municipality needs to continue its review of 
other policies and ordinances to protect the rights of its 
residents.   

 

 Impediment 6:  Continuing Need for Affordable Rental Housing.  
 
The Municipality of Norristown has the greatest supply of affordable rental 
housing in the County.  However, the monthly cost of rent for apartments 
has steadily increased to the point that over 65.5% of all renter 
households in Norristown with incomes less than 50% of the median 
income are considered cost overburdened. 
 
Goal:  Additional affordable rental housing will be developed outside 
impacted areas throughout Montgomery County, especially for households 
whose income is less than 50% of the median income and the disabled, 
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through new construction (in-fill housing) and the rehabilitation of vacant 
buildings and mixed-use buildings to reduce the number of lower income 
households who are cost overburdened.   

 
 The strategies to meet this goal include: 

- 6-A:  Support and encourage both private developers and non-
profit housing providers to develop plans for the construction of 
new affordable mixed income rental housing that is located 
outside of areas with lower income concentrations throughout 
Montgomery County. 

- 6-B:  Continue to support and encourage the rehabilitation of 
existing housing units in Norristown to become decent, safe, 
and sound rental housing that is affordable to lower income 
households. 

- 6-C:  Continue to encourage the development of group homes 
for the disabled outside impacted areas throughout Montgomery 
County and deconcentrate housing for the disabled by working 
with Montgomery County to provide satellite services and 
transportation for the disabled so they can reside anywhere in 
Montgomery County. 

- 6-D:  Provide financial assistance to low-income households 
that are cost overburdened, particularly those households 
whose incomes are at or below 50% of the area’s median family 
income to reduce the cost for their housing. 

 
 Impediment 7:  Continuing Need for Affordable Housing for Sale.  
 

The median value and cost to purchase and maintain a single family home 
in Norristown that is decent, safe, and sound, has increased significantly 
to over $100,000, and it is even higher in Montgomery County, which 
limits the choice of housing for lower income households to impacted 
areas in Norristown. 
 
Goal:  Promote the development of for-sale single family homes for lower 
income households through new construction, in-fill housing, and 
rehabilitation of vacant houses, outside areas of low-income concentration 
throughout Montgomery County. 

 
 The strategies to meet this goal include: 

- 7-A:  Continue to support and encourage plans from both 
private developers and non-profit housing providers to develop 
and construct new affordable housing that is for-sale and which 
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is located outside areas with lower income concentrations 
throughout Montgomery County. 

- 7-B:  Continue to support and encourage the acquisition, 
rehabilitation and resale of existing housing units to become 
decent, safe, and sound for-sale housing that is affordable to 
lower income households, especially in Norristown. 

- 7-C:  Partner with Montgomery County to provide financial 
assistance in the form of down payment assistance and low 
interest loans to lower income households to become 
homebuyers anywhere in Montgomery County, but outside 
impacted areas. 

- 7-D:  Continue to support homebuyer education and training 
programs to improve homebuyer awareness and increase the 
opportunities for lower income households to become 
homebuyers and move outside areas of low-income 
concentrations. 
 

 Impediment 8:  Continuing Need for Accessible Housing Units That 
Are For-Sale or Rent. 

 
As an older built-up urban environment, there is a lack of accessible 
housing units and developable sites in Norristown, since 69.2% of the 
municipality’s housing units were built over 50 years ago and do not have 
accessibility features. 
 
Goal:  Increase the number of accessible housing units through new 
construction and rehabilitation of existing housing units for the physically 
disabled. 
 
The strategies to meet this goal include: 

- 8-A:  Continue the on-going programs to increase the amount of 
accessible housing through the rehabilitation of the existing 
housing stock by providing low-interest loans or grants to 
homeowners and landlords who will make handicap 
improvements, and will keep their rents affordable. 

- 8-B:  Increase the amount of accessible housing through new 
construction of handicap units that are accessible and visitable 
through financial or development incentives on available vacant 
and developable land in Montgomery County. 

- 8-C:  Continue to enforce the ADA and Fair Housing 
requirements for landlords to make “reasonable 
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accommodations” to their rental properties so they become 
accessible to tenants who are disabled. 

- 8-D:  Continue to provide financial assistance to elderly 
homeowners in Norristown to make accessibility improvements 
to their properties in order for these residents to remain in their 
own homes.  
 

 Impediment 9:  De-Institutionalization of Norristown State Hospital 
Patients.  

 
With the reduction in the number of in-patients that will be housed in the 
state mental health care facility in Norristown, there is the possibility that 
the dispersal will be into the surrounding neighborhoods where there are 
more rental units than single family homes and the area is already 
impacted. 
 
Goal:  Decent, safe, sound, and affordable housing opportunities will be 
made available to those congregate living residents who will be de-
institutionalized. 

 
 The strategies to meet this goal include: 

- 9-A:  The Municipality of Norristown has been excluded from 
the planning efforts being developed by the State and County. 
Norristown should notify the State and County that it wants to be 
a partner in the planning process to develop and support a 
coordinated plan for the dispersal and de-institutionalization of 
the existing residents who are residing at the state mental 
hospital. 

- 9-B:  Montgomery County and the Municipality of Norristown will 
need to amend their Five Year Consolidated Plan in regard to 
the required section entitled “Development and Implementation 
of a Discharge Coordination Policy.” 

- 9-C:  Montgomery County needs to conduct public meetings 
with municipal and county residents of the surrounding areas to 
present the dispersal and de-institutional action plan for the re-
housing of these former residents into the community. 

- 9-D:  Promote and encourage a plan for the development of 
new affordable housing for the former residents of Norristown 
State Hospital into areas outside concentrations of low-income 
households in Montgomery County. 
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- 9-E:  The County and State should provide satellite services 
and transportation for the former residents so they can reside 
anywhere in Montgomery County. 

 

 Impediment 10:  Improve the Mobility and De-concentration of Lower 
Income Areas. 

 
There is a concentration of lower income households in the central and 
southern portions of the municipality (C.T. 2035, B.G. 4 with 81.8% 
low/mod population), while most of the County does not have similar 
concentrations of poverty as shown in the 2010 U.S. Census Data. 
 
Goal:  Increase the mobility opportunities of lower income households to 
move outside concentrated Low/Mod income areas to non-impacted areas 
throughout Montgomery County. 

 
 The strategies to meet this goal include: 

- 10-A:  Partner with Montgomery County to promote down 
payment and financial assistance programs to lower income 
households to enable these households to move outside areas 
of lower income concentration into non-impacted areas of the 
County.  

- 10-B:  Continue to support the program with the county to 
identify areas for the development of new affordable housing on 
the outskirts of the municipality and adjacent areas in the county 
in order to de-concentrate low-income areas.  

- 10-C:   Continue to provide development and financial 
incentives for new development sites outside areas of lower 
income concentration for affordable housing for lower income 
households. 

- 10-D:  Continue to promote and encourage mixed-income 
housing developments with private developers to provide 
housing opportunities and mobility of lower income households 
to move outside areas with a concentration of lower income 
residents throughout Montgomery County. 

- 10-E:  Reform the practices of the Montgomery County Housing 
Authority’s Housing Choice Voucher Program by participating in 
the HUD Housing Mobility Grant Program for Southeastern 
Pennsylvania to develop a regional housing mobility program to 
promote housing choices in inclusive, stable, and economically 
prosperous communities. 
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I. Introduction  
 

The Municipality of Norristown is 
an entitlement community under 
the U.S. Department of Housing 
and Urban Development’s (HUD’s) 
Community Development Block 
Grant Program (CDBG).  In 
accordance with the Housing and 
Community Development Act of 
1974, as amended, each 
entitlement community must 
“affirmatively further fair housing.”  
In order to “affirmatively further fair 
housing” the community must conduct a Fair Housing Analysis which identifies 
any impediments to fair housing choice. In addition, each year the City signs a 
certification that it is affirmatively furthering fair housing.  The HUD Fair Housing 
and Equal Opportunity (FHEO) Office is now advising federal entitlement 
communities to update their Analysis of Impediments to Fair Housing Choice 
when the Five Year Consolidated Plans are completed, and then every five (5) 
years thereafter.  
 
HUD defines “fair housing choice” 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.” 

 
A Fair Housing Analysis consists of the following six (6) conditions: 

a. The sale or rental of dwellings (public or private); 

b. The provision of housing brokerage services; 

c. The provision of financial assistance for dwellings; 

d. Public policies and actions affecting the approval of sites and other 
building requirements used in the approval process for the 
construction of publicly assisted housing; 

e. The administrative policies concerning community development 
and housing activities, which affect opportunities of minority 
households to select housing inside or outside areas of minority 
concentration; and 

f. Where there is a determination of unlawful segregation or other 
housing discrimination by a court or a finding of noncompliance by 
HUD regarding assisted housing in a recipient’s jurisdiction, an 
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analysis of the actions which could be taken by the recipient to 
remedy the discriminatory condition, including actions involving the 
expenditure of funds made available under 24 CFR Part 570. 

 
The Municipality of Norristown focuses its CDBG entitlement funds toward 
improving the quality of life for its residents, who are extremely low, very low, and 
low-income, and to preserve and increase the housing stock of affordable owner 
and renter housing units.  The CDBG activities have been separated into broad 
categories addressing priority needs identified in the Municipality’s FY 2010-2014 
Consolidated Plan. 

 
Priority One:  Improve the economic base of the community so that 

Norristown will become economically self-sufficient to an 
extent that will allow the local government to provide an 
adequate level of services to all its residents. 

 
Priority Two:  Upgrade the housing stock for residents of all income levels 

in order that every resident will occupy safe, healthy, and 
decent living quarters. 

 
Priority Three: Enhance neighborhood values by keeping them physically 

sound and visually attractive, and by providing recreational 
facilities and other amenities that will have a positive effect 
on the quality of life. And also eliminate conditions 
detrimental to the public’s health safety and welfare. 

 
The following priority housing needs were identified in Norristown’s FY 2010-
2014 Consolidated Plan: 

 Increasing homeownership.  This is Norristown’s most significant 
current need, because the homeownership rates have declined in recent 
years.  From 1990 to 2000, census figures indicate that the percentage of 
owner-occupied housing units declined from 55.1% to 48.1%.  Recent 
estimates show the percentage of owner-occupied housing in Norristown 
rising to 50.1% by 2008, although these calculations may not consider the 
full impact of the housing crisis, and the associated high rates of 
foreclosure.  Projections indicate that homeownership rates will fall back 
under 50% (49.7%) by 2013.   

 Rehabilitating housing owned by low-income households.  An 
estimated 50% of the substandard units suitable for rehabilitation are 
occupied by extremely low income, very low income or low income 
households.  Norristown is fully developed, with little or no land available 
for new affordable residential construction.  In order to preserve 
Norristown’s affordable housing stock, the Municipality will continue to 
rehabilitate and avoid demolition of standard and substandard units 
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suitable for rehabilitation.  Norristown will also increase its affordable 
housing stock by rehabilitating vacant units suitable for rehabilitation and 
resale to low- and moderate-income families. 

 Rehabilitation of rental housing.  Norristown is committed to stepping 
up code enforcement efforts on rental properties.  At the same time, the 
Municipality will continue to support deconcentration of protected classes 
by encouraging other agencies, such as the Montgomery County 
Department of Housing and Community Development, to continue efforts 
to fund the rehabilitation of existing rental properties outside of Norristown. 

 
The following priority community development needs were identified in 
Norristown’s FY 2010-2014 Consolidated Plan: 

 Revitalizing Norristown’s stagnant economy through rehabilitation of public 
infrastructure, including parks and public facilities, to attract businesses 
and residents back into the community. 

 
HUD-FHEO suggests that communities conducting a fair housing analysis 
consider the policies surrounding “visitability,” the Section 504 Rehabilitation Act, 
the Americans with Disabilities Act, and the Fair Housing Act.  Housing that is 
“visitable” has the most basic level of accessibility that enables persons with 
disabilities to visit the home of a friend, family member, or neighbor.  “Visitable” 
housing has at least one accessible means of ingress/egress, and all interior and 
bathroom doorways have 32-inch clear openings. Section 504 of the 
Rehabilitation Act (24 CFR Part 8), known as “Section 504” prohibits 
discrimination against persons with disabilities in any program receiving Federal 
funds. The Americans with Disabilities Act (42 U.S.C. 12131; 47 U.S.C. 155, 201, 
218, and 225) (ADA) prohibits discrimination against persons with disabilities in 
all programs and activities sponsored by state and local governments. The Fair 
Housing Act requires property owners to make reasonable modifications to units 
and/or public areas in order to allow a disabled tenant to make full use of the unit. 
Additionally, property owners are required to make reasonable accommodations 
to rules or procedures to afford a disabled tenant full use of the unit. As it relates 
to local zoning ordinances, the Fair Housing Act prohibits local government from 
making zoning or land use decisions, or implementing land use policies that 
exclude or discriminate against persons of a protected class.  
 
The Municipality of Norristown previously prepared an Analysis of Impediments 
to Fair Housing Choice in 2010.  The U.S. Department of Housing and Urban 
Development (HUD) has asked the Municipality to update its Analysis of 
Impediments based on changes that HUD has made in reviewing a community’s 
AI since the Westchester County, NY Case.  This 2012 Update to the Analysis of 
Impediments to Fair Housing Choice will outline progress that has been made 
since the previous Analysis of Impediments, explore the continuation of these 
impediments where necessary, and identify any new impediments to fair housing 
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choice.  The 2012 Update to the Analysis of Impediment to Fair Housing Choice 
is designed to act as a planning tool, providing the Municipality of Norristown with 
the necessary framework to strategically reduce the identified impediments to fair 
housing choice over the next five (5) years, and to give the municipality the ability 
to make modifications or changes, as necessary, based on events and activities 
that may happen in the municipality over this time period.   
 
In order to affirmatively further fair housing in Norristown, the Municipality must 
look beyond its boundaries and coordinate fair housing with Montgomery County 
and the surrounding region. Norristown needs to be closely tied to the Southeast 
Pennsylvania First Suburbs Project and others agencies and programs to 
promote fair housing and reduce the concentration of low- and moderate-income 
persons in impacted neighborhoods. The goal is to provide housing opportunities 
to the residents of those areas to live in non-impacted areas. According to 
Building One Pennsylvania, 89.0% of the Housing Choice Vouchers allocated in 
the Southeastern Pennsylvania suburbs are used in only a handful of 
communities which are financially challenged, such as Norristown. Fair housing 
choice is the purpose of the A.I. and the opportunity should be made available to 
low-income residents and members of the protected classes to live anywhere in 
Montgomery County and the Southeastern Pennsylvania Region. The barriers to 
fair housing choice, that surround Norristown, need to be removed. 
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II. Background Data 
 

In order to perform an analysis of 
impediments to fair housing choice 
in the Municipality of Norristown, 
the demographic, housing, 
economic, and social 
characteristics of the Municipality 
were evaluated as a basis for 
determining and identifying any 
potential impediments to fair 
housing choice.  
 
Norristown is the County Seat of 
Montgomery County and is located 
northwest of the City of Philadelphia. Situated on the Schuylkill River, Norristown 
has a rich history of agriculture and industry. Norristown has been governed 
under the state’s home rule charter since 1986, when it was designed as the 
“Municipality of Norristown.”  Previously it was a borough and incorporated under 
Pennsylvania’s Borough Code.  
 
The information from the 2000 U.S. Census is the most recent complete set of 
data available for the Municipality of Norristown.  However, the 2006-2010 
American Community Survey offers recent estimates of general demographics 
for Norristown.  Additionally, some data from the 2010 U.S. Census has been 
released to date, and this data will be presented whenever possible. This Census 
data, along with other databases such as the CHAS Data, have been used to 
evaluate Norristown’s demographic and socio-economic characteristics, as well 
as other conditions affecting fair housing choice.  
 
Part VIII, Appendix A of this report contains extensive demographic data that is 
summarized and/or illustrated in the following sections. Part VIII, Appendix B 
includes full-page maps of the demographic data which are also shown in the 
narrative pages.  
 

 
A. Population, Race, Ethnicity, and Religion: 
 

Population 

The Municipality of Norristown experienced several decades of population 
loss, with the biggest loss occurring between 1980 (population of 34,684 
people) and 1990 (population of 30,749). Since 1990, however, 
Norristown has experienced a steadily growth in population. The 2000 
U.S. Census reported that the population grew to 31,282 people (an 
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increase of 1.7%). The 2010 U.S. Census reports that Norristown 
experienced an even larger population growth over the previous decade, 
an increase of 9.7% to 34,324 people which almost equals the 1980 
population level. 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 Commonwealth of Pennsylvania experienced a smaller 
population growth of 3.4% as the population grew from 12,281,054 in 
2000 to 12,702,379 in 2010.  

Population Change for the Municipality of Norristown 

 
            Source: U.S. Census Data (1980 – 2010)   

Race 

The following table highlights the racial composition of Norristown at the 
time of the 2000 and 2010 U.S. Census counts.  

 
Race and Hispanic or Latino Population in Norristown 

 

Race and 
Hispanic or 
Latino 

2000 U.S. Census 2010 U.S. Census 

Population 
Count Percentage Population 

Count Percentage

Total 31,282 -- 34,324 -- 

One race 30,321 96.9% 32,747 95.4% 

White alone 16,992 54.3% 14,048 40.9% 

Black or African 
American alone 10,887 34.8% 12,310 35.9% 

28,000 

29,000 

30,000 

31,000 

32,000 

33,000 

34,000 

35,000 

1980 1990 2000 2010
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American Indian 
and Alaska Native 
alone 

63 0.2% 150 0.4% 

Asian alone 926 3.0% 718 2.1% 

Native Hawaiian 
and Other Pacific 
Islander alone 

10 0.0% 34 0.1% 

Some other race 
alone 1,443 4.6% 5,487 16.0% 

Two or more 
races 961 3.1% 1,577 4.6% 

Hispanic or Latino 3,282 10.5% 9,714 28.3% 

Source: 2000 U.S. Census and 2010 U.S. Census 
 

The demographics of the population in Norristown fluctuated between 
2000 and 2010. During this time, the Municipality experienced a decrease 
in the number and percentage of people identifying themselves as “White 
alone” or “Asian alone.”  All other minority groups saw an increase in 
number of residents, as well as an increase in the overall percentage of 
the Municipality's population. In particular, “some other race” and the 
Hispanic or Latino population experienced the largest increase.  The 
increase in the Hispanic or Latino population of almost 6,500 people in 10 
years accounts for a major factor in the community’s population increase 
of over 3,000 people during that same 10 year period. 
 
The racial composition of Montgomery County (excluding Norristown) is 
quite different from Norristown. Based on the 2010 U.S. Census Data, the 
County’s total population was 799,874 people. The number of persons of 
one race was 98.1%. The number of white alone was 81.1%. The number 
of Black or African American alone was 8.7%. The number of Hispanics 
was 4.3%. 
 

Race and Hispanic or Latino Population in Montgomery County 
Excluding Norristown 

Race and 
Hispanic or 
Latino 

2000 U.S. Census 2010 U.S. Census 

Population 
Count Percentage Population 

Count Percentage

Total 718,815 -- 765,550 -- 

One race 711,050 98.9% 751,607 98.2% 

White alone 631,518 87.9% 634,973 82.9% 
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Black or African 
American alone 45,082 6.3% 57,041 7.5% 

American Indian 
and Alaska Native 
alone 

785 0.1% 1,024 0.1% 

Asian alone 29,265 4.1% 50,847 6.6% 

Native Hawaiian 
and Other Pacific 
Islander alone 

245 0.0% 262 0.0% 

Some other race 
alone 4,155 0.6% 7,460 1.0% 

Two or more 
races 7,765 1.1% 13,943 1.8% 

Hispanic or Latino 12,018 1.7% 24,519 3.2% 

Source: 2000 U.S. Census and 2010 U.S. Census 
 
The demographics of the population in Montgomery County (excluding 
Norristown) also changed between 2000 and 2010. During this time, the 
County experienced a decrease in the number and percentage of people 
identifying themselves as “One race” or “White alone,” while all other 
minority groups saw an increase in number of residents, as well as an 
increase in the overall percentage of the County's population. In particular, 
the Asian and the Hispanic or Latino population experienced the largest 
increase.  The Hispanic or Latino population in Montgomery County more 
than doubled in 10 years with an increase of 12,501 people, bringing the 
total Hispanic or Latino population from 12,018 to 24,519. 
 
Another way to consider racial distribution in a community is to look at the 
dissimilarity indices for an area.  Dissimilarity indices measure the 
separation or integration of races across all parts of the Municipality. The 
dissimilarity index, based on the 2000 U.S. Census data and available 
data from CensusScope (http://www.censusscope.org), compares the 
integration of racial groups with the white population of the Municipality on 
a scale from 0 to 100%, with 0% being completely integrated and 100% 
being completed separate. The chart below highlights the dissimilarity 
indices for various race and ethnic groups as compared to the white 
population in the Municipality of Norristown. The Black/African American 
population is the largest minority group in Norristown and has a 
dissimilarity index of 41.5%, meaning that 41.5% of the white population 
would need to move to another neighborhood so that blacks and whites 
would be more evenly distributed in the Municipality. The Hispanic 
population is the second largest minority population, with a dissimilarity 
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index of 48.9%. All other minority groups have relatively small populations, 
which introduces some error into the calculation of the dissimilarity 
indices.  More specifically, for populations under 1,000 people, the 
dissimilarity index may be high even if the population is evenly distributed 
across the Municipality.  The Black/African American and Hispanic 
populations are the only minority populations in Norristown with 
populations exceeding 1,000 people. As a result, the dissimilarity indices 
of the other minority populations misrepresent the actual distribution of 
these populations across Norristown.  
 

 
Dissimilarity Indices in the Municipality of Norristown 

 

 
Source: http://www.censusscope.org  

 
The following maps highlight the racial composition in the census tracts 
throughout Norristown according to the 2006-2010 American Community 
Survey. The darkest shaded census tracts indicate the highest 
concentration of each population group, and the lightest shaded block 
groups indicate the lowest concentration of each population group. The 
White population is primarly concentrated in the northern and eastern 
parts of Norristown.  The majority of the minority population is located in 
the central and southeastern portion of the Municipality.   
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White Population in Norristown  
 

 
Source: 2010 U.S. Census 

 

Minority Population in Norristown  
 
 

 
 

Source: 2010 U.S. Census  
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Ethnicity 

The following table highlights the ethnicities of Norristown’s residents at 
the time of the 2000 Census and more recent reports.    

  
Ethnicity and Ancestry in Norristown  

 

ANCESTRY 
2000 U.S. Census 2006-2010 American 

Community Survey  

Number Percent Number Percent 
    Total population 31,284 -- 33,783 -- 

American 678 2.2% 1,428 4.2%

Arab 27 0.1% 59 0.2%

Czech 58 0.2% 109 0.3%

Danish 7 0.0% 0 0.0%

Dutch 485 1.6% 280 0.8%

English 1,479 4.7% 974 2.9%

French (except Basque) 272 0.9% 215 0.6%

French Canadian 56 0.2% 45 0.1%

German 3,063 9.8% 3,066 9.1%

Greek 97 0.3% 40 0.1%

Hungarian 120 0.4% 70 0.2%

Irish 3,835 12.3% 3,940 11.7%

Italian 5,198 16.6% 4,548 13.5%

Lithuanian 60 0.2% 149 0.4%

Norwegian 56 0.2% 29 0.1%

Polish 1,043 3.3% 1,206 3.6%

Portuguese 27 0.1% 74 0.2%

Russian 179 0.6% 196 0.6%

Scotch-Irish 185 0.6% 245 0.7%

Scottish 257 0.8% 95 0.3%

Slovak 177 0.6% 80 0.2%

Subsaharan African 660 2.1% 807 2.4%

Swedish 82 0.3% 81 0.2%

Swiss 31 0.1% 134 0.4%

Ukrainian 137 0.4% 153 0.5%

Welsh 169 0.5% 176 0.5%

West Indian (excluding 
Hispanic origin groups) 

440 1.4% 517 1.5%

Other ancestries 14,123 45.1% -- --
Source: 2000 U.S. Census and 2006-2010 American Community Survey 
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The largest ethnicities in Norristown include Italian, Irish, and German.  
Between 2000 and 2010, Norristown experienced an increase in the 
percentage of residents identifying themselves as “United States or 
American.” Many of the other ethnicities experienced slight fluctuations 
between 2000 and 2010.  The 2006-2010 American Community Survey 
did not include “Other Ancestries” as an option, so this may account for an 
increase in some of the other categories in the event that survey 
participants selected an ancestry that most closely described their actual 
ancestry.  
 
The following chart illustrates age distribution in Norristown at the time of 
the 2010 U.S. Census.  The Census reports that, currently, children under 
five years of age represented 8.9% of the population; 9.0% of the 
Municipality’s population is under 20 years of age; and 9.1% is 65 years of 
age or older.  

 
Age of Population in Norristown 

 
                   Source: 2010 U.S. Census     

         
The median age in Norristown at the time of the 2000 U.S. Census was 
33.7 years. The median age decreased slightly to 32.4 years at the time of 
the 2010 U.S. Census. During this same time period, the median age in 
Montgomery County increased from 38.2 to 40.6 years, and the median 
age for the Commonwealth of Pennsylvania increased from 38.0 to 40.1 
years.   
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Included in Part VIII, Appendix B is a map illustrating the percentage of the 
population in Norristown that is over the age of 65.  A smaller version of 
this map is included in this section.  The highest concentration of persons 
age 65 and over is in the northeastern portion of the Municipality, while the 
lowest concentrations of elderly are in the central and southwestern 
portions of the Municipality.  
 
The areas with the highest concentrations of persons age 65 and over, 
corresponds to the areas with the highest concentrations of the white 
population.  At the same time, the areas with the lowest percentage of 
persons age 65 and over are also the same areas with the highest 
minority population. 

 
 

Population Age 65 and Over in Norristown  
 

 
Source: 2010 U.S. Census  

 

Religion 

The U.S. Census does not collect data on the religious affiliations in the 
United States. In an effort to better understand the religious affiliations of 
the residents of Norristown, the Municipality used the data made available 
by The Association of Religion Data Archives (ARDA). ARDA surveys the 
congregation members, their children, and other people who regularly 
attended church services within counties across the United States. 

DRAFT



Municipality of Norristown,  
Pennsylvania  

  
 

2012 Analysis of Impediments to Fair Housing Choice 29 of 146 
 

Although this data appears to be the most comprehensive data that is 
available, it is unfortunately not entirely complete as it does not accurately 
include traditional African American denominations. The total number of 
regular attendees was adjusted in 2000 (the most recent year for which 
data is available) to represent the population including historic African 
American denominations. However, the total value cannot be 
disaggregated to determine the distribution across denominational groups. 
 
The table below shows the religious affiliations of Montgomery County 
residents, as a percentage of the population which reported affiliation with 
a church. Only 2010 data includes some information on historically African 
American denominations; therefore there is some error in the reporting 
across the years reported below.  
 

 
Religious Affiliation in Montgomery County 

 

 1980 1990 2000 2010 
Evangelical 
Protestant 

7.3% 4.9% 6.2% 10.7% 

Black Protestant 0.0% 0.0% 0.0% 0.6% 
Mainline Protestant 30.2% 38.6% 25.5% 20.3% 
Catholic 52.2% 52.5% 54.9% 59.2% 
Orthodox 0.0% 0.0% 0.8% 0.6% 
Other 10.3% 3.9% 12.7% 8.6% 

 Source: The Association of Religion Data 
 

Between 1980 and 2010, Montgomery County experienced a decrease in 
people identifying themselves as “Mainline Protestants,” and an overall 
increase in the portion of the religious population identifying itself as 
“Evangelical Protestants” and “Catholic.”   DRAFT
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B. Households: 
 

Household Tenure 
 
According to the U.S. Census for 2000, there were 13,523 housing units in 
Norristown.  Of these housing units, 88.9% were occupied and 11.1% 
were vacant.  Of the occupied housing units, 48.1% were owner-occupied 
and 51.9% were renter-occupied.   According to the 2010 U.S. Census, 
the total number of housing units decreased slightly to 13,420, 89.1% of 
which were occupied and 10.9% of which were vacant. Of the occupied 
housing units in 2010, 41.5% were owner-occupied and 58.5% were 
renter-occupied.  Between 2000 and 2010, Norristown experienced a 
decrease in the rate of homeownership increase in the rental occupancy.   

In 2000, the average size of the owner-occupied households was 2.70 
persons and the average renter household was 2.35 persons. In 2010, the 
average size of owner-occupied households remained relatively stable at 
2.69 persons and the average size of renter-occupied households 
increased to 2.86 persons. This corresponds to the overall decrease in the 
median age in Norristown which indicates a growing number of younger 
families with children moving into the community and living in rental units.  
The following chart illustrates the breakdown by household size for owner 
and renter households. 

Household Tenure by Size in Norristown  

          Source: 2010 U.S. Census 
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One-person renter-occupied 
households are the most common, 
equaling more than twice the 
number of one-person owner-
occupied households. The only 
category of owner-occupied 
households which outnumber of 
renter-occupied households in the 
two-person household Category. 
The 4 or more person households 
show a significant difference between owner and renter type housing.  
 
The following maps highlight the distribution of owner-occupied and 
renter-occupied housing units across the Municipality. Full size versions of 
these maps can be found in Part VIII, Appendix B. The highest 
concentration of rental units is in the southern part of the Municipality. The 
highest concentration of owner-occupied housing is in the northeastern 
portion of Norristown.  Two census tracts out of the three census tracts 
with the lowest percentage of owner-occupied housing units as illustrated 
below, are also two of the four census tracts with the highest proportion of 
minority population. 
 

Owner-Occupied Housing Units in Norristown  
 

 
Source: 2010 U.S. Census  
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Renter-Occupied Housing Units in Norristown  
 

 
 

Source: 2010 U.S. Census  

Section 8 Housing Choice Voucher Usage in Norristown 

 

Source: Montgomery County Housing Authority  
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The Montgomery County Housing Authority reports that there are 1,115 
Section 8 Housing Choice Vouchers that are being used for rental 
properties within the municipal boundaries of Norristown.  This is 42.5% of 
all the Section 8 Housing Choice Vouchers that are available for 
Montgomery County.  The Section 8 Housing Choice Vouchers are 
located in the corresponding three census tracts with the highest 
concentration of rental units.  These units are located primarily in one 
census tract with the highest concentration of minorities (C.T. 2039.01), 
the two census tracts with over 60% minority population (C.T. 2038.03 and 
C.T. 2038.04) and two census tracts with over 50% minority population 
(C.T. 2035 and C.T. 2039.02). 

HUD Assisted Housing and Section  
8 Housing Choice Voucher Usage in Norristown 

 

 

Source: Montgomery County Housing Authority and HUD  

Large size maps in Part VIII, Appendix B illustrate the Section 8 Housing 
Choice Voucher distribution and locations of HUD Assisted Housing 
relative to housing tenure and minority population.  There are no public 
housing developments located within the Municipality of Norristown.  The 
Low Income Housing Tax Credit developments are located in the center of 
the municipality in the census tract with the highest concentration of low- 
and moderate-income and minority population. 
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The table below compares homeowners and renters by race and ethnicity. 
This table shows that “White” households represent the largest 
percentage of homeownership (59.2%) with Black or African-American 
households comprising only 33.5% of the total homeowners. 

 
Household Tenure by Race and Ethnicity in Norristown 

 

Cohort 

2000 U.S. 
Census

2010 U.S. 
Census

Owner 
(48.1%)

Renter 
(51.9%)

Owner 
(41.5%) 

Renter 
(58.5%)

Total Householders 5,786 6,242 4,969 6,994 

Householder who is White alone 3,897 3,300 2,944 2,779 

Householder who is Black or 
African American alone

1,624 2,272 1,663 2,715 

Householder who is American 
Indian and Alaska Native alone

12 13 6 38 

Householder who is Asian alone 109 219 103 195 

Householder who is Native 
Hawaiian and Other Pacific 
Islander alone 

2 2 2 4 

Householder who is some other 
race alone 62 285 137 1,043 

Householder who is two or more 
races 80 151 114 220 

Source: 2000 U.S. Census and 2010 U.S. Census  
 

The results of the 2010 U.S. Census indicate a decline in the rate of 
homeownership in Norristown from 48.1% (5,786 households) in 2000 to 
41.5% (4,969 households) in 2010. Of all homeowners in Norristown in 
2010, 59.2% are White, which is a decrease from 67.4% in 2000.  African 
American homeownership increased from 28.1% to 33.5%, while African 
American renters increased from 36.4% (2,272 households) to 38.8% 
(2,715 households) of renter households.   
 
The percentage of households in Norristown that are Hispanic or Latino 
increased overall since 2000. The portion of Hispanic or Latino 
households increased significantly from 6.8% (820 households) in 2000 to 
17.7% (2,119 households) in 2010.  Many minority groups experienced an 
increase in homeownership between 2000 and 2010. 
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Families  
 
In 2000, families comprised 59.4% of households in Norristown; 28.7% of 
which had children under the age of eighteen.  The 2010 Census reports 
that the percentage of families in 
Norristown increased to 62.7% of 
all households in the Municipality; 
of which 31.6% have children 
under the age of eighteen. Almost 
twenty percent (19.8%) of families 
were female-headed households 
at the time of the 2000 U.S. 
Census, while 23.0% of 
households are currently female-
headed.  The chart below illustrates the breakdown of households by type 
in Norristown at the time of the 2010 U.S. Census. 

 
Household Type in Norristown  

 

        Source: 2010 U.S. Census 

 
In 2000, 40.6% of all households in Norristown were non-family 
households. The 2010 U.S. Census reports that 37.3% of households are 
non-family households. A non-family household is a householder living 
alone or with non-relatives only.   

  

Husband‐
wife family
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Male 
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no wife present
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householder, 
no husband 
present
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C. Income and Poverty: 

The median household income for 
Norristown was $35,714, compared to 
$60,829 for Montgomery County, and 
$40,106 for the Commonwealth of 
Pennsylvania at the time of the 2000 
U.S. Census. The 2006-2010 
American Community Survey 
estimates that the median household 
income increased to $43,551 in the 
Municipality of Norristown, $76,380 in Montgomery County, and $50,398 
in Pennsylvania.  The table below compares the distribution of 
household income according to the 2000 U.S. Census and the 2006-
2010 American Community Survey. 

Household Income in Norristown  
 

 2000 U.S. Census 2006-2010 American 
Community Survey

Items Number of 
Households

Percentage
Number of 

Households Percentage

Total Households 12,036 - 12,578 - 

Less than $10,000 1,419 11.8% 961 7.6% 

$10,000 to $14,999 843 7.0% 915 7.3% 

$15,000 to $24,999 1,865 15.5% 1,415 11.2% 

$25,000 to $34,999 1,759 14.6% 1,633 13.0% 

$35,000 to $49,999 2,230 18.5% 2,242 17.8% 

$50,000 to $74,999 2,329 19.4% 2,504 19.9% 

$75,000 to $99,999 871 7.2% 1,538 12.2% 

$100,000 to $149,999 528 4.4% 1,072 8.5% 

$150,000 to $199,999 103 0.9% 217 1.7% 

$200,000 or more 89 0.7% 81 0.6% 

Median Household 
Income $35,714 $43,551 

     Source: 2000 U.S. Census and 2006-2010 American Community Survey 
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According to the 2006-2010 American Community Survey, the Median 
Household Income in 2010 dollars increased to $43,551, meaning that 
50% of households earn less than $43,551 each year. From 2000 to 2010 
the Median Household Income is estimated to have increased by $7,837 
or by 21.9%. 

The table below identifies the Section 8 Income Limits in the Philadelphia-
Camden-Wilmington, PA-NJ-DE-MD MSA based on household size for FY 
2012.  The Median Income for a family of four (4) in Norristown’s MSA is 
$81,500 in 2012.   
 

Philadelphia-Camden-Wilmington, PA-NJ-DE-MD MSA  
Section 8 Income Limits for FY 2012 

 

Income 
Category 

1 
Person 

2 
Person 

3 
Person 

4 
Person 

5 
Person 

6 
Person 

7 
Person 

8 
Person 

Extremely 
Low 
(30%) 
Income 
Limits 

$17,150 $19,600 $22,050 $24,450 $26,450 $28,400 $30,350 $32,300

Very Low 
(50%) 
Income 
Limits 

$28,550 $32,600 $36,700 $40,750 $44,050 $47,300 $50,550 $53,800

Low 
(80%) 
Income 
Limits 

$45,500 $52,000 $58,500 $65,000 $70,200 $75,400 $80,600 $85,800

Data obtained from www.hud.gov  

 
The table below highlights the current low- and moderate-income 
population in the Municipality of Norristown.  The block groups that have a 
population of more than 51% low- and moderate-income are shaded and 
indicated in bold. Norristown has an overall low- and moderate-income 
population of 57.6%.  For comparison, Montgomery County has a low- and 
moderate-income population of 28.5% (including Norristown’s population) 
and the Commonwealth of Pennsylvania has a low- and moderate-income 
population of 41.7%.  
 

Low- and Moderate-Income Population in 2012 
for the Municipality of Norristown 

CDBGNAME TRACT BLKGRP LOWMOD LOWMODUNIV LOWMODPCT

Norristown 203500 1 1,048 2,666 39.3% 

Norristown 203500 2 519 1,355 38.3% 

Norristown 203500 3 555 1,035 53.6% 

Norristown 203500 4 641 784 81.8% 
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Norristown 203601 1 522 708 73.7% 

Norristown 203601 2 474 653 72.6% 

Norristown 203601 3 343 688 49.9% 

Norristown 203601 4 480 702 68.4% 

Norristown 203602 1 340 801 42.4% 

Norristown 203602 2 422 937 45.0% 

Norristown 203602 3 433 830 52.2% 

Norristown 203602 4 607 1,100 55.2% 

Norristown 203700 1 425 862 49.3% 

Norristown 203700 9 26 42 61.9% 

Norristown 203801 1 362 689 52.5% 

Norristown 203801 2 627 1,113 56.3% 

Norristown 203801 3 244 646 37.8% 

Norristown 203801 4 510 943 54.1% 

Norristown 203803 1 845 1,162 72.7% 

Norristown 203803 2 677 961 70.4% 

Norristown 203803 4 562 1,133 49.6% 

Norristown 203803 5 481 1,065 45.2% 

Norristown 203803 6 308 643 47.9% 

Norristown 203804 2 469 707 66.3% 

Norristown 203804 3 642 941 68.2% 

Norristown 203804 4 338 482 70.1% 

Norristown 203804 5 356 773 46.1% 

Norristown 203901 1 461 708 65.1% 

Norristown 203901 2 459 613 74.9% 

Norristown 203901 3 609 811 75.1% 

Norristown 203901 4 712 912 78.1% 

Norristown 203902 1 754 1,125 67.0% 

Norristown 203902 2 476 769 61.9% 

Norristown 203902 4 726 920 78.9% 

Total 17,453 30,279 57.6% 
 

Source:  U.S. Department of Housing and Urban Development 
 
Below is the map of the low- and moderate-income population in 
Norristown.  The low- and moderate-income population is primarily 
located in the southern portion of the Municipality, as well as the 
northwestern corner. The northwest corner has a very low total 
population. A full sized version of this map is located in Part VIII, 
Appendix B. 

 
 
 
 

DRAFT



Municipality of Norristown,  
Pennsylvania  

  
 

2012 Analysis of Impediments to Fair Housing Choice 39 of 146 
 

Low- and Moderate-Income Population 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: HUD 2012 Low/Mod Income Data 

The percentage of all families living in poverty increased from 13.5% in 
2000 to 14.5% in 2010. At the same time, female-headed households 
living in poverty decreased from 26.8% to 23.6% according to the 2006-
2010 American Community Survey estimates. Most household categories 
are estimated to have experienced decreases in the portion of families 
living in poverty, with the exception of all families and families with children 
under the age of eighteen. Norristown’s poverty statistics for families with 
children are highlighted in the chart below.  
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Percentage of Families and Female-Headed Households  
Living in Poverty in Norristown 

 

Source: 2000 U.S. Census and 2006-2010 American Community Survey 

 
Between 2000 and 2010, families and families with children saw slight 
increases in the portion living in poverty, but all other groups saw slight 
decreases. It is important to note that while the American Community 
Survey only presents an estimate, it is expected that there is still a 
relatively high percentage of families with children living in poverty in 
Norristown.  
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Percentage of Families and Female-Headed Households  
Living in Poverty in Montgomery County Excluding Norristown 

 
Source: 2000 U.S. Census and 2006-2010 American Community Survey 

 
Between 2000 and 2010, families with children saw a slight decrease in 
the portion living in poverty, but all other groups saw slight increases. It is 
important to note that while the American Community Survey only 
presents an estimate, it is expected that there is still a significantly lower 
percentage of families with children living in poverty throughout 
Montgomery County excluding Norristown, when compared to the 
percentage of families with children living in poverty in Norristown. 
However, the difference is not quite as great when comparing female-
headed households with children. 
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D. Employment:  

In 2000, 66.0% of Norristown’s residents 16 years of age and over were 
considered a part of the labor force.  The 2006-2010 American Community 
Survey estimates that approximately 73.1% of the population is currently 
in the labor force.  The following charts illustrate the classes of workers 
and the occupations. Norristown workers are divided fairly evenly among 
occupations reported by the Census. Approximately one quarter of 
workers are in management, business, science, and the arts; 
approximately one quarter are service occupations; one quarter are sales 
and office occupations; and the remaining quarter includes production, 
transportation, natural resources, construction, and maintenance 
occupations. The majority (87.3%) of workers in Norristown are private 
wage and salary workers.     
 

Occupations in Norristown  
 

 
   Source: 2006-2010 American Community Survey 

 
Note: According to the 2006-2010 American Community Survey there is 
22.2% of Norristown’s population which is on Social Security. 
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Worker Class in Norristown  
 

 
   Source: 2006-2010 American Community Survey  

The following chart illustrates the trends of the unemployment rate for 
Norristown from January 2002 through March 2012 as reported by the 
Bureau of Labor Statistics (www.bls.gov). 

Municipality of Norristown Unemployment Rate 

 
Source: http://data.bls.gov 
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The unemployment rate in the Municipality of Norristown fluctuated from 
2001 through mid-2006, and an overall decrease from 2006 through 2008.  
Unemployment then began increasing from 2008 through 2010. In March 
2012, Norristown had an unemployment rate of 8.5%, compared to the 
Montgomery County unemployment rate of 6.8% and Pennsylvania’s 
unemployment rate of 7.8%.  
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E. Housing Profile: 
 

More than two thirds (69.2%) of Norristown’s housing stock was built prior 
to 1960, which is now over 50 years old. Less than ten percent (9.4%) of 
the Municipality’s housing stock was built after 1980. The following chart 
illustrates the year that housing structures were built in Norristown based 
on the 2006-2010 American Community Survey.  

 

Year Structure Built in Norristown  

 
           Source: 2006-2010 American Community Survey 

The following chart outlines the composition of the housing stock in 
Norristown at the time of 2000 U.S. Census and the 2006-2010 American 
Community Survey.  
 
 

Housing Stock in Norristown  

 
   Source: 2000 U.S. Census & 2006-2010 American Community Survey 
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As shown in the chart above, there were some 
minor shifts in the percentage breakdowns of 
the housing stock in the Municipality of 
Norristown between 2000 and 2010, but single-
unit attached houses remain the most common. 
There was a decrease in the number of 
buildings with 20 or more units and 3-4 units. 
The portion of buildings with 2 units and single-
unit detached houses increased slightly. The 
median value of owner-occupied 
homes in Norristown in 2000 was 
$85,400 compared to $160,700 for 
Montgomery County and $97,000 for 
the Commonwealth of Pennsylvania. 
The 2006-2010 American Community 
Survey estimates that the median 
value of owner-occupied homes in 
Norristown has increased to 
approximately $153,100 (179% of 
median value in 2000), as compared to $297,200 (185% of median value 
in 2000) in Montgomery County and $159,300 (164% of median value in 
2000) in Pennsylvania. However, discussions and interviews with local 
realtors and the Montgomery County Association of REALTORS reported 
that the average sales price for a home in Norristown for the second 
quarter of 2012 was $102,018, which was the lowest in Montgomery 
County for that period. The median sales price for Montgomery County 
was $254,500. 

The table below outlines the number of new units for which building 
permits were filed annually in the Philadelphia-Camden-Wilmington, PA-
NJ-DE-MD CBSA (Core Based Statistical Area).  The Philadelphia-
Camden-Wilmington CBSA noted a decrease in the total number of new 
units constructed since 2003. 

 
Units Authorized by Building Permits – Philadelphia-Camden-

Wilmington, PA-NJ-DE-MD CBSA 
 

Year Single Family Multi Family 5+ Units Total 

2003 15,367 5,713 5,279 21,080 

2004 15,504 5,506 5,014 21,010 

2005 15,041 5,201 4,668 20,242 

2006 11,717 5,495 4,958 17,212 

2007 9,542 3,935 3,564 13,477 

2008 7,269 3,301 3,025 10,570 
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2009 4,963 2,130 1,823 7,093 

2010 5,186 1,867 1,338 7,053 

2011 4,456 2,523 2,067 6,979 
Source: http://socds.huduser.org/permits/summary.odb 

 
According to the Norristown 
Building & Code Enforcement 
Department, there have been 
1,525 building permits requested 
from January 1, 2011 through 
December 31, 2011, including 
14 permits for demolition.  This 
year 631 building permits were 
requested from January 1, 2012 
through June 30, 2012, including 
9 permits for demolition.  
Additionally, there have been 45 zoning permits for the time period of 
January 1, 2012 through June 20, 2012, including permits for expanding 
beyond existing structure (3), fences (14), sheds (1), and/or decks (7).  
Permits for fences, sheds, and decks are the most commonly requested 
permits.  During January 1, 2011 through December 31, 2011, there have 
been 69 zoning permits, including permits for change in uses, construction 
of new homes (12), additions expanding beyond existing structure (2), 
fences (27), sheds (6), and/or decks (11).    
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F. Financing: 

Owner Costs 

In 2000, the median monthly expense for Norristown’s households with a 
mortgage was $1,031. The 2006-2010 American Community Survey 
estimates that the median monthly owner costs, including a mortgage, 
increased to $1,434.  Monthly owner costs increased 39.1% while median 
income during the same time period only increased 21.9%.  The following 
table illustrates mortgage status and selected monthly owner costs 
according to the 2000 U.S. Census and the 2006-2010 American 
Community Survey.  Approximately thirty percent (29.1%) of all owner-
occupied houses in 2010 do not have mortgages. Between the 2000 
census count and the 2006-2010 estimate, there is an overall trend of 
increasing monthly owner costs.  

Mortgage Status and Selected Monthly Owner Costs in Norristown  
 

 2000 U.S. Census 2006-2010 American 
Community Survey 

Monthly Owner Cost Number of  
Housing Units Percentage

Number of  
Housing Units Percentage

Houses with a mortgage 3,486 64.8% 3,866 70.9% 

Less than $300 9 0.2% 11 0.2% 

$300 to $499 68 1.3% 19 0.3% 

$500 to $699 374 7.0% 113 2.1% 

$700 to $999 1,155 21.5% 460 8.4% 

$1,000 to $1,499 1,527 28.4% 1,535 28.2% 

$1,500 to $1,999 281 5.2% 1,279 23.5% 

$2,000 or more 72 1.3% 449 8.2% 

Median  $1,031 ---- $1,434 --- 

Houses without a mortgage 1,892 35.2% 1,584 29.1% 

Median  $359 ---- $535 ---- 
                                                                      Source: 2000 U.S. Census and 2006-2010 American Community Survey 

 
Along with rising monthly owner costs, monthly housing costs of 21.9% of 
all owner-occupied households’ monthly housing costs with a mortgage, 
exceeded 30% of their monthly income in 2000, indicating a relatively high 
percentage of owners whose housing is not considered affordable.  The 
2006-2010 American Community Survey estimates that the portion of 
homeowners whose housing costs exceed 30% of their monthly income 
has increased to approximately 30.1% of all owner-occupied households 
with a mortgage.  This increase illustrates the need to assist homeowners 
to lower their monthly housing cost.  The following table illustrates housing 
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costs for owner-households according to the 2000 U.S. Census and the 
2006-2010 American Community Survey. 

Selected Monthly Owner Costs as a Percentage of  
Household Income in Norristown 

 

Owner Costs  as a % 
of Income 

2000 U.S. Census 2006-2010 American 
Community Survey 

Number of 
Housing Units 

Percentage 
of Total 

Units

Number of 
Housing Units 

Percentage 
of Total 

Units
Housing units with a mortgage 
(excluding those whose monthly 
costs cannot be calculated) 

3,486 --- 3,866 --- 

Less than 20 percent 1,312 24.4% 979 18.0% 

20 to 24.9 percent 588 10.9% 640 11.7% 

25 to 29.9 percent 380 7.1% 609 11.2% 

30 to 34.9 percent 282 5.2% 396 7.3% 

35 percent or more 896 16.7% 1,242 22.8% 

Not computed 28 0.5% 0 --- 
Housing units without a mortgage 
(excluding those whose monthly 
costs cannot be calculated) 

1,892 --- 1,557 --- 

Less than 20 percent 1,217 22.6% 962 17.7% 

20 to 24.9 percent 179 3.3% 142 2.6% 

25 to 29.9 percent 112 2.1% 136 2.5% 

30 to 34.9 percent 40 0.7% 73 1.3% 

35 percent or more 322 6.0% 244 4.5% 

Not computed 22 0.4% 27 0.5% 
       Source: 2000 U.S. Census, 2006-2010 American Community Survey 

 
Foreclosures 

According to RealtyTrac, Norristown had fifty-five (55) new foreclosures in 
April 2012 for a total of 339 homes in foreclosure, with an average 
foreclosure sales price of $129,733. In April 2012, Montgomery County  
had 2,284 homes in foreclosure, and a foreclosure rate of 1 in every 1,079 
housing units and the Commonwealth of Pennsylvania had a foreclosure 
rate of 1 in every 1,299 housing units, or a total of 28,910 foreclosure 
homes.  The following chart illustrates the monthly foreclosure filings in 
Norristown from May 2011 to April 2012.   
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Number of Foreclosures in Norristown  

 Source: www.realtytrac.com  
 

The number of foreclosures for Norristown has fluctuated, but reached its 
highest point in April 2012 with 55 foreclosures. This recent spike in 
foreclosure activity is important to note.   
 
Renter Costs 

The median monthly rent in Norristown for 2000 was $632 and it has 
increased to $937 according to the 2006-2010 American Community 
Survey.  The following table illustrates rental rates within Norristown at the 
time of the 2000 U.S. Census and the 2006-2010 American Community 
Survey. 

 
Gross Monthly Rent in Norristown  

 2000 U.S. Census 2006-2010 American 
Community Survey 

Rental Rates Number of  
Housing Units Percentage Number of 

Housing Units Percentage 

Less than $200 291 4.7% 118 1.7% 
$200 to $299 179 2.9% 134 1.9% 
$300 to $499 1,058 16.9% 280 3.9% 
$500 to $749 2,799 44.8% 1,270 17.8% 
$750 to $999 1,426 22.8% 2,161 30.3% 
$1,000 to $1,499 305 4.9% 2,652 37.2% 
$1,500 or more 45 0.7% 389 5.5% 
No cash rent 140 2.2% 124 1.7% 
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Median $632 - $937 - 
     Source: 2000 U.S. Census Data and 2005-2009 American Community Survey

 
The monthly housing costs for 39.0% of all renter-occupied households 
exceeded 30% of their monthly income in 2000, indicating a high 
percentage of renters whose housing is not considered affordable.  The 
Census Bureau estimates that the percentage of households for which 
rent exceeds 30% of their income has grown to an estimated 50.1%.  The 
following table illustrates the housing cost for renter-households in 2000 
and at the time of the 2006-2010 American Community Survey. The 
drastic increase in rental households whose rental costs exceed thirty 
percent of their monthly income indicates the need for affordable rental 
options in the Municipality.  

 
Gross Rent as a Percentage of Household Income in Norristown  

 

 2000 U.S. Census 2006-2010 American 
Community Survey 

Rental Cost as a % 
of Income 

Number of  
Housing Units Percentage

Number of  
Housing Units Percentage

Less than 15 percent 1,097 17.6% 970 13.6% 

15 to 19 percent 827 13.2% 667 9.4% 

20 to 24 percent 955 15.3% 871 12.2% 

25 to 29 percent 656 10.5% 863 12.1% 

30 to 34 percent 473 7.6% 571 8.0% 

35 percent or more 1,961 31.4% 3,002 42.1% 

Not computed 274 4.4% 184 2.6% 

     Source: 2000 U.S. Census Data and 2006-2010 American Community Survey

The table above shows an additional 1,041 households spending 35% or 
more of their income on rent according to the 2006-2010 American 
Community Survey. The 2012 Fair Market Rents for the Philadelphia-
Camden-Wilmington, PA-NJ-DE-MD HUD MSA are shown in the table 
below.  

 
Final FY 2012 Fair Market Rents (FMRs) by Unit Bedrooms  

in the Philadelphia-Camden-Wilmington, PA-NJ-DE-MD MSA 

 Efficiency
One-

Bedroom 
Two-

Bedroom 
Three-

Bedroom 
Four-

Bedroom 

Final FY 2012 FMR $788 $899 $1,075 $1,315 $1,586 

     Source: www.hud.gov
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In discussions with the local realtors, they estimate the average monthly 
rents in Norristown are $700 to $800 for a one-bedroom unit, $900 to 
$1,000 for a two-bedroom unit, $1,000 to $1,200 for a three-bedroom unit. 
The HUD established Fair Market Rents (FMRs) for a one-bedroom unit is 
$899 and $1,075 for a two-bedroom unit. The HUD FMRs have been 
rising over the years and could be the cause of the rental increases in 
Norristown since these FMRs are based on the Philadelphia-Camden-
Wilmington, PA-NJ-DE-MD MSA and not just for Norristown or 
Montgomery County. Incomes are higher in Philadelphia than in 
Norristown. These high rents could account for the fact that 42.1% of all 
rental households in Norristown have housing costs that are 35% or more 
of their household income. 
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G. Household Types: 

Based on the HUD – Comprehensive Housing Affordability Strategy 
(CHAS) data in Part VIII, Appendix C, the following statistics were found 
based on Low/Mod Income (LMI) housing types: 

 Total number of renter households with incomes less than 30% of 
median family income is 1,556. 

- 25.6% are elderly (1 & 2 persons), 398 households 

- 33.5% are small families (2 to 4 persons), 522 households 

- 9.8% are large families (5 or more persons), 152 households 

- 31.1% are other renter households, 484 households 

 Total number of renter households with incomes greater than 30% 
but less than 50% of median family income is 1,034. 

- 23.7% are elderly (1 & 2 persons), 245 households 

- 33.3% are small families (2 to 4 persons), 344 households 

- 12.6% are large families (5 or more persons), 130 
households 

- 30.5% are other renter households, 315 households 

 Total number of renter households with incomes greater than 50% 
but less than 80% of median family income is 1,567. 

- 9.4% are elderly (1 & 2 persons), 147 households 

- 35.1% are small families (2 to 4 persons), 550 households 

- 12.1% are large families (5 or more persons), 190 
households 

- 43.4% are other renter households, 680 households 

 Total number of owner households with incomes less than 30% of 
median family income is 640. 

- 53.6% are elderly (1 & 2 persons), 343 households 

- 27.3% are small families (2 to 4 persons), 175 households 

- 5.2% are large families (5 or more persons), 33 households 

- 13.9% are other owner households, 89 households 

 Total number of owner households with incomes greater than 30% 
but less than 50% of median family income is 685. 
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- 55.3% are elderly (1 & 2 persons), 379 households 

- 29.2% are small families (2 to 4 persons), 200 households 

- 6.9% are large families (5 or more persons), 47 households 

- 8.6% are other owner households, 59 households 

 Total number of owner households with incomes greater than 50% 
but less than 80% of median family income is 1,080. 

- 30.8% are elderly (1 & 2 persons), 333 households 

- 41.6% are small families (2 to 4 persons), 449 households 

- 11.4% are large families (5 or more persons), 123 
households 

- 16.2% are other owner households, 175 households  

Analysis 

Small families and other households comprise a large portion of both 
owner and renter households, while elderly households make up the 
greatest portion of owner-occupied households.  The elderly and the small 
families appear to have the greatest need for financial support housing to 
make their accommodations affordable in Norristown. 
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H. Cost Overburden: 

Based on the HUD – Comprehensive Housing Affordability Strategy 
(CHAS) data found in Part VIII, Appendix C the following statistics were 
identified for Low/Mod Income (LMI) households that are cost 
overburdened: 

 Total percentage of all renter households with incomes less than 
30% of median family income that are cost overburdened by 
greater than 30% of income is 78.6%.  Below is the percentage of 
renter households in each household type category that are cost 
overburdened in this income category.  

- 69.8% of elderly (1 & 2 persons), 278 households 

- 84.9% of small families (2 to 4 persons), 443 households 

- 84.2% of large families (5 or more persons), 128 households 

- 77.3% of other renter households, 374 households 

 Total percentage of all renter households with incomes less than 
30% of median family income that are cost overburdened by 
greater than 50% of income is 62.5%.  Below is the percentage of 
renter households in each household type category that are cost 
overburdened in this income category. 

- 57.3% of elderly (1 & 2 persons), 228 households 

- 65.7% of small families (2 to 4 persons), 343 households 

- 54.6% of large families (5 or more persons), 83 households 

- 65.9% of other renter households, 319 households 

 Total percentage of all renter households with incomes greater than 
30% but less than 50% of median family income that are cost 
overburdened by greater than 30% is 65.5%.  Below is the 
percentage of renter households in each household type category 
that are cost overburdened in this income category. 

- 49.8% of elderly (1 & 2 persons), 122 households 

- 71.2% of small families (2 to 4 persons), 245 households 

- 53.8% of large families (5 or more persons), 70 households 

- 76.2% of other renter households, 240 households 

 Total percentage of all renter households with incomes greater than 
30% but less than 50% of median family income that are cost 
overburdened by greater than 50% is 14.8%.  Below is the 
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percentage of renter households in each household type category 
that are cost overburdened in this income category. 

- 13.5% of elderly (1 & 2 persons), 33 households 

- 17.4% of small families (2 to 4 persons), 60 households 

- 7.7% of large families (5 or more persons), 10 households 

- 15.9% of other renter households, 50 households 

 Total percentage of all owner households with incomes less than 
30% of median family income that are cost overburdened by 
greater than 30% of income is 77.7%.  Below is the percentage of 
owner households in each household type category that are cost 
overburdened in this income category. 

- 79.9% of elderly (1 & 2 persons), 274 households 

- 80.0% of small families (2 to 4 persons), 140 households 

- 42.4% of large families (5 or more persons), 14 households 

- 77.5% of other owner households, 69 households 

 Total percentage of all owner households with incomes less than 
30% of median family income that are cost overburdened by 
greater than 50% of income is 53.4%.  Below is the percentage of 
owner households in each household type category that are cost 
overburdened. 

- 55.1% of elderly (1 & 2 persons), 189 households 

- 57.1% of small families (2 to 4 persons), 100 households 

- 42.4% of large families (5 or more persons), 14 households 

- 43.8% of other owner households, 39 households  

 Total percentage of all owner households with incomes greater 
than 30% but less than or equal to 50% of median family income 
that are cost overburdened by greater than 30% is 54.5%. Below is 
the percentage of owner households in each household type 
category that are cost overburdened. 

- 47.5% of elderly (1 & 2 persons), 180 households 

- 67.5% of small families (2 to 4 persons), 135 households 

- 48.9% of large families (5 or more persons), 23 households 

- 59.3% of other owner households, 35 households 

 Total percentage of all owner households with incomes greater 
than 30% but less than or equal to 50% of median family income 
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that are cost overburdened by greater than 50% of income is 
29.9%. Below is the percentage of owner households in each 
household type category that are cost overburdened. 

- 22.4% of elderly (1 & 2 persons), 85 households 

- 40.0% of small families (2 to 4 persons), 80 households 

- 31.9% of large families (5 or more persons), 15 households 

- 42.4% of other owner households, 25 households 

Analysis 

The majority of renter and owner households with income less than 30% 
of median family income are cost overburdened by more than 30% of their 
income (78.6% and 77.7%, respectively). This indicates a need for 
financial assistance for low-income rental and owner-occupied 
households.   
 
The Delaware Valley Regional Planning Commission (DVRPC) released 
in July 2012 its “Draft Analytical Report: Regional Housing Needs 
Assessment.”  This covers the four (4) counties in New Jersey and five (50 
counties in Pennsylvania that comprise the DVRPC.  This report analyzes 
the current and future housing needs in the counties.  Current affordable 
housing needs reflect the number of households that have a combined 
cost of housing and transportation which exceeds 45% of their monthly 
income.  This current need does not necessarily have to be addressed 
through the construction of additional affordable units, but can instead be 
addressed by reducing housing (i.e. housing subsidies or reduced real 
estate property taxes) and by reducing transportation costs (i.e. improved 
access to jobs). 
 
Based on the American Community Survey, 2005-2009 data, there are 
799,874 people living in Montgomery County, of which 521,200 are 
estimated to be employed.  It is estimated that 80% of the workers drive 
alone to work with an average monthly commuting cost of $890. 
 
The following tables illustrate the “Affordability Mismatch” in Montgomery 
County as compared to the four (4) other counties in the region: Bucks, 
Chester, Delaware and Philadelphia counties. 
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Rental and Owner-Occupied Units Affordability Mismatch 
 

County 

Percentage 
of Renters 
Occupied 

Units 
Affordable 
to Renters 

Earning 
Less than 
$20,000 

Percent of 
Renters 

Who Earn 
Less than 
$20,000 

Percentage 
of Renters 
Occupied 

Units 
Affordable 
to Renters 

Earning 
Less than 
$35,000 

Percent of 
Renters 

Who Earn 
Less than 
$35,000 

Percent of 
Renter 

Occupied 
Units 

Affordable 
to Renters 

Earning 
Less Than 

$50,000 

Percent of 
Renters Who 

Earn Less 
Than $50,000 

Percent of 
Renter 

Occupied 
Units 

Affordable to 
Renters 

Earning Less 
Than 

$100,000 

Percent of 
Renters 

Who Earn 
Less Than 
$100,000 

Rental Unit Affordability Mismatch 
Bucks 0% 24%   20% 63% 94% 92% 
Chester 0% 22%   19% 55% 90% 88% 
Delaware 0% 29%   44% 68% 97% 92% 
Montgomery 0% 22%  29% 58% 95% 89%
Philadelphia 0% 42%   88% 76% 98% 95% 
5 PA 
Counties 

0% 34% 
 

60% 70% 96% 94% 

Norristown 0% 29% 7% 53% 81% 69% 98% 95%
Owner-Occupied Unit Affordability Mismatch 
Bucks 0% 6%   6% 24% 54% 58% 
Chester 0% 5%   7% 20% 51% 51% 
Delaware 0% 8%   21% 30% 76% 64% 
Montgomery 0% 6%  8% 23% 62% 55%
Philadelphia 0% 21%   70% 52% 93% 83% 
5 PA 
Counties 

0% 11% 
 

27% 33% 70% 65% 

Norristown 0% 11% 1% 27% 36% 45% 98% 85%
 

Sources: U.S. Census Bureau, American Community Survey, 2005-2009 Five Year Estimates and  
the Delaware Valley Regional Planning Commission, July 2012 

 
Current Affordable Housing Need 

 

County 

Affordable 
Units 

Needed for 
Renters 
Earning 

Less than 
$20,000 

Affordable 
Units 

needed for 
Owners 
Earning 

Less than 
$20,000 

Affordable 
units 

Needed for 
Renters 
Earning 
$20,000-
$34,999 

Affordable 
units Needed 
for Owners 

Earning 
$20,000-
$34,999 

Affordable 
Units Needed 
for Renters 

Earning 
$35,000-$49,999 

Affordable 
Units Needed 
for Owners 

Earning 
$35,000-
$49,999 

Bucks 12,016 11,293 9,184 14,296 50 9,136 
Chester 8,314 7,406 6,271 10,038 -406 3,467 
Delaware 16,560 11,788 9,898 15,083 -11,289 -3,759 
Montgomery 16,441 13,455 13,366 17,725 -6,371 7,378
Philadelphia 103,521 67,610 11,287 41,592 -134,264 -77,992 
5 PA Counties 156,852 111,552 50,006 98,734 -152,280 -61,770
Norristown 
Region 

2,559 1,863 2,050 2,275 -2,117 677 

Note: Current housing need is calculated by subtracting the number of housing units affordable to the average-income household within 
ach income range from the number of households within the range. Negative numbers therefore suggest that the number of units affordable 
to households within the income range exceeds the number of households within the same range. These units are likely currently occupied 
by lower-income households unable to find a more affordable unit. 

 

Sources: Delaware Valley Regional Planning Commission, July 2012 
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Future Affordable Housing Need Based on Forecasted Growth 
 

County 

Forecasted 
Change in 

Households 
2010-2040 

Additional 
Affordable Units 

Based on 
Forecasted 
Change in 

Households 
2010-2040 

Forecasted 
Change in 

Employment 
2010-2040 

Additional 
Affordable Units 

Based on 
Forecasted 

Employment 
Growth             

2010-2040 

Total Additional 
Affordable 

Units           
2010-2040 

Bucks 44,708 7,485 61,433 3,840 11,234 
Chester 58,639 9,773 77,507 4,844 14,617 
Delaware 8,484 1,482 5,680 492 1,974 
Montgomery 44,709 7,452 75,768 4,738 12,189
Philadelphia 56,406 9,401 15,704 981 10,382 
5 PA Counties 212,946 35,593 236,092 14,895 50,487

 

Sources: Delaware Valley Regional Planning Commission, July 2012 
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I. Housing Problems: 
 

A household is considered to have a housing problem if it is: cost over 
burdened by more than 30% of their income; experiencing overcrowding; 
or having incomplete kitchen or plumbing facilities. Based on the HUD – 
Comprehensive Housing Affordability Strategy (CHAS) data found in Part 
VIII, Appendix C, the following statistics were based on Low/Mod Income 
(LMI) housing types: 

 Total percentage of renter households with incomes less than 30% 
of median family income that have a housing problem is 80.8%.   
Below is the percentage of renter households in each household 
type category that have a housing problem in this income category. 

- 69.8% of elderly (1 & 2 persons), 278 households 

- 87.7% of small families (2 to 4 persons), 458 households 

- 97.4% of large families (5 or more persons), 148 households 

- 77.3% of other renter households, 374 households 

 Total percentage of renter households with incomes greater than 
30% but less than 50% of median family income that have a 
housing problem is 71.6%.  Below is the percentage of renter 
households in each household type category that have a housing 
problem in this income category. 

- 51.4% of elderly (1 & 2 persons), 126 households 

- 72.4% of small families (2 to 4 persons), 249 households 

- 88.5% of large families (5 or more persons), 115 households 

- 79.4% of other renter households, 250 households 

 Total percentage of renter households with incomes greater than 
50% but less than 80% of median family income that have a 
housing problem is 33.4%. Below is the percentage of renter 
households in each household type category that have a housing 
problem in this income category. 

- 46.9% of elderly (1 & 2 persons), 69 households 

- 29.1% of small families (2 to 4 persons), 160 households 

- 39.5% of large families (5 or more persons), 75 households 

- 32.4% of other renter households, 220 households 

 Total percentage of owner households with incomes less than 30% 
of median family income that have a housing problem is 79.8%. 
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Below is the percentage of owner households in each household 
type category that have a housing problem in this income category. 

- 79.9% of elderly (1 & 2 persons), 274 households 

- 85.7% of small families (2 to 4 persons), 150 households 

- 54.5% of large families (5 or more persons), 18 households 

- 77.5% of other owner households, 69 households 

 Total percentage of owner households with incomes greater than 
30% but less than 50% of median family income that have a 
housing problem is 54.5%. Below is the percentage of owner 
households in each household type category that have a housing 
problem in this income category. 

- 47.5% of elderly (1 & 2 persons), 180 households 

- 67.5% of small families (2 to 4 persons), 135 households 

- 48.9% of large families (5 or more persons), 23 households  

- 59.3% of other owner households, 35 households 

 Total percentage of owner households with incomes greater than 
50% but less than 80% of median family income that have a 
housing problem is 44.2%. Below is the percentage of owner 
households in each household type category that have a housing 
problem in this income category. 

- 22.5% of elderly (1 & 2 persons), 75 households 

- 55.5% of small families (2 to 4 persons), 249 households 

- 35.0% of large families (5 or more persons), 43 households 

- 62.9% of other owner households, 110 households  
 

Analysis 

Both renter and owner households with incomes less than 30% of median 
family income (80.8% of renters and 79.8% of owners), and renter 
households with income between 30% and 50% of median income 
(71.6%) have higher instances of housing problems than households at 
higher income levels.  All household categories demonstrate a need for 
financial support for housing.  
 
The website www.dataplace.org provides an overview of data for 
communities across the country.  The following table highlights important 
data to further illustrate the housing problems in Norristown as compared 
to Montgomery County. More households in Montgomery County are 
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experiencing housing cost over-burdens than houses in Norristown, but 
housing units in the Norristown are significantly more overcrowded than 
housing units in the County.  

Housing Hardships in the Municipality of Norristown and Montgomery County 

Categories of Housing Hardships (2000) Norristown Montgomery 
County 

Percentage of Households with income 0-80% of area median with 
housing cost over-burden 

55.3% 57.4% 

Percentage of Households with income 0-80% of area median with 
severe housing cost over-burden 

26.7% 28.6% 

Percentage of housing units that are overcrowded 5.2% 1.5% 
Percentage of housing units without complete kitchen facilities 0.7% 0.3% 
Percentage of occupied housing units without complete plumbing 
facilities 

0.7% 0.3% 

Source: www.dataplace.org 
 

One cause of overcrowding is the high rent, so two or more families live 
together in the same housing unit in order to be able to pay the rent. This 
is true for some members of the Hispanic population in Norristown. 
According to the 2010 Census there are 2,119 households of Hispanic 
origin. It is estimated that 438, or 20.6% of these households are 
overcrowded due to large-sized families and extended family members 
living with the family in two- and three-bedroom units. It is important to 
note that this data was taken from the American Community Survey 
2006-2010 and the numbers are 5-year estimates based on the number 
of occupants-per-room, where 1.01 or more occupants per room is 
considered overcrowding. 
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J. Disabled Households: 
 

The following tables include the 2008-2010 American Community Survey 
estimates that show the number of disabled individuals in the Municipality 
of Norristown and in Montgomery County, excluding Norristown. (This is 
the most recent disability data available from the U.S. Census Bureau.)  
The total population of Norristown was shown as 33,600 and the disabled 
population is 3,908, or 11.6%.  This is an indicator of the need for housing 
for the disabled who are mainly low- and moderate-income and who are 
usually unable to find housing resources that are accessible and/or 
affordable.    

 

Disabled Persons in Norristown 

 
Total 

Population
Population with 

a Disability 
Percent with 
a Disability 

Total civilian non-institutionalized 
population 

33,600 3,908 11.60% 
 

Population under 5 years 3,120 20 0.60% 
With a hearing difficulty (X) 20 0.60% 
With a vision difficulty (X) 0 0.00% 
 

Population 5 to 17 years 5,729 236 4.10% 
With a hearing difficulty (X) 66 1.20% 
With a vision difficulty (X) 39 0.70% 
With a cognitive difficulty (X) 149 2.60% 
With an ambulatory difficulty (X) 0 0.00% 
With a self-care difficulty (X) 39 0.70% 
 

Population 18 to 64 years 21,739 2,495 11.50% 
With a hearing difficulty (X) 325 1.50% 
With a vision difficulty (X) 348 1.60% 
With a cognitive difficulty (X) 1,125 5.20% 
With an ambulatory difficulty (X) 1,675 7.70% 
With a self-care difficulty (X) 846 3.90% 
With an independent living difficulty (X) 1,219 5.60% 
 

Population 65 years and over 3,012 1,157 38.40% 
With a hearing difficulty (X) 408 13.50% 
With a vision difficulty (X) 246 8.20% 
With a cognitive difficulty (X) 209 6.90% 
With an ambulatory difficulty (X) 686 22.80% 
With a self-care difficulty (X) 199 6.60% 
With an independent living difficulty (X) 502 16.70% 

SEX 
  Male 17,209 1,999 11.60% 
  Female 16,391 1,909 11.60% 

RACE AND HISPANIC OR LATINO ORIGIN 
  One Race - - - 
    White alone 19,177 2,215 11.60% 
    Black or African American alone 10,268 1,241 12.10% 
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American Indian and Alaska Native 
alone 

- - - 

Asian alone 1,098 155 14.10% 
Native Hawaiian and Other Pacific 
Islander alone - - - 

    Some other race alone - - - 
  Two or more races - - - 
White alone, not Hispanic or Latino 11,682 2,052 17.60% 
Hispanic or Latino (of any race) 9,574 301 3.10% 

PERCENT IMPUTED 
  Disability status 3.8% (X) (X) 
  Hearing difficulty 1.9% (X) (X) 
  Vision difficulty 2.0% (X) (X) 
  Cognitive difficulty 2.6% (X) (X) 
  Ambulatory difficulty 2.5% (X) (X) 
  Self-care difficulty 2.5% (X) (X) 
  Independent living difficulty 2.8% (X) (X) 

 

Source: 2008 – 2010 American Community Survey 

 
Type of Disability for Population 5 Years and Over  

in the Municipality of Norristown  

 
Source: 2008-2010 American Community Survey 

 
 

The total population of Montgomery County (excluding Norristown) was 
shown as 746,469 and the disabled population is 66,162, or 8.90%.  When 
comparing these numbers to those from the Municipality of Norristown, it 
is shown that there is a disproportionate number of persons with a 
disability in Norristown compared with the rest of the County.  

Hearing
10.1%

Vision
7.8%

Cognitive
18.3%

Ambulatory
29.1%

Self‐Care
13.4%

Independent 
Living
21.2%
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Disabled Persons in Montgomery County Excluding Norristown 

 

 
Total 

Population
Population with 

a Disability 
Percent with 
a Disability 

Total civilian non-institutionalized 
population 

746,469 66,162 8.90% 
 

Population under 5 years 43,945 215 0.50% 
With a hearing difficulty (X) 167 0.40% 
With a vision difficulty (X) 63 0.10% 
 

Population 5 to 17 years 129,925 5,143 4.00% 
With a hearing difficulty (X) 723 0.60% 
With a vision difficulty (X) 509 0.40% 
With a cognitive difficulty (X) 3,846 3.00% 
With an ambulatory difficulty (X) 555 0.40% 
With a self-care difficulty (X) 1,115 0.90% 
 

Population 18 to 64 years 462,927 27,857 6.00% 
With a hearing difficulty (X) 5,819 1.30% 
With a vision difficulty (X) 3,237 0.70% 
With a cognitive difficulty (X) 11,540 2.50% 
With an ambulatory difficulty (X) 12,093 2.60% 
With a self-care difficulty (X) 4,397 0.90% 
With an independent living difficulty (X) 9,541 2.10% 
 

Population 65 years and over 109,672 32,947 30.00% 
With a hearing difficulty (X) 12,840 11.70% 
With a vision difficulty (X) 5,076 4.60% 
With a cognitive difficulty (X) 7,729 7.00% 
With an ambulatory difficulty (X) 20,080 18.30% 
With a self-care difficulty (X) 7,196 6.60% 
With an independent living difficulty (X) 15,085 13.80% 

SEX 
  Male 358,839 30,765  8.60% 
  Female 387,630 35,397 9.10% 

RACE AND HISPANIC OR LATINO ORIGIN 
  One Race - - - 
    White alone 628,168 58,114 9.30% 
    Black or African American alone 52,293 4,664 8.90% 

American Indian and Alaska Native 
alone 

- - - 

Asian alone 49,525 2,229 4.50% 
Native Hawaiian and Other Pacific 
Islander alone - - - 

    Some other race alone 6,001 364 6.10% 
  Two or more races 12,674 991 7.80% 
White alone, not Hispanic or Latino 612,183 57,134 9.30% 
Hispanic or Latino (of any race) 22,223 1,339 6.00% 

PERCENT IMPUTED (COUNTYWIDE) 
  Disability status 4.30% (X) (X) 
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  Hearing difficulty 2.80% (X) (X) 
  Vision difficulty 3.10% (X) (X) 
  Cognitive difficulty 3.10% (X) (X) 
  Ambulatory difficulty 3.20% (X) (X) 
  Self-care difficulty 3.10% (X) (X) 
  Independent living difficulty 3.20% (X) (X) 

Source: 2008-2010 American Community Survey 

 
Type of Disability for Population 5 Years and Over  

in Montgomery County Excluding Norristown  
 

 
Source: 2008-2010 American Community Survey 

 
The disparities between individuals who “are” and who “are not” disabled 
can also be seen in the employment statistics.   
 
The CHAS Data also provides insight as to the number of households with 
residents who have a disability and/or mobility issue.  The CHAS Data can 
be found in Part VIII,  Appendix C.  The most recent CHAS Data identifies 
the following prevalence of housing problems for households with mobility 
and self-care limitations: 

 19.6% of all households report having mobility and/or self-
care limitations, of which 43.3% report having a housing 
problem (including 51.5% of renters and 35.5% of 
homeowners). 

 76.1% of all disabled households earning less than or equal 
to 30% MFI report having a housing problem, with the 
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highest reported as “Elderly” and “Other” homeowners, 
100% and 82.4% respectively. 

 63.4% of all disabled households earning between 30% and 
50% MFI report having a housing problem, with the highest 
reported as “Extra Elderly” and “Other” renters at 83.3%  and 
72.7% respectively. 

 32.3% of all disabled households earning between 50% and 
80% MFI report having a housing problem, with the highest 
reported as “Elderly” renters at 50.0%. 

 
One of the major challenges affecting Montgomery County and the 
Municipal of Norristown is the closing of Norristown State Hospital (NSH).  
The PA State Mental Health System developed a plan known as the 
Olmstead Plan, to reflect the Commonwealth’s decision to end the 
unnecessary institutionalization of adults with mental illness.  Over the 
past 40 years, the number of patients in state mental health hospitals has 
decreased from 35,000 in 1966 to less than 1,600 in 2010.  The Olmstead 
Plan provides for the Commonwealth to utilize its financial resources to 
their maximum capacity.  HealthChoices is a managed care program that 
provides behavioral health care services to those residents who are 
enrolled in the Medical Assistance Program.  These funds can be used for 
new programs and housing options.  The Plan also anticipated the use of 
program funds that are outside the traditional mental health system, 
including Federal Housing Programs, home and community based 
waivers, veteran’s programs, etc.  Unfortunately, these financial resources 
are being reduced and are already taxed to their capacity.   
 
Under the HealthChoices Program, Montgomery County Behavioral 
Health reports the following statistics for the Norristown Service Area, 
which encompasses: the Municipality of Norristown, East Norriton, West 
Norriton, Bridgeport, Conshohocken, King of Prussia, Whitemarsh, and 
Plymouth Meeting: 
 

Norristown Adults 
Child/ 

Adolescent 
Total 

Eligible Members 10,544 11,877 22,421 
Members in Service 2,743 1,381 4,124 
  -  Mental Health Services 2,513 1,334 3,847 
  -  Substance Abuse Services 605 97 702 
Penetration Rate 26% 12% 18% 

Source: Montgomery County MH Program FY 2013-2017, Mental Health Plan 
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Montgomery County 
(Excluding Norristown 

Service Area) 
Adults 

Child/ 
Adolescent 

Total 

Eligible Members 27,561 27,477 55,038 
Members in Service 5,988 3,035 9,023 
  -  Mental Health Services -- -- -- 
  -  Substance Abuse Services -- -- -- 
Penetration Rate 22% 11% 16% 

Source: Montgomery County MH Program FY 2013-2017, Mental Health Plan 

 
The Montgomery County Joint Providers have been meeting to address 
this downsizing of Norristown State Hospital (NSH).  This organization is 
attempting to locate funds for housing in the form of subsidized rental 
payments or the development of new affordable housing.  There is a 
possibility that some new housing choice vouchers will be available to the 
local public housing authority to assist persons to move out of congregate 
living to independent housing.  There is also the possibility of using 
Shallow Housing Vouchers, but those are only temporary and the 
Montgomery County Housing Authority assistance would be needed for 
the long term housing needs.  Unfortunately, the MCHA has a long list of 
Section 8 Housing Choice Voucher applicants and a limited number of 
vouchers.  The Joint Providers group is anticipating that there will be an 
increase in the funding for mobile supports which will allow persons to 
move outside of the Municipality of Norristown and still have individualized 
attention and support services.  Before the release of in-patients occurs, 
the housing needs of these persons must be addressed. The Municipality 
of Norristown has been excluded from these meetings, yet most of the 
mental health clients live in Norristown. Communication and cooperation 
must be opened up, with the County taking the lead. 
 
Montgomery County’s MH Program has released its “draft” FY 2013-2017 
Mental Health Plan.  In the Plan it identifies that there are insufficient 
funds provided over the past few years to impact the demand for the level 
of care provided at NSH, versus community care facilities. 
 
The County’s Mental Health Plan states on page 13: 
 

Priority 1: Housing and Residential Supports 
 
Housing has consistently been listed by stakeholders as a 
priority in Montgomery County.  This need has obvious 
implications for other areas in a person’s life.  It is essential 
that housing concerns are addressed in order for individuals 
to feel safe, respected and have the ability to focus on their 
recovery journey. 

DRAFT



Municipality of Norristown,  
Pennsylvania  

  
 

2012 Analysis of Impediments to Fair Housing Choice 69 of 146 
 

 
A solution of housing issuers must be viewed in the context 
of recovery and community integration.  Therefore 
congregate living removed from the community with 
maintenance-only interventions is unacceptable.  Instead, 
housing options must reflect Montgomery County’s vision of 
recovery.  Therefore Montgomery County has developed a 
two (2) pronged approach to tackling the issue of housing.  
The first strategy is to actively pursue options to increase 
access to and amount of affordable housing stock in 
Montgomery County while simultaneously 
expanding/strengthening mobile housing supports.  An 
extensive five (5) year Housing Plan was creates 
(Attachment L) and the County is in the process of 
implementing that plan.  The types of supports for obtaining 
and maintaining housing were and will continue to be 
developed with the input from stakeholders to ensure that 
the needs listed in section 5 are adequately address. 
 

Source: Montgomery County MH Program FY 2013-2017, Mental Health Plan 

 
Montgomery County has developed the capacity for 81 scattered site 
housing units throughout the County using the HealthChoices 
reinvestment, HUD ESG, and HPRP funds. This is only a small portion of 
the number of housing units that will be needed. Furthermore, the County 
has not informed the Municipality of Norristown if any of these units are 
located in Norristown, and if these units are located in impacted 
neighborhoods. 
 
However, the deinstitutionalization of the patients at the Norristown State 
Hospital will create an severe impact on the already tight rental market in 
Norristown and the adjacent municipalities in Montgomery County.  The 
Municipality of Norristown has to be involved in the implementation of 
Montgomery County’s MH Plan and it must be included in the Montgomery 
County Joint Providers’ meetings. 
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III. Review/Update to Original Plan 
 

The present “Analysis of Impediments to Fair Housing Choice” was prepared in 
2010, and the identified Impediments to Fair Housing Choice have been 
reviewed twice each year in the Norristown’s Annual Action Plan and then again 
in the Consolidated Annual Performance Evaluation Reports (C.A.P.E.R.). The 
following paragraphs restate the identified impediments from the previous AI and 
summarize the progress made on each. 

 

A. Summary of Impediments: 

 Impediment No. 1:  Hispanic Population 
 

According to available 2010 Census data, approximately 28% of 
the population of the Municipality of Norristown is Hispanic, the 
majority coming from Mexico and Central America.  Immigration 
status may hinder the likelihood of a victim filing fair housing 
complaints.  Education and outreach to groups, churches and 
businesses serving the Hispanic population is crucial.  
Unfortunately, there is not a great deal of protection for 
undocumented persons filing claims.  HUD’s FHEO does not have 
a policy regarding this issue.  While national origin is a protected 
class and there is case law that clearly states that immigration 
status has no bearing on a person’s right to exercise their fair 
housing rights, fear of deportation is an obvious hindrance in the 
filing of complaints.  An urgent issue facing Norristown at this time 
is a problem with landlords renting and charging exorbitant rents for 
substandard housing to Hispanic immigrants.  Another related 
problem that is becoming common is a claim by other ethnic groups 
is that certain landlords are terminating leases to rent to Hispanic 
immigrants and increasing rents and demanding payments for 
additional expenses such as water and sewer.   
 
Actions Taken:  The Municipality of Norristown has contracted 
with the Fair Housing Rights Center to address this issue in two (2) 
ways:  

 
1. By undertaking an educational campaign on the subject of 

“predatory landlords,” to educate people on landlord tenant 
laws, and fair housing rights. 
 

2. By partnering with ACLAMO, a local non-profit agency that 
serves the Hispanic population of Norristown, as part of a 
three year HUD funded enforcement grant. The Fair Housing 
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Rights Center in partnership with ACLAMO will conduct fair 
housing enforcement to the immigrant population in 
Norristown.   

 
Status:  This impediment has been incorporated into “Fair Housing 
Education and Outreach” – Impediment 6.  

 
 
 Impediment No. 2:  ADA Accessibility 
 

Accessibility for persons with disabilities is a problem in Norristown 
due to the stock of older homes and multi-unit developments.  All 
new multi-unit developments in Norristown are to be monitored for 
compliance with the Fair Housing Accessibility Guidelines. 
According to Section 504 of the Rehabilitation Act, accessibility 
compliance must also be followed if the development receives 
federal money.    
 
Actions Taken:  Norristown abides by the Pennsylvania State 
Building Code (The International Building Code).  All new multi-
family residential buildings must comply with ADA and Section 504 
of the Rehabilitation Act.  The Municipality provides financial 
assistance to homeowners to make ADA accessibility 
improvements to their homes.  
 
Status:  This impediment has been incorporated in “Lack of 
Accessible Housing Units that Are For-Sale or Rent” – Impediment 
3.  

 
 
 Impediment No. 3:  Predatory Lending/Lending Discrimination 

 
In the area of lending discrimination, the Fair Housing Rights 
Center has been actively providing education about the dangers of 
predatory lending as a partner with the “Don’t Borrow Trouble 
Campaign of Suburban Philadelphia” (DBTSEPA), and has 
provided educational materials, workshops, and public service 
announcements to Norristown residents and agencies on how to 
avoid being victimized by predatory lenders.   
 
Actions Taken:  The Municipality continues to contract with the 
Fair Housing Rights Center to provide educational programs and 
programs about predatory lending and discrimination in lending 
practices. 
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Status:  This impediment has been incorporated in “Private 
Lending and Insurance Practices” – Impediment 7.  
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IV. Impediments to Fair Housing 2012 
 

In order to determine if any impediments to fair housing choice exist, interviews 
and meetings were conducted, surveys were distributed, Census data was 
reviewed, and an analysis of the fair housing complaints in the Municipality of 
Norristown was undertaken.  

 
 

A. Fair Housing Complaints: 

1. Fair Housing Rights Center In Southeastern Pennsylvania 

The Fair Housing Rights Center in 
Southeastern Pennsylvania 
(FHRC) is a private, non-profit 
organization that was established 
in 1992.  The Mission of the Fair 
Housing Rights Center is to 
ensure equal access to housing 
opportunities to all persons.  The FHRC’s goal is to educate the public on 
fair housing laws, provide assistance to individuals who have experienced 
housing discrimination, to monitor the community for compliance with 
housing laws, and offer information and counseling on housing related 
issues to the public.  FHRC offers the following services: complaint 
resolution; education and outreach; homeseekers assistance; information 
and referral; and a school program and poster contest.  The Fair Housing 
Rights Center is a HUD Fair Housing Initiatives Program (FHIP) Agency.  
The FHRC serves the Greater Philadelphia Region. 

The FHRC continues to work toward the 
elimination of housing discrimation and further 
fair housing through education, outreach, 

advocacy, and enforcement of the Fair Housing Act.  Between March 1, 
2011 through February 29, 2012, the FHRC received thirteen (13) 
complaints in the Municipality of Norristown. The chart below outlines the 
basis of the complaints. Disability has been the most common cause for 
complaints to be initiated with the Fair Housing Rights Center.  

Basis for Complaint in Norristown for 2011 

Protected Class Count Percentage 
     Disability 8 61.5% 
     Race 1 7.7% 
     Sex 2 15.4% 
     Familial Status 1 7.7% 
     Religion 0 0.0% 

Fair Housing Rights Center In 
Southeastern Pennsylvania
105 E. Glenside Ave., Suite E 

Glenside, PA 19038 
(215) 576-7711 (Voice)

886-576-1968 (Toll Free)
http://www.fairhousingrights.org (Website)
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     National Origin 1 7.7% 
     Color 0 0.0% 
     Age 0 0.0% 

Total: 13 - 

The Center performed the following testing for the period of March 1, 2011 
through February 29, 2012.  The chart below outlines the types of testing.  

Fair Housing Testing in Norristown for 2011 

Type of 
Testing 

Rental/Sales 
Markets 

Paired/Single 
Testers 

Phone/Site Protected Class 

Audit (2137) Rental Paired Phone Disability 

Audit (2190) Rental Paired Phone 
Gender (Domestic 

Violence) 
Complaint 

(2204) 
Rental Single Phone Familial Status 

Audit (2224) Rental 
Sandwich (3 

separate tests) 
Phone Disability 

Complaint 
(2225) 

Rental Paired Phone Familial Status 

Audit (2236) Rental Paired Site Familial Status 

The FHRC performed 67% Audit-based fair housing tests and 33% 
Complaint-based fair housing tests during the FY 2011 Program Year.  Of 
the fair housing testing: 50% was for familial status, 33% was for disability, 
and 17% was for gender (domestic violence). 

The Fair Housing Rights Center has a contract with the Municipality of 
Norristown to provide fair housing education and outreach.  FHRC 
performed the following fair housing outreach efforts in the Municiplity of 
Norristown from March 1, 2011 through February 29, 2012: 

General Fair Housing Activities: 

 Landlord Breakfast Reception 

 Pennsylvania Advisory Council to the Pennsylvania Humen 
Relations Commission – Presentation 

 Resource table at the Montgomery County Veterans Center 

 Resource table at the Inter-agency Council of Norristown (ICN) 
Family Night 

 Staff training for the Women’s Center 

 Montgomery County Partnership for Homeownership (MCPHO) 
housing fair 
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 Attended monthly consumer trainings for Laurel House Shelter 
residents 

 Sponsored a poster contest for 235 Norristown students 

 Consumer training for Salvation Army shelter reisdents 

 Montgomery County Housing Coalition meetings (MCHC) – Chair 
of Linkages committee that plans meetings (bi-monthly) 

 Housing and social service provider presentation hosted by the 
Visiting Nurses Association 

 Office of Behavioral Health assistance to save housing for client 

 Routine mailing of fair housing materials to social service 
organizations 

 Regular attendance at monthly Interagency Council of Norristown 
(ICN), Montgomery County Housing Coalition (MCHC), and 
Montgomery County Partnership for Homeownership (MCPHO) 
meetings 

 Bi-weekly publication of the Homeseekers list in English and 
Spanish 

 CADCOM homebuyer program presentation 

 Inter-agency Council of Norristown (ICN) Connections TV 

 Inter-agency Council of Norristown (ICN) interview and roundtable 
panel discussion 

 Consummer training for Laurel House 

 Training of Montgomery County Head Start 

FHRC efforts for Hispanic Population: 

 Homeseekers list published in Spanish 

 Highlights published in Spanish 

 Regular mailings to ACLAMO 

FHRC efforts to address lending discrimination/predatory lending: 

 Conducted trainings at CADCOM homebuyers program about 
predatory lending 

 Published current predatory lending highlight materials 

 Distributed “Scam Alert” postcards at library 

 Attendance at the monthly Montgomery County Partnership for 
Homeownership meeting to stay abreast of lending trends. 
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 Subscribed to the Center for Housing Policy and Credit Counseling 
Center weekly e-newsletter 

FHRC efforts in response to sub-prime mortgage crisis: 

 Attended monthly Montgomery County Partnership for 
Homeownership meeting 

 Attended quarterly Mortgage Fraud Task Fource meetings at the 
US Attorney General’s Office 

 
2. Fair Housing Council of Suburban Philadelphia, Inc., 

The Fair Housing Council of Suburban 
Philadelphia, Inc. (FHCSP) is the oldest 
fair housing agency in the United States.  
In addition, it is one of the oldest testing 
organizations.  FHCSP is a non-profit 
organization that was founded in 1956.  
The Fair Housing Council’s mission is to educate and advocate for equal 
access to quality, affordable housing for everyone in Southeastern 
Pennsylvania.  The Council works with residents in the following counties: 
Bucks, Chester, Delaware, Lehigh, Montgomery, and Philadephia.   

FHCSP received from HUD a multi-year 
grant to undertake a private 
enforcement initiative to affirmatively 

further fair housing and reduce discrimination against protected classes in 
the Greater Philadelphia and Lehigh Valley regions of Pennsylvania.  This 
is being done through on-going outreach programs that target 
discrimination with the help of an intake pro-active systemic investigation.  
This grant serves all protected classes: minorities, disabled, homeless, 
discriminatory lending victims, non-English speaking residents, rural 

residents, and families with children.  

FHCSP performs the following types of testing: rental, 
sales, mortgage, homeownership insurance, and 
compliance with the accessibility guidelines for the 
disabled in new construction.  Between January 2007 to 
May 2012, the FHCSP received eleven (11) compliants 
throughout their service area. The chart below outlines 
the basis of the complaints. Race has been the most 
common cause for complaints to be initiated with the    
FHCSP.  

Since the FHCSP has a contrast with Montgomery 
County, it would be beneficial to use this agency to look 

Fair Housing Council of 
Suburban Philadelphia, Inc.
455 Maryland Drive Suite 190

Fort Washington, PA 19034
(267) 419-8918 (Voice)

www.fhcsp.com (Website)
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at the overall fair housing issues in the County. Studies on countywide, 
predatory lending practices, “steering,” “redlining,” and discrimination 
should be undertaken. 

 

Basis for Complaint in Norristown from  
January 2007 through May 2012 

Protected Class Count Percentage 
Rental: 
     Race 5 50.0% 
     Disability 2 20.0% 
     Family Status 1 10.0% 
     Gender 1 10.0% 
     National Origin (Hispanic) 1 10.0% 
Advertising: 
     Family Status 1 100.0% 

Total: 11 - 

FHCSP performed testing in Norristown on homeowners’ insurance from 
2008 through 2010.  The results of the testing showed that Black or 
African American homeowners in Norristown were treated differently than 
white testers, 48% of the time.  The difference in treatment included: 

 White tests were offered a higher level of service than African 
American testers they were provided a written, as opposed to 
verbal quote, offered more information, given a detailed quote as 
opposed to a ballpark, and Black or African American testers were 
not called back. 

 Black or African American testers were told that they must provide 
social security numbers or birth dates to receive quotes, while 
White testers were provided quotes without this information. 

 White testers were offered more options, including different choices 
of deductibles, different choices of coverage, and/or multi-policy 
discounts. 

 Black or African American testers were offered different products 
from different insurance companies, than White testers. 

 Black or African American testers were given more expensive 
premiums per $1,000 of coverage, than White testers. 

 Black or African American testers offered lower amounts of 
coverage than White testers, or more limited coverage.  White 
testers were offered products that included additional protection 
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from identity theft, water damage, more coverage for contents, etc. 
None of those were offered to Black or African American testers. 

 
3. Pennsylvania Human Relations Commission 
 

The Pennsylvania Human Relations 
Commission (PHRC) enforces 
Pennsylvania’s anti-discrimination laws 
and promotes equal opportunity in 

education, 

employment, housing and commercial property, as well as public 
accommodation.    
 
The mission statement of the PHRC is as follows: The Pennsylvania 
Human Relations Commission is to administer and enforce the 
Pennsylvania Human Relations Act and the Pennsylvania Fair Educational 
Opportunities Act through investigation, identification and elimination of 
unlawful discrimination and the promotion of equal opportunity for all 
persons.   
 
The PHRC has its main office in Harrisburg, as well as regional offices in 
Harrisburg, Philadelphia, and Pittsburgh.  In addition to its staff members, 
the PHRC has eleven (11) Commissioners appointed by the Governor and 
confirmed by the State Senate.   
 
The PHRC publishes an annual summary of docketed cases filed during 
the State’s fiscal year (July 1st – June 30th).  The following table illustrates 
the complaint trends for the Philadelphia Regional Office from 2004 to 
2012.  

 
PHRC Philadelphia Regional Office Housing Complaints 

Protected Class 
2004 to 

2005 
2005 to 

2006 
2006 to 

2007 
2007 to 

2008 
2008 to 

2009 
2009 to 

2010 
2010 to 

2011 
2011 to 

2012 
Age 1 7 2 4 10 9 21 5 
Ancestry 3 6 3 1 4 4 2 3 
Color 0 0 0 0 0 0 0 0 
Disability – Has a 
Disability 

32 41 43 30 39 29 49 44 

Regarded as 
Having a Disability 

0 1 0 0 0 0 0 0 

Has a Record of 
Disability 

1 0 0 0 1 2 1 0 

Pa Human Relations Commission
Harrisburg Regional Office 

Riverfront Office Center, 5th Floor
1101-1125 South Front Street

Harrisburg, PA 17104-2515
(717) 787-9784 (Voice) 

(717) 787-7279 (TTY)
http://www.phrc.state.pa.us (Website)
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Is Related to 
Someone Who Has 
a Disability 

2 3 2 4 0 0 2 0 

Related to 
Someone with a 
Record of a 
Disability 

2 0 0 0 0 0 0 0 

Familial Status 7 11 13 6 9 11 5 2 
Multiple Class 1 0 2 2 1 1 1 3 
National Origin  5 17 10 14 9 6 5 4 
Race 47 73 44 49 43 36 35 47 
Religious Creed 2 7 0 2 1 0 4 3 
Retaliation 8 10 8 14 17 13 13 16 
Sex 19 9 8 19 7 10 6 8 
Use of 
Guide/Support 
Animal 

0 0 0 0 0 0 0 0 

Total 130 185 135 145 141 121 144 135 
       Source: PHRC Annual Reports, 2004-2012 

 
The number of complaints fluctuates from year to year, but the 2005-2006 
fiscal year saw the greatest number of complaints. Each year, Race and 
Disability are the most common reasons for housing complaints.  

 
PHRC Philadelphia Regional Office Housing Complaints Settled 

Settlement Type 
2004 to 

2005 
2005 to 

2006 
2006 to 

2007 
2007 to 

2008 
2008 to 

2009 
2009 to 

2010 
Settled After 
Probable Cause 
Found 

5 2 5 12 9 5 

Settled Prior to 
Probable Cause 
Finding 

40 37 19 63 60 38 

Closed 
Administratively 

27 29 36 25 35 18 

Closed After No 
Probable Cause 
Found 

50 36 52 45 76 43 

Total 122 104 112 145 180 104 

Source: PHRC Annual Reports, 2004-2011 
 

The majority of the housing complaints handled by the Philadelphia 
Regional Office are closed after “no probable cause” is found.  
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The chart below highlights the number of housing complaints that the 
Philadelphia Regional Office received which directly pertain to 
Montgomery County.  
 
 

PHRC Montgomery County Housing Complaints 
 

 
Source: PHRC Annual Reports, 2004-2011 

 

4. Fair Housing & Equal Opportunity (FHEO-HUD) 

The U.S. Department of Housing and Urban Development’s 
(HUD’s) Office of Fair Housing & Equal Opportunity (FHEO) 
receives complaints regarding alleged violations of the Fair 
Housing Act.  From January 1, 2000 to June 25, 2012, one 
hundred and eighty-five (185) fair housing complaints originated in 
Montgomery County, twenty-one (21) of which originated within the 
Municipality of Norristown.  

Municipality of Norristown 
 
The complaints received for the Municipality of Norristown are 
disaggregated in the chart below to illustrate the most common basis of 
complaints.  In the Municipality of Norristown, disability was the most 
common basis for complaints between January 1, 2000 and June 25, 
2012, race was the second most common cause for complaints. It is 
important to note that four (4) complaints were identified as a multiple 
basis. The table below compares the frequency of each basis for 
complaint in the Municipality and the County (where the County basis for 
complaints include the Municipality’s counts).  Disability is more frequently 
a basis for complaints in Norristown than the County, while race 
complaints are more frequent in the County, as a whole, rather than the 
Norristown.  
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The following table entitled “Basis for Housing Complaints” summarizes all 
of the complaints filed with the HUD Office of Fair Housing & Equal 
Opportunity between January 1, 2000 and June 25, 2012 in the 
Municipality of Norristown and Montgomery County. 
 

Basis for Housing Complaints  
Municipality of Norristown & Montgomery County, Pennsylvania 

Basis 

Municipality of Norristown Montgomery County 

Count 
% of 

Norristown 
Complaints 

Count 
% of Total 

Complaints 

Race 7 33.3% 74 40.0% 
Disability 11 52.4% 67 36.2% 
Familial Status 3 14.3% 40 21.6% 
National Origin 2 9.5% 25 13.5% 
Retaliation 0 0.0% 12 6.5% 
Sex 1 4.8% 29 15.7% 
Color 1 4.8% 8 4.3% 
Religion 0 0.0% 3 1.6% 

    Source: U.S. Department of HUD-FHEO, Philadelphia Regional Office 

 
Note: The count for a complaint cab be multiple basis per complaint, so 
counts do not add up to total number of complaints. 

The following table illustrates “How Complaints Were Closed.”  There 
were twenty-one (21) complaints of which four (4) were multiple basis filed 
in Norristown.  Ten (10) complaints were closed because of “No Cause”, 
five (5) complaints were “Conciliated/settled”, three (3) complaints were 
closed because the “Complainant Failed to Cooperate”, two (2) complaints 
were “Withdrawn After Resolution”, and one (1) complaint was “Withdrawn 
Without Resolution”.  

How Complaints Were Closed Municipality of Norristown, Pennsylvania  
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Race 3 3 - - - - - - - - 

Familial Status 1 1 - - - - - - - - 

Disability 10 2 - 2 - 5 1 - - - 

National Origin 2 2 - - - - - - - - 

Retaliation - - - - - - - - - - 
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Color - - - - - - - - - - 

Sex 1 1 - - - - - - - - 

Race, Disability 1 - - - - - - 1 - - 

Race, Disability,  
Familial Status 

- - - - - - - - - - 

Race, Familial 
Status 

2 1 - - - - 1 - - - 

Race, Familial 
Status,  National 
Origin 

- - - - - - - - - - 

Race, Disability, 
Familial Status, 
National Origin, 
Sex 

- - - - - - - - - - 

Race, Familial 
Status, & Sex 

- - - - - - - - - - 

Race & Color 1 - - 1 - - - - - - 

Total  21 10 - 3 - 5 2 1 - - 
Source: U.S. Department of HUD-FHEO, Philadelphia Regional Office 

 
The following table illustrates the dates complaints were filed with HUD.  
The largest number of complaints filed with HUD was in 2007.  In the last 
two years no complaints were filled with HUD in the Municipality of 
Norristown. 

HUD Date Filed of Complaints  
Municipality of Norristown  

HUD Date Filed 
Municipality of Norristown 

Count 
% of Municipality 

Complaints 
2000 2 9.5% 
2001 0 0.0% 
2002 1 4.8% 
2003 1 4.8% 
2004 1 4.8% 
2005 3 14.3% 
2006 1 4.8% 
2007 5 23.8% 
2008 2 9.5% 
2009 2 9.5% 
2010 3 14.3% 
2011 0 0.0% 
2012 0 0.0% 

    Source: U.S. Department of HUD-FHEO, Philadelphia Regional Office 

 
The following table titled “HUD-FHEO Complaints” summarizes all of the 
complaints filed with the HUD Office of Fair Housing & Equal Opportunity 

DRAFT



Municipality of Norristown,  
Pennsylvania  

  
 

2012 Analysis of Impediments to Fair Housing Choice 83 of 146 
 

between January 1, 2000 and June 25, 2012 in the Municipality of 
Norristown.  
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Municipality County 
Case 

Number 

HUD 
Filing 
Date 

Bases Issues 
Date 

Closed 
by HUD 

Closure Reason 

Norristown      
Montgomery 
County            

03-00-0160-8 02/07/00 Familial Status  310 - Discriminatory refusal to rent,  01/17/01 No Cause 

Norristown      
Montgomery 
County            

03-00-0659-8 05/11/00 
Race, Familial 
Status 

382 - Discrimination in 
terms/conditions/privileges relating to rental,  

11/27/01 
Withdrawn After 
Resolution 

Norristown      
Montgomery 
County            

03-02-0484-8 09/25/02 National Origin  
382 - Discrimination in 
terms/conditions/privileges relating to rental,  

06/30/03 No Cause 

Norristown      
Montgomery 
County            

03-03-0171-8 03/27/03 Race, Color  
382 - Discrimination in 
terms/conditions/privileges relating to rental,  

09/30/03 
Complainant 
Failed to 
Cooperate 

Norristown      
Montgomery 
County            

03-04-0480-8 07/14/04 
Race, Familial 
Status 

380 - Discriminatory terms, conditions, 
privileges, or services and facilities, 430 - 
Otherwise deny or make housing available,  

08/31/06 No Cause 

Norristown      
Montgomery 
County            

03-05-0532-8 07/12/05 Race, Disability 
382 - Discrimination in 
terms/conditions/privileges relating to rental,  

11/03/05 
Withdrawal 
Without 
Resolution 

Norristown      
Montgomery 
County            

03-06-0018-8 10/14/05 Disability 

382 - Discrimination in 
terms/conditions/privileges relating to rental, 
510 - Failure to make reasonable 
accommodation,  

06/13/06 No Cause 

Norristown      
Montgomery 
County            

03-06-0126-8 12/27/05 Sex 

301 - Discriminatory refusal to negotiate for 
sale,  
320 - Discriminatory advertising, statements 
and notices,  
350 - Discriminatory financing (includes real 
estate transactions),  
353 - Discrimination in the terms/conditions for 
making loans,  

06/30/09 No Cause 

Norristown      
Montgomery 
County            

03-07-0113-8 12/21/06 Disability  
510 - Failure to make reasonable 
accommodation,  

02/08/08 Conciliated/Settled DRAFT
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Municipality County 
Case 

Number 

HUD 
Filing 
Date 

Bases Issues 
Date 

Closed 
by HUD 

Closure Reason 

Norristown      
Montgomery 
County            

03-07-0522-8 06/29/07 Disability  

380 - Discriminatory terms, conditions, 
privileges, or services and facilities,  
430 - Otherwise deny or make housing 
available,  
445 - Refusing to provide municipal services 
or property,  
450 - Discriminatory acts under Section 818 
(coercion, Etc.),  
460 - Using ordinances to discriminate in 
zoning and land use,  

06/30/08 
Complainant 
Failed to 
Cooperate 

Norristown      
Montgomery 
County            

03-07-0492-8 06/29/07 Disability  

380 - Discriminatory terms, conditions, 
privileges, or services and facilities,  
430 - Otherwise deny or make housing 
available,  
445 - Refusing to provide municipal services 
or property,  
460 - Using ordinances to discriminate in 
zoning and land use,  
510 - Failure to make reasonable 
accommodation,  

12/16/11 Conciliated/Settled 

Norristown      
Montgomery 
County            

03-07-0523-8 06/29/07 Disability  

430 - Otherwise deny or make housing 
available,  
445 - Refusing to provide municipal services 
or property,  
450 - Discriminatory acts under Section 818 
(coercion, Etc.),  
460 - Using ordinances to discriminate in 
zoning and land use,  
510 - Failure to make reasonable 
accommodation,  

06/30/08 
Complainant 
Failed to 
Cooperate 

Norristown      
Montgomery 
County            

03-07-0521-8 06/29/07 Disability  

380 - Discriminatory terms, conditions, 
privileges, or services and facilities,  
430 - Otherwise deny or make housing 
available,  
445 - Refusing to provide municipal services 
or property,  
460 - Using ordinances to discriminate in 
zoning and land use, 
 510 - Failure to make reasonable 
accommodation,  

06/30/11 Conciliated/Settled 
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Municipality County 
Case 

Number 

HUD 
Filing 
Date 

Bases Issues 
Date 

Closed 
by HUD 

Closure Reason 

Norristown      
Montgomery 
County            

03-07-0634-8 09/04/07 Race 

312 - Discriminatory refusal to rent and 
negotiate for rental,  
380 - Discriminatory terms, conditions, 
privileges, or services and facilities,  
430 - Otherwise deny or make housing 
available,  

06/30/08 No Cause 

Norristown      
Montgomery 
County            

03-08-0248-8 02/19/08 Disability  
510 - Failure to make reasonable 
accommodation,  

06/22/09 No Cause 

Norristown      
Montgomery 
County            

03-08-0521-8 08/01/08 Race 
380 - Discriminatory terms, conditions, 
privileges, or services and facilities,  

05/15/09 No Cause 

Norristown      
Montgomery 
County            

03-09-0476-8 07/22/09 Disability  
510 - Failure to make reasonable 
accommodation,  

10/16/09 
Withdrawn After 
Resolution 

Norristown      
Montgomery 
County            

03-09-0511-8 08/10/09 National Origin  

350 - Discriminatory financing (includes real 
estate transactions),  
353 - Discrimination in the terms/conditions for 
making loans,  

  No Cause 

Norristown      
Montgomery 
County            

03-10-0115-8 01/07/10 Race 

302 - Discriminatory refusal to sell and 
negotiate for sale,  
354 - Discrimination in the selling of residential 
real property,  

04/09/10 No Cause 

Norristown      
Montgomery 
County            

03-10-0416-8 07/06/10 Disability  
310 - Discriminatory refusal to rent,  
510 - Failure to make reasonable 
accommodation,  

10/13/10 Conciliated/Settled 

Norristown      
Montgomery 
County            

03-10-0556-8 08/23/10 Disability  
500 - Failure to permit reasonable 
modification,  

12/15/11 Conciliated/Settled 

 
 Source: U.S. Department of HUD-FHEO, Philadelphia Regional Office DRAFT
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National Trends 
 
The U.S. Department of Housing and Urban Development (HUD) releases 
annual reports on the basis of fair housing complaints nationwide.  The 
following table highlights the frequency of housing complaints by basis 
from 2007 to 2010.  The 2010 information is the most up to date data that 
has been released. 
 

Housing Complaints Nationwide 
 

Basis 
FY 2007 FY 2008 FY 2009 FY 2010 

Number of 
Complaints 

% of 
Total  

Number of 
Complaints 

% of 
Total  

Number of 
Complaints 

% of 
Total  

Number of 
Complaints 

% of 
Total 

Disability 4,410 43% 4,675 44% 4,458 44% 4,839 48% 
Race 3,750 37% 3,669 35% 3,203 31% 3,483 34% 
Familial Status 1,441 14% 1,690 16% 2,017 20% 1,560 15% 
National Origin 1,299 13% 1,364 13% 1,313 13% 1,177 12% 

National Origin - 
Hispanic or Latino 

784 8% 848 8% 837 8% 722 7% 

Sex 1,008 10% 1,133 11% 1,075 10% 1,139 11% 
Religion 266 3% 339 3% 302 3% 287 3% 
Color 173 2% 262 2% 251 2% 219 2% 
Retaliation 588 6% 575 5% 654 6% 707 7% 

Number of 
Complaints filed 

10,154 - 10,552 - 10,242 - 10,155 - 

 
Much like housing complaints in Norristown, disability and race are 
consistently the most common causes for complaint throughout the nation. 
Note that the percentages for each year do not equal 100% and the 
number of complaints each year does not equal the total complaints 
across all basis.  This is because there are often multiple basis for the 
filing of a fair housing complaint. 
 

5. Housing and Human Services Agencies 
 

The Municipality of Norristown interviewed agencies offering housing and 
human services within the Municipality in order to obtain their input and 
gain insight into potential impediments to fair housing.  The following 
agencies were engaged in roundtable discussions, individual meetings, or 
through surveys: 

 Norristown Planning Department 

 Montgomery County Department of Housing and Community 
Development 

 Habitat for Humanity of Montgomery County 

 Montgomery County Redevelopment Authority 

 Norristown “Borough Town Watch” 
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 Genesis Housing Corporation 

 Norristown Building & Code Enforcement 

 Community Action Development Commission 

 Montgomery County Housing Authority 

 Montgomery County Legal Services 

 Montgomery County Aging and Adult Services 

 Accion Communal Latino Americana de Montgomery County 
(ACLAMO) 

 Fair Housing Rights Center 

 Fair Housing Council of Suburban Philadelphia 

 Norristown Administrator 

 Montgomery County Planning Commission 

 Inter-Faith Housing Alliance (I-FHA) 

 Montgomery County Housing Coalition 

 Equality Pennsylvania 

 The Salvation Army 
 

Each of these agencies provided feedback on their perception of housing-
related issues in the Municipality of Norristown.  Complete meeting notes 
can be found in Part VIII, Appendix E. Below is a list of key points from 
each of the meetings. 

 Major barrier is accessible housing in Norristown for the 
disabled and elderly. 

 Quality/condition of housing units is in such poor conditions. 

 Social service offices are located mainly in Norristown.  Not 
scattered throughout the County. 

 A lot of bad landlords that own a lot of property. 

 High cost of rehab vs. after rehab value. 

 Real Estate taxes are an issue.  Norristown has higher taxes 
than the other areas around the County. 

 Perception vs. reality about the Norristown School District.  
People think the schools are bad.  The Montgomery County 
School Systems are excellent.  Big difference between 
Norristown versus the other County Schools is the County 
School facilities are newer and larger. 
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 Quality of education. 

 Cost of rehabilitation of housing. 

 Since Montgomery County is a wealthy county, there is gap 
in housing because of the disparity in income. 

 Lack of businesses in downtown Norristown – effect of the 
shopping malls which are located outside Norristown. 

 People moved out of their homes in Norristown and turned 
them into apartments.  This created a lot of absentee 
landlords. 

 The change from single family homes to multi-units 
continued up to 2001.  This really increased the number of 
rental units in Norristown and reduced the number of single 
family homes because you could make more money from 
renting apartments than the entire house. 

 The rental market in Norristown is strong because a 1-
bedroom unit apartment rents for about $700 to $800. 

 Lower rents than Philadelphia, brings in a lot of transient 
people without previous ties to Norristown. 

 Norristown is a transportation center. (Trolley, High Speed 
Rail, Train, and Bus Services) 

 Great transportation access to Philadelphia. 

 A large “undocumented” Hispanic population is hard to help 
because of Federal Laws which do not allow them 
assistance. 

 Norristown has a long history of immigration over the last 
100 years.  This is continuing with the latest group being 
Hispanic or Latino. 

 Other impediments – concentration of poverty in the County.  
County is making funding and program decisions based on 
not approving projects in areas with a high concentration of 
poverty. 

 Most houses in Norristown are at least two stories and are 
not accessible. 

 Transitional housing is lacking in Norristown. 

 Not enough Section 8 Housing Vouchers.  

 Norristown has a large population of people with mental 
health issues because the MH Services for the County are 
located in Norristown. 
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 Rents are not proportionate to people’s incomes in 
Norristown. 

 Need for decent and safe rental units. 

 Need for more accessible apartments. 

 Barriers for Affordable Housing: Aging of housing stock, 
which affects the disabled population.  It is difficult to make 
the housing units in Norristown accessible. 

 Norristown Code Enforcement needs to do yearly 
inspections of apartments.  Approximately 7,000 to 8,000 
rental units are in Norristown. 

 Bed bugs are back in Norristown.  Huge Problem.  Who is 
responsible for them? The tenant? The landlord? Both? 
Where did they come from? Extremely hard to kill or get rid 
of bed bugs.  How do people know if they have been 
removed or if they have moved to the next apartment.  What 
about future inspection for the next tenant. 

 Barriers are income and that they cannot afford the rents. 

 Large growing Hispanic population.  Language is a large 
barrier for them. 

 Hispanic have problems getting security deposits back from 
landlords. 

 Need more code enforcement of apartments. 

 Need temporary shelters to house persons who have been 
evicted, foreclosed, or who have to leave their apartment 
because they are uninhabitable. 

 Need to create an aging in-place facility with elderly friendly 
apartments. 

 The older population is not able to make improvements to 
their residences due to high costs.  Their homes do not meet 
their needs. 

 The biggest issue is the perception of “what is and what is 
not” going on. 

 Need for more homeownership 

 Not enough low-income senior housing in Norristown. 
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B. Public Sector: 

Part of the Analysis of Impediments is to examine the public policies of the 
jurisdiction and its impact on fair housing choice.  The local government controls 
land use and development through its comprehensive plan, zoning regulations, 
subdivision regulations, and other laws and ordinances passed by the local 
governing body.  These regulations and ordinances govern the types of housing 
that may be constructed, the density of housing, and the various residential uses 
in a community.  Local officials determine the community’s commitment to 
housing goals and objectives.  The local policies therefore determine if fair 
housing is to be promoted or passively tolerated. 
 
This section of the Analysis of Impediments evaluates the Municipality of 
Norristown’s policies and plans to determine if there is a commitment to 
affirmatively further fair housing. 

1. CDBG Program 

The Municipality of Norristown receives Federal funds from HUD as an 
entitlement municipality under the CDBG program.  The Municipality 
received $906,379 in CDBG funds in FY 2012.  Norristown allocates its 
funds to public facility improvements, public services, and housing 
activities.   

In particular, in its FY 2012 CDBG Program, Norristown proposed to 
allocate the CDBG funds as outlined in the table below.  The Municipality 
of Norristown anticipates a further reduction in the annual CDBG 
allocation in the coming years as a result of cuts in the Federal Budget.  

FY 2012 CDBG Allocation for the Municipality of Norristown  

Activity Funding Amount 

CDBG Administration $     140,000 

Housing Rehabilitation $     141,379 

Housing Rehabilitation Technical Support $       35,000 

Code Enforcement $     130,000 

Fair Housing Program Administration $       35,000 

Poley Park Improvements Project – Phase II $       80,000 
Main & Marshall Streets Lighting and Security 
Upgrades 

$       50,000 

Simmons Park Improvement Project – Phase II $       75,000 

Main Street Economic Development Initiative $       35,000 

West Marshall Street Sidewalk Improvements $       80,000 
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Firefighting Engine Truck $       70,000 

Small Business Assistance Center $       35,000 
 

All activities listed above will occur in low/mod areas of the Municipality 
which are a high priority for the Municipality.  Additionally, each activity 
meets the National Objectives of serving a low/mod area, low/mod people, 
low/mod job creation, or eliminating slums/blight.   
 
In its FY 2010-2014 Five Year Consolidated Plan, the Municipality of 
Norristown identified several goals to prioritize its funding needs during 
this five year period.  There are outlined in the table below. 

Five Year Objectives 

Housing Objectives 

Increasing Homeownership 
Rehabilitating Housing Owned by Low-Income Households 
Rehabilitation of Rental Housing 
Homeless Objectives 
Increase the percentage of homeless persons moving from transitional to 
permanent housing to at least 63.5%. 
Increase the percentage of homeless persons staying in permanent housing 
over 6 months to at least 71.5% 
Increase the percentage of homeless persons employed at exit to at least 19% 
Decrease the number of homeless households with children 
Create new permanent housing beds for chronically homeless persons 
Non-Housing Priorities 
Infrastructure improvements, including the reconstruction of streets and 
sidewalks 
Public facility improvements, including parks and recreation 
Economic development, including job training and mentoring services 
Public services, including youth educational programs and other human 
service needs 

2. HOME Program 

The Municipality of Norristown is not a federal entitlement community 
under the HOME program.  In addition, it has opted out of the Montgomery 
County HOME Consortium.  Norristown, instead submits to the 
Commonwealth of Pennsylvania, Department of Community and 
Economic Development (DCED) under its HOME Competitive Application 
process for HOME funds.  In 2010, Norristown received $500,000 in 
HOME funds to assist low- and moderate-income households. These 
funds are used to develop new affordable housing, and/or to provide 
homeownership assistance, and for owner-occupied housing 
rehabilitation.  The table below outlines the use of FY 2010 HOME funds.  
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FY 2010 HOME Allocation 
 

Activity Amount 

Arbor Heights/Homebuyer Assistance $     200,000 

Owner-occupied Housing Rehabilitation $     300,000 

TOTAL $     500,000 
 
Arbor Heights/Homebuyer Assistance is for new construction of sale 
housing.  The Owner-occupied Housing Rehabilitation is for emergency 
repairs to bring the house up to code.  Financial assistance up to $35,000 
is provided in the form of a forgivable loan. 
 
Norristown did not applied for FY 2011 nor FY 2012 HOME funds from the 
Commonwealth because not all of its previously approved FY 2010 HOME 
funds have been expended. 

 

3. First-Time Homebuyer Program 

The Municipality of Norristown has provided financial assistance to nine 
(9) first-time homebuyers under its HOME Program for the past four (4) 
years: 

 527 Stanbridge Street - C.T. 2038.03, B.G. 5 

 537 Hamilton Avenue - C.T. 2038.03, B.G. 4 

 1537 Willow Street - C.T. 2036.02, B.G. 2 

 628 Chain Street - C.T. 2038.03, B.G. 1 

 1000 Swede Street - C.T. 2036.01, B.G. 2 

 1000-A Dekalb Street - C.T. 2036.11, B.G. 2 

 1000-B Dekalb Street - C.T. 2036.11, B.G. 2 

 1000-D Dekalb Street - C.T. 2036.11, B.G. 2 

 1010-B Dekalb Street - C.T. 2036.11, B.G. 2 
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LOCATIONS OF FIRST-TIME HOMEBUYER UNITS  
IN LOW- AND MODERATE-INCOME AREAS 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: 2010 U.S. Census 
 

A larger version of this map is included in Part VIII, Appendix B. 
 

LOCATIONS OF FIRST-TIME HOMEBUYER UNITS 
IN AREAS OF MINORITY CONCENTRATION 

 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

 
 

Source: U.S. Department of Housing and Urban Development 
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A larger version of this map is included in Part VIII, Appendix B. 
 

4. Public Housing, HUD Assisted Housing, and Low Income Housing Tax 
Credits 
 
Public Housing – 
 
The Montgomery County Housing Authority’s 
offices are located on West Main Street in 
downtown Norristown.  The Montgomery 
County Housing Authority (MCHA) does not 
have any public housing communities within 
the municipal boundaries of Norristown.  The 
MCHA has seven (7) public housing 
developments located in other communities 
within Montgomery County. The listing of 
public housing communities is shown below: 

Public Housing Developments  

Housing Development Location Units Occupancy 

Bright Hope Community Pottstown 179 General 

Crest Manor Willow Grove 40 General 

Golden Age Manor Royersford 85 Elderly/Disabled

Lee Towers Conshohocken 80 Elderly/Disabled

North Hills Manor North Hills 50 General 

Pollock House Pottstown 100 Elderly/Disabled

Smith Towers Pottstown 80 Elderly/Disabled

TOTAL: 614  

 
MCHA’s administers 2,625 Section 8 Housing 
Choice Vouchers for Montgomery County, 
including the Municipality of Norristown.  As of May 
2012, approximately 900 households were on the 
Section 8 Voucher waiting list.  The waiting list was 
last opened in 2007.  The Section 8 Vouchers are 
being used in 55 of the 62 municipalities in 
Montgomery County.  There are 1,115 Section 8 
Vouchers being used in the Municipality of 

Norristown.  This is 42.5% of the total Section 8 Vouchers. 
 
The MCHA’s Public Housing Agency’s Admission Plan, the Housing 
Choice Voucher Administrative Plan, and A Guide to Rental Assistance 
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and Services contain clear policies on fair housing, non-discrimination, 
and reasonable accommodations, among others. These policies help to 
ensure that the Housing Authority is affirmatively furthering fair housing.  
 
The MCHA should consider publishing all of its policies, procedures, 
applications, notices, brochures, etc. in Spanish due to the large Spanish 
speaking population in Norristown.  Presently, the MCHA provides a 
translator, but it would be more beneficial to a low-income resident to 
review the information in their native language at home in their leisure 
time. 
 
The Housing Authority also administers a First-Time Homebuyer Program, 
the Housing Choice Voucher Home Buyer Option Program, the Welfare to 
Work Program, and a Shelter Plus Care program with Montgomery 
County. 
 
Part VIII, Section B includes a map highlighting the locations of HUD 
assisted housing units and the Census Tracts where Section 8 Vouchers 
are being used in Montgomery County. Below are smaller versions of 
maps highlighting the distribution of Section 8 Vouchers, low- and 
moderate-income population, and HUD assisted housing units in the 
Municipality of Norristown.  
  
The MCHA’s public housing communities are all located outside 
Norristown, throughout the County.  

 
Section 8 Voucher Usage in Norristown  
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

Source: Montgomery County Housing Authority 
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Low- and Moderate-Income Population in Norristown 
and HUD Assisted Housing (Public Housing and LIHTC) 

 

 
 

Source: U.S. Department of Housing and Urban Development 
 
The Housing Choice Vouchers are being used in all of the Census Tracts 
and Block Groups throughout the Municipality of Norristown.  It does 
appear that there is a higher concentration of Section 8 Housing Choice 
Voucher’s in the center and southern portions of the municipality.  These 
areas also contain a higher percentage of rental units versus owner-
occupied houses and it is where there is a concentration of low- and 
moderate-income households in Norristown.  Norristown has 34,324 
residents out of a total population for Montgomery County of 799,874 
persons.  This is 4% of the County’s total population.  Norristown’s low- 
and moderate-income population is 17,453 persons which is 9% of 
Montgomery County’s 201,409 low- and moderate-income population.  As 
noted above, Norristown has 1,115 Section 8 Housing Choice Voucher’s 
out of 2,625 total Housing Choice Voucher’s, which is 42% of all the 
vouchers in the County.  Based on these statistics, it appears that the 
Municipality of Norristown has a disproportionate share of Section 8 
Housing Choice Vouchers as compared to Montgomery County as a 
whole. 
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Montgomery County Housing Authority –  
Housing Choice Vouchers 

Municipality 
No. of 

Vouchers 
% of all 

Vouchers 
Total 

Population 
% of County 
Population 

Norristown 1,115 42.50% 34,344 4.30% 

Pottstown 452 17.20% 22,377 2.80% 

Lower Merion 95 3.60% 57,837 7.20% 

Lansdale 94 3.60% 16,269 2.00% 

Abington 78 3.00% 55,310 6.90% 

West Pottsgrove 62 2.40% 3,874 0.50% 

Upper Moreland 59 2.20% 24,015 3.00% 

Bridgeport 56 2.10% 4,554 0.60% 

Cheltenham 54 2.10% 36,793 4.60% 

Ambler 52 2.00% 6,417 0.80% 

West Norriton 50 1.90% 15,663 2.00% 

Conshohocken 45 1.70% 7,833 1.00% 

Lower Salford 32 1.20% 14,959 1.87% 

Plymouth Township 27 1.00% 16,525 2.07% 

Lower Pottsgrove 26 1.00% 12,059 1.51% 

Hatfield Borough 25 1.00% 3,290 0.41% 

Royersford 23 0.90% 4,752 0.59% 

Towamencin 22 0.80% 17,578 2.20% 

Upper Merion 19 0.70% 28,395 3.55% 

Hatboro 17 0.60% 7,360 0.92% 

Pennsburg 16 0.60% 3,843 0.48% 

Collegeville 15 0.60% 5,089 0.64% 

Souderton 15 0.60% 6,618 0.83% 

East Norriton 14 0.50% 13,590 1.70% 

Whitpain 13 0.50% 18,875 2.36% 

Springfield 12 0.50% 19,418 2.43% 

Trappe 11 0.40% 3,509 0.44% 

East Greenville 11 0.40% 2,951 0.37% 

Hatfield Township 10 0.40% 17,249 2.16% 

Narberth Borough 8 0.30% 4,282 0.54% 

Limerick 8 0.30% 18,074 2.26% 

Schwenksville 8 0.30% 1,385 0.17% 

Horsham Township 7 0.30% 26,147 3.27% 

Upper Providence 7 0.30% 21,219 2.65% 

Lower Frederick 6 0.20% 4,840 0.61% 

Whitemarsh 6 0.20% 17,349 2.17% 

North Wales Borough 6 0.20% 3,229 0.40% 
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Upper Gwynedd 5 0.20% 15,552 1.94% 

Douglass 5 0.20% 10,195 1.27% 

Lower Providence 5 0.20% 25,436 3.18% 

Perkiomen Township 5 0.20% 9,139 1.14% 

Upper Pottsgrove 4 0.20% 5,315 0.66% 

Red Hill 4 0.20% 2,383 0.30% 
Montgomery 

Township 
4 0.20% 24,790 3.10% 

Lower Gwynedd 3 0.10% 11,405 1.43% 

Telford 3 0.10% 2,665 0.33% 

Franconia 2 0.10% 13,064 1.63% 

Upper Dubin 2 0.10% 25,569 3.20% 

Lower Moreland 1 0.00% 12,982 1.62% 
Marlborough 

Township 
1 0.00% 3,178 0.40% 

New Hanover 
Township 

1 0.00% 10,939 1.37% 

Rockledge 1 0.00% 2,543 0.32% 

Upper Hanover 1 0.00% 6,464 0.81% 

West Conshohocken 1 0.00% 1,320 0.17% 

Upper Salford 1 0.00% 3,299 0.41% 

Total 2,625 100.00% 764,109 95.53% 

 
The Section 8 Housing Choice Vouchers are used in 55 out of the 62 
municipalities in Montgomery County. The following 7 municipalities do not 
have any Section 8 Housing Choice Vouchers: 
 

 Borough of Athyn 
 Borough of Green Lane 
 Borough of Jenkintown 
 Salford Township 
 Skippack Township 
 Upper Frederick Township 
 Worcester Township 

 
The table below displays data on multi-family and Section 8 assisted 
housing facilities in Norristown.  All of the assisted units have contracts set 
to expire in 2014 or later. 

 Multi-family and Section 8 Project Based Assisted Housing Facilities 

Multi-family assisted units with active contracts status 175 

Percentage of Multi-family assisted units with contracts expiring in 2004 0% 

Percentage of Multi-family assisted units with contracts expiring in 2005 0% 
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Percentage of Multi-family assisted units with contracts expiring in 2006 0% 

Percentage of Multi-family assisted units with contracts expiring in 2007 0% 

Percentage of Multi-family assisted units with contracts expiring in 2008 0% 

Percentage of Multi-family assisted units with contracts expiring in 2009-2013 0% 

Percentage of Multi-family assisted units with contracts expiring in 2014 or 
later 

100% 

                                                                                                                           Source: www.dataplace.org 

 
To help provide their clients with more options, the MCHA offers families 
and individuals who are eligible for the HUD Section 8 Housing Choice 
Voucher Program to use their rental assistance to purchase a home.  The 
home has to be located in Montgomery County to receive the financial 
assistance.  Financial assistance under the Housing Choice Voucher 
Home Buyer Option Program can be used up to 15 years for a low/mod 
household, or an unlimited number of years for the elderly or the disabled.  
In addition to the Section 8 funds, the MCHA has teamed up with 
Montgomery County to provide down payment and closing cost financing, 
under its First-Time Homebuyer Program.  The Housing Choice Voucher 
Home Buyer Option Program has been in operation for 11 years and 70 
families have participated in the program with no foreclosures.  
Approximately 12 of these houses have been in the Municipality of 
Norristown.  
 
During the last five years, the Montgomery County Housing Authority has 
been designated by HUD as a “High Performer” under HUD’s SEMAP 
evaluation tool.  MCHA has received a “Deconcentration Bonus” for 
successfully meeting HUD’s standards for deconcentrating poverty via the 
implementation of the MCHA Section 8 Housing Choice Vouchers. 
However, the Municipality of Norristown still has the bulk of the Section 8 
Housing Choice Vouchers (42.5%) for the whole County, but has only 
4.3% of the County’s total population.  
 
As part of this analysis, several of the Montgomery County Housing 
Authority’s documents and policies were reviewed to ensure compliance 
with the Fair Housing Act, as amended, and the Americans with 
Disabilities Act.  Specifically reviewed were the Housing Authority’s Public 
Housing Agency’s Admission Plan, the Housing Choice Voucher 
Administrative Plan, and A Guide to Rental Assistance and Services. The 
Housing Authority is in compliance and its efforts affirmatively further fair 
housing.  
 
The issues of mobility and deconcentration of Section 8 Housing Choice 
Voucher’s has arisen throughout the interviews and meetings in the 
preparation of this AI.  Under the “HUD Housing Choice Voucher Program 
Guidebook” it states under § 2.1 Overview: 
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Providing opportunities for very low-income families to obtain 
rental housing outside areas of poverty or minority 
concentration is an important goal of the housing choice 
voucher program. The PHA is responsible for informing 
families about the availability and benefits of mobility 
opportunities and for improving access to such housing 
opportunities. The PHA can improve access through 
outreach to landlords who manage outside areas of poverty 
or minority concentration, high-quality information about 
housing opportunities, encouragement and support for 
families in the housing search, effective implementation of 
portability or other cooperative mobility measures with 
neighboring PHAs, and other more direct assistance to the 
families. 
 
The housing choice voucher program is now the largest 
assisted housing program administered by HUD. Having 
grown in size while other programs (e.g., public housing, 
multifamily housing programs) have decreased in size, more 
attention is focused on the housing choice voucher program 
at the national, state, and local levels. The growth in the 
housing choice voucher program and the relocation of many 
public housing families to private housing have caused 
concern about avoiding excessive concentrations of housing 
choice voucher families in high poverty or minority 
neighborhoods. 
 
At the same time, some PHAs and housing choice voucher 
families have encountered opposition from residents who 
oppose having very low-income families move into their 
neighborhoods. PHAs need to establish positive relations in 
these neighborhoods and help families overcome the 
barriers that prevent families from moving to such 
neighborhoods. 
 
Opportunity moves have important benefits to housing 
choice voucher families. Research from HUD’s moving to 
opportunity (MTO) demonstration and from the Gateaux 
desegregation program in Chicago has shown that families 
with children moving from communities of highpoverty 
concentration to low-poverty communities tend to perform 
better in school (e.g., drop out rates are lower, grades are 
better, college attendance rates are higher). In addition, 
families report benefiting greatly from reduced crime and 
greater employment opportunities. 
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A HUD objective is to encourage the movement of these 
families into a broader range of neighborhoods through the 
provision of affordable housing. The primary methods PHAs 
can use to achieve deconcentration are to: 

 Learn more about the location of affordable housing 
throughout the PHA jurisdiction; 

 Identify neighborhoods with high and low 
concentrations of poverty, as well as the trends in 
changes in marginal neighborhoods; 

 Recruit owners outside areas of poverty or minority 
concentration; 

 Inform and encourage families living in high-poverty 
neighborhoods to consider moving to lower-poverty 
neighborhoods; and 

 Refer families who live in high-poverty neighborhoods 
to organizations that provide relocation counseling 
and assistance. 

 
Source: HUD Housing Choice Voucher Program Guidebook 

 
With the high percentage of Section 8 Housing Choice Voucher’s located 
within the Municipality of Norristown, the Montgomery County Housing 
Authority should re-evaluate and undertake a new policy of mobility and 
deconcentration of its Section 8 Housing Choice Voucher’s outside of 
Norristown.  In an interview with the MCHA it was pointed out that over 
50% of its Housing Choice Voucher holders are classified as elderly or 
disabled.  These residents do not have the ability to move easily 
throughout the County.  In addition, it was stated that almost 70% of the 
Housing Choice Voucher holders originally came from Norristown and the 
MCHA staff assumes they want to remain in Norristown.  However, it 
appears that in the 1980’s, a large number of Section 8 Voucher holders 
came from the Philadelphia area to participate in the program. Now, 30 
years later, they have become part of the community.  The MCHA needs 
to make every effort to promote mobility outside impacted areas as a “best 
practices” policy. 
 
HUD has announced a $500,000 Housing Mobility Grant in Southeastern 
Pennsylvania to be used to offer mobility counseling to promote housing 
choice and opportunity for low-income families currently in the Housing 
Choice Voucher Program. With the high percentage of all Housing Choice 
Vouchers located in Norristown (42.5%), the program has impacted the 
Municipality of Norristown and needs to deconcentrate the Housing 
Choice Vouchers outside the municipality.  
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Another issue was “Portability.”  The MCHA reports that almost the same 
number of Section 8 Housing Choice Voucher’s are considered “Port-Ins” 
as “Port-Outs.”  The MCHA indicates that is has more people from the 
Philadelphia Housing Authority that are “Port-Ins” than persons who are 
“Port-Outs” to Philadelphia.  The MCHA’s “Portability” policy is to absorb 
their neighboring counties and cities into their system, except the City of 
Philadelphia which is invoiced separately. 
 
The issues of “mobility and deconcentration” still need to be addressed 
and the Norristown officials and staff of the MCHA need to come together 
to develop a mutually agreeable policy on Section 8 Housing Choice 
Voucher’s, and ways to provide housing choice opportunities for low-
income households to move outside impacted areas. 
 
Low Income Housing Tax Credit – 
 
The Low Income Housing Tax Credit (LIHTC) Program was created under 
the Tax Reform Act of 1986 and is intended to attract private investment to 
develop affordable rental housing for low- and moderate-income 
households. This program provides a dollar-for-dollar tax credit to reduce 
the developer’s Federal income tax.    
 
The Municipality of Norristown is supportive of the use of Low Income 
Housing Tax Credit (LIHTC) projects to provide housing that is affordable 
to low-income households.  There are three (3) LIHTC projects with only 
eight (8) LIHTC units located in C.T. 2039.01, B.G. 2, 3, and 4.  Each 
LIHTC is located in a different block group. 
 
The MCHA was an early user of the LIHTC program, but hasn’t developed 
a LIHTC project in over 10 years.  The chart below illustrates which LIHTC 
projects were developed in Norristown from 1987 through 2011: 

Norristown LIHTC Projects 

HUD ID 
Number: 

Project Name: Project Address: 
Project 

Municipality: 
Project 
State: 

Project 
ZIP 

Code: 

Total 
Number 
of Units: 

Total 
Low-

Income 
Units: 

PAA1987210  618-620 Cherry Street 618 Cherry Street  Norristown PA  19401 4  4  

PAA1989455  829 Swede Street 829 Swede Street Norristown PA  19401  3  3  

PAA1990150  611 Green Street 611 Green Street  Norristown PA  19401  1  1  
Source: http://lihtc.huduser.org/  

 
HUD Assisted Housing –  
 
HUD funds the Section 202 and Section 811 Supportive Housing 
programs to encourage and support the development of assisted housing 
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in communities across the Country.  The Section 202 Supportive Housing 
for the Elderly Program provides financial support for the construction, 
rehabilitation, or acquisition of supportive housing for the elderly.  
Similarly, the Section 811 Supportive Housing for the Disabled provides 
financial assistance for nonprofit organizations seeking to develop 
affordable, supportive housing for low-income persons with disabilities. 
There are no Section 202 or Section 811 Supportive Housing 
developments in Norristown.   

 
Low- and Moderate-Income Population in Montgomery County 

and HUD Assisted Housing (Public Housing and LIHTC) 
 

 
 Source: U.S. Department of Housing and Urban Development 

 
 
Summary – 
 
However, the Section 8 Housing Choice Vouchers Program appears to be 
concentrating its voucher holders in lower income areas of Norristown and 
Montgomery County (Pottstown).  The MCHA does not have complete 
control over the area where the Section 8 voucher holders wish to rent.  
Another factor is that there are more rental units with reasonable rents in 
Norristown than other parts of Montgomery County.  Public transportation, 
social services, and other amenities are also located in Norristown, which 
makes it a more desirable place to live for lower income households. 
 

DRAFT



Municipality of Norristown,  
Pennsylvania 

  

2012 Analysis of Impediments to Fair Housing Choice 105 of 146 
 

The MCHA could encourage participants to locate in other areas in 
Montgomery County by promoting and encouraging more landlords to 
participate in the program and refer Section 8 Voucher holders to non-
impacted areas. The MCHA has to undertake an aggressive policy to 
further fair housing by encouraging housing choices for its program 
participants.  
 
The LIHTC housing units are also scatted throughout Montgomery 
County.  There are three (3) LIHTC developments in the Municipality of 
Norristown, but these only contain a total of eight (8) housing units.  This 
small amount does not additionally impact any areas of Norristown. 
 
There are a total of 75,755 rental units throughout Montgomery County 
(excluding the Municipality of Norristown) and 6,994 rental units in 
Norristown, which is a ratio of 10.83 to 1.00. However, Norristown has 
1,115 units rented under the Section 8 Housing Choice Voucher Program 
and another 1,510 in the rest of the County. This is a ratio of 1.35 to 1.00. 
This indicates that the Section 8 Housing Choice Voucher Program is 
impacting the housing market in Norristown. 

5. Planning, Zoning, and Building Codes 
 
Municipality of Norristown 

 
Norristown periodically reviews and updates its Zoning Ordinance to 
ensure that it offers accurate guidance for development within the 
municipality.  
 
Norristown’s present Zoning Ordinance was adopted on April 6, 1982 and 
the latest amendment was adopted on November 1, 2011 (Health Care 
District – HC Regulations).   
 
The ordinance was reviewed based on the provisions of the Fair Housing 
Act and the municipality’s policy of affirmatively furthering fair housing.  
The following areas of concern should be reviewed and revised: 

 Definition of Family – appears to be too restrictive.  Only 
includes “…no more than three unrelated individuals living 
together as a single, housekeeping unit and doing their 
cooking on the premises.”  This does not allow for disabled 
persons living together, without 24 hour supervision, who are 
high functioning, who work in the community, etc.  This 
situation does not fall under the definition of a “group home” 
and therefore the definition of “family” is not in keeping with 
the Fair Housing Act. 
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 Locations for Group Homes – group homes are only 
permitted in the TR – Town Residential District.  This is a 
very small area located in the center of Norristown, north of 
the Central Business District.  It is generally bounded by: 
Barbados Street on the west, Oak Street on the north; 
Willow Street from Oak to Marshal, Maple Alley from 
Marshall to Airy, and Cherry Street from Airy to Penn Street 
on the east; and Penn Street on the south.  This area also 
has the highest percentage of minority concentration and 
over 70% low- and moderate-income.  Group homes should 
be permitted in other residential districts that permit duplexes 
or multi-family housing, and areas that are not impacted. 

 Group Home, specific use regulations found in §320-135 is 
in violation of the Fair Housing Act.  In particular:  

- E. “The lot on which a group home is located shall be 
at least 200 feet from the lot on which another group 
home or institutional homes is located.  Such distance 
shall be measured in a horizontal straight line from 
the nearest point on one lot to the nearest point on 
the other lot.” 

- F. “No more than one group home or institutional 
home or hospital shall be permitted on either side of 
one street along one block.” 

 
Based on these restrictive requirements, a maximum of 12 group homes 
could be located in the small TR District for the entire Municipality of 
Norristown. 
 
Several important definitions are references to the International Building 
Code (IBC) the Fair Housing Act, ADA, etc., are omitted and should be 
included in the Zoning Ordinance.  This include definitions for: 

 Accessibility 

 Americans with Disability Act (ADA) 

 Disability (Disabled or Handicapped Person) 

 Fair Housing Act 

 Handicap 

 Section 504 Rehabilitation Act 

 Visitability 
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The original Comprehensive Plan for the Municipality of Norristown was 
completed in 1969. Since then, several other studies were conducted, and 
an updated Comprehensive Plan was released in 2009.   
 
The Comprehensive Plan identifies overarching goals to guide residential 
development in the Municipality. These residential goals, seeking to 
maintain existing walkable neighborhoods and protect their traditional 
character, are outlined below.  

 Maintain walkability within the neighborhoods. 

 Preserve the character of older homes that give 
neighborhoods distinctive charm by upgrading and 
rehabilitating those that need it. 

 Enhance and beautify the neighborhoods with improved 
landscaping and streetscapes. 

 Preserve the character and charm of existing neighborhoods 
and houses.  

 Encourage infill housing that maintains the existing character 
and scale of immediate neighborhood. 

 Encourage redevelopment of select industrial/commercial 
buildings for new housing. 

 Promote Traditional Neighborhood Development as a means 
of emulating the character of the neighborhoods that have 
been sustained for over 100 years.  

 Encourage housing near train stations as a form of transit 
oriented development and as mixed used residential and 
commercial places.  

 Allow housing in commercial areas as an important mixed-
use element near public transportation.  

 Encourage homeownership throughout Norristown. 

 Maintain the character of residential neighborhoods by 
minimizing conversions of single-family dwellings to multi-
family dwellings.  

 Limit conversions in predominately single-family 
neighborhoods.  

 
The Comprehensive Plan identified several goals and recommendations 
to improve housing in the Municipality. These goals and recommendations 
are outlined below.  
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Goal 5.1 – Increase Home Ownership 
 
Recommendations: 

 Norristown’s most significant current need is to increase 
homeownership. As demonstrated elsewhere in this 
(Comprehensive) plan, the level of homeownership has 
steadily declined.  

 Give priority to programs that promote homeownership, such 
as the First Time Home Buyers program, the Owner 
Occupied program, and County-administered home 
ownership programs.  

 Work with the Montgomery County Redevelopment Authority 
to undertake various aspects of homeownership programs 
including acquisition, planning, design, finance, construction, 
and marketing.  

 Support Habitat for Humanity, which rehabilitates 
condemned or substandard houses with volunteer labor and 
donated materials. It offers low-income families a no-interest, 
20-year mortgage.  

 Work with realtor organizations to better understand the local 
real estate needs of middle- and upper-income home buyers 
and seek ways to attract them to invest in the municipality.  

 
Goal 5.2 – Ensure Appropriateness of New Housing Types 
 
Recommendations: 

 Promote construction of new townhouses and other types of 
single-family housing that meet the needs of today’s singles, 
families, and seniors.  

 Add design standards to the zoning ordinance to ensure that 
new construction fits into the existing neighborhood context.  

 
Goal 5.3 – Rehabilitate Housing Stock  
 
Recommendations: 

 Continue to rehabilitate owner-occupied substandard 
housing inhabited by low-income households.  

 Create incentive programs to avoid unnecessary demolition 
of standard and substandard units suitable for rehabilitation 
in order to preserve the affordable housing stock.  

DRAFT



Municipality of Norristown,  
Pennsylvania 

  

2012 Analysis of Impediments to Fair Housing Choice 109 of 146 
 

 Increase housing stock by rehabilitating vacant units and 
selling them to families who intend to reside in them.  

 Improve code enforcement efforts on owner-occupied and 
rental properties.  

 Continue to have a dialogue with county, state, and federal 
agencies to fund the rehabilitation of existing rental and 
owner-occupied properties.  

 
Goal 5.4 – Encourage Reverse Conversions of Multifamily Homes  
 
Recommendations: 

 Create a program to encourage reverse conversions of 
multifamily homes back into single-family homes in targeted 
areas.  

 
 
Goal 5.5 – Encourage New Residential Construction  
 
Recommendations: 

 Create a program for ten year tax abatement for new 
residential construction of mid-rise condominiums in the 
downtown and riverfront redevelopment districts.  

 Create a land banking program to develop new mixed 
residential and retail use along the East Main Street 
business corridor. 

 
Goal 5.6 – Promote the Development of New Market Rate and 
Workforce Housing  
 
Recommendations: 

 Work with regional employers, colleges and universities, 
health care facilities, school districts, and state and local 
governments to offer incentives for employees to reside in 
Norristown.  

 
Goal 5.7 – Promote Neighborhood Stabilization  
 
Recommendations: 

 Work with the government sector and other anchor 
institutions in Norristown, such as, SEPTA, the county, and 
state to enhance the public space in and around their 
properties.  

DRAFT



Municipality of Norristown,  
Pennsylvania 

  

2012 Analysis of Impediments to Fair Housing Choice 110 of 146 
 

 
Goal 5.8 – Address Regional Affordable Housing Needs  
 
Recommendations: 

 Engage in discussions with leadership in government 
agencies and advocacy groups to de-concentrate Section 8 
vouchers and continue efforts to spread affordable housing 
throughout Montgomery County. 

 
Goal 5.9 – Continue to Address Housing for Homeless  
 
Recommendations: 

 Provide Financial Assistance to at-risk families through the 
County Department of Aging and Adult Services Housing 
Assistance program grant.  

 
Goal 5.10 – Address Future Reuse of Kennedy Kendrick High School 
and Other Vacant and Underutilized Buildings 
 
Recommendations: 

 Engage the Archdiocese and community leaders in 
discussions regarding the potential and preferred future use 
of the site.  

 Engage other property owners and the development 
community in discussions about incentives and options to 
donate, sell or provide long-term leases below market rates 
for land or structures that could be developed or 
redeveloped for workforce housing.  

 Ensure zoning regulations permit adaptive reuse for housing 
in all districts containing suitable structures.  

 
Federal Requirements 

 
U.S. Department of Housing and Urban Development (HUD) encourages 
its grantees to incorporate “visitability” principles into their designs.  
Housing that is “visitable” has the most basic level of accessibility that 
enables persons with disabilities to visit the home of a friend, family 
member, or neighbor.  “Visitable” homes have at least one accessible 
means of egress/ingress for each unit, and all interior and bathroom 
doorways have 32-inch clear openings. At a minimum, HUD grantees are 
required to abide by all Federal laws governing accessibility for disabled 
persons. 
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Federal laws governing accessibility requirements include Section 504 of 
the Rehabilitation Act, the Americans with Disabilities Act, and the Fair 
Housing Act.   
 
Section 504 of the Rehabilitation Act (24 CFR Part 8), known as “Section 
504” prohibits discrimination against persons with disabilities in any 
program receiving Federal funds. Specifically, Section 504 concerns the 
design and construction of housing to ensure that a portion of all housing 
developed with Federal funds is accessible to those with mobility, visual, 
and hearing impairments.  
 
The Americans with Disabilities Act (42 U.S.C. 12131; 47 U.S.C. 155, 201, 
218, and 225) (ADA) prohibits discrimination against persons with 
disabilities in all programs and activities sponsored by state and local 
governments. Specifically, ADA gives HUD jurisdiction over housing 
discrimination against persons with disabilities.  
 
The Fair Housing Act was amended in 1988 to include persons with 
disabilities as a protected class, as well as to include design and 
construction requirements for housing developed with private or public 
funds.  Specifically, this law requires property owners to make reasonable 
modifications to units and/or public areas in order to allow the disabled 
tenant to make full use of the unit. Additionally, property owners are 
required to make reasonable accommodations to rules or procedures to 
afford a disabled tenant full use of the unit. As it relates to local zoning 
ordinances, the Fair Housing Act prohibits local government from making 
zoning or land use decisions, or implementing land use policies that 
exclude or discriminate against persons of a protected class.  
The Municipality of Norristown has adopted the International Building 
Code (IBC) and the International Existing Building Code (IEBC).  Both of 
these documents are in compliance with Federal laws, rules and 
procedures.  Norristown has adopted the following model building and 
construction codes: 

 The International Building Code, 2006 

 The International Property Maintenance Code, 2003 and 
2006 

 
6. Taxes  

Real estate property taxes impact housing affordability.  This may not be 
an impediment to fair housing choice, but it does impact the affordability of 
housing.   

The real estate taxes for Norristown are handled by the Montgomery 
County Board of Assessment Appeals. Currently, all real estate is 
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assessed at 100% of its base value set for 1996. The millage rates in 
Norristown are outlined below.   

Norristown Real Estate Millage Rates: 

 County ........................................................  3.152 mills 

 Municipality .................................................  12.360 mills 

 School ........................................................  30.288 mills 

The table below illustrates the taxes assessed for owner-occupied and 
renter-occupied properties valued at $100,000 and assessed at $100,000.   

Property Taxes  

 Taxes for Property Assessed at $100,000  

County Taxes $      315.20 

Municipality Taxes $   1,236.00 

School Taxes $   3,028.80 

Total Taxes $   4,580.00 

 Taxes for Property Assessed at $200,000  

County Taxes $      630.40 

Municipality Taxes $   2,472.00 

School Taxes $   6,057.60 

Total Taxes $   9,160.00 

In the Municipality of Norristown, there is almost $222 million of assessed 
value for property that is tax exempt. A large percentage of this property is 
County owned. The tax exempt property is $2,743,920 in lost revenue to 
the municipality, which causes a higher millage rate for the other 
properties, and makes Norristown a less desirable place to own a home. 
This has contributed to the decline in homeownership. 
 

7. Transportation 
  

There is a strong public transportation system serving the Municipality of 
Norristown and Montgomery County.  
 
The Southeastern Pennsylvania Transportation Authority (SEPTA) serves 
Bucks, Chester, Delaware, Montgomery, and Philadelphia Counties. The 
Norristown High Speed Line allows for easy access to the City of 
Philadelphia and other surrounding areas. 
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There are two transit options for residents age 65 and over. The first is the 
“Share Ride Program” through Transnet. This program provides reduced 
fairs to residents throughout Montgomery County. The second program 
serving elderly residents is “ParaTransit,” part of the Southeastern 
Pennsylvania Transportation Authority (SEPTA). This door-to-door ride 
sharing service also assists disabled residents who are unable to use 
public transportation with fixed routes.  
 

 
Source: www.septa.org 

 

For residents that are located farther away from the transit stop, the 
Montgomery County Transportation Management Association offers a 
short shuttle ride to increase access to bus, rail, and subway stops.  
 
During the Analysis of Impediments study, there were no issues raised by 
residents or organizations concerning public transportation.  
 

8. Section 3 
 
HUD’s definition of Section 3 is: 
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Section 3 is a provision of the Housing and Urban 
Development Act of 1968. The purpose of Section 3 to 
ensure that employment and other economic opportunities 
generated by certain HUD financial assistance shall, to the 
greatest extent feasible, and consistent with existing 
Federal, State and local laws and regulations, be directed to 
low- and very low income persons, particularly those who 
are recipients of government assistance for housing, and to 
business concerns which provide economic opportunities to 
low- and very low-income persons. 

 
Norristown requires that if all of its contracts that exceed $100,000, the 
Contractor must submit a Section 3 Affirmative Action Plan and 
Certification, along with a Section 3 Utilization Report.  Norristown 
includes the Section 3 Requirements in all of its CDBG construction 
activity public notices.  In addition, the municipality has a Federal 
Construction Contract Provisions Booklet for its CDBG Program that it 
provides to contractors for construction improvement contracts.  
 
During the research and study phase for the Analysis of Impediments, no 
impediments or complaints were mentioned or filed based on the Federal 
Section 3 Requirements. 
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C. Private Sector: 

The private sector has traditionally been the greatest impediment to fair housing 
choice in regard to discrimination in the sale, rental or advertising of dwellings, 
the provision of brokerage services, or in the availability of financing for real 
estate purchases.  The Fair Housing Act prohibits such practices as the failure to 
give the same terms, privileges, or information; charging different fees; steering 
prospective buyers or renters toward a certain area or neighborhood; or using 
advertising that discourages prospective buyers or renters because of race, 
color, religion, sex, handicap, familial status or national origin. 

1. Real Estate Practices 

The Montgomery County Association of REALTORS®, function as the 
local arm of the Pennsylvania Association of REALTORS®, and a member 
of the National Association of Realtors, is the local organization of real 
estate brokers operating in the Municipality of Norristown. The 
Montgomery County Association of REALTORS® is one of the largest 
REALTOR® Association in Pennsylvania.  The Montgomery County 
Association of REALTORS® has an open membership policy and does 
not discriminate.  Bound by the Code of Ethics of the National Association 
of Realtors (NAR), members are obligated to maintain professional 
standards including efforts to affirmatively furthering fair housing.   

As part of the Pennsylvania Association of Realtors, the Montgomery 
County Association of REALTORS® offers continuing education courses 
on a variety of topics including fair housing, ethics and professional 
standards to ensure that its members are up to date on policies, practices, 
and procedures.  

2. Newspaper/Magazine Advertising 

Under Federal Law, no advertising with respect to the sale or rental of a 
dwelling unit may indicate any preference, limitation, or discrimination 
because of race, color, religion, sex, handicap, familial status, or national 
origin. Under the Fair Housing Act Amendments, descriptions are listed in 
regard to the use of words, photographs, symbols or other approaches 
that are considered discriminatory.  

Real estate advertisements were reviewed for several real 
estate publications, including Apartments For Rent and the 
classifieds section of the Time Herald. Each publication 
included the Fair Housing Logo on the cover or at the top of 
each page.  They also contained a publishers’ notice indicating 
that all advertisements were subject to the Federal Fair Housing 
Act and that all advertised housing is available on an equal 
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opportunity basis. None of the advertisements contained language that 
prohibited occupancy by any protected class.  

Hamilton Hall, a Scully owned property, located at 449 Hamilton Street, 
Norristown had a one/half page advertisement. 

3. Insurance 

The Commonwealth of Pennsylvania Insurance 
Department, administers the laws as they 
pertain to the regulation of the insurance 

industry in Pennsylvania to protect Commonwealth residents.  The 
Insurance Department: monitors the financial solvency of insurance 
companies; requires licenses for insurance companies and 
producers/agents; reviews and approves insurance policy language and 
rates; coordinates the rehabilitation and liquidation of insolvent insurance 
companies; and administers health insurance programs for eligible 
children.  The Insurance Department has resources available for 
consumers which includes: consumer brochures, fact sheets, home 
inventory checklists, etc.  

The Fair Housing Council of Suburban Philadelphia (FHCSP) performed 
testing in Norristown on homeowners’ insurance from 2008 through 2010.  
The results of the testing showed that Black or African American 
homeowners in Norristown were treated differently than white testers, 48% 
of the time.  The difference in treatment included: 

 White testers were offered a higher level of service than 
Black or African American testers.  They were provided with 
a written, as opposed to a verbal quote, offered more 
information, given a detailed quote, as opposed to a 
“ballpark,” and Black or African American testers were not 
called back. 

 Black or African American testers were told that they must 
provide social security numbers or birth dates to receive 
quotes, while white testers were provided quotes without this 
information. 

 White testers were offered more options, including different 
choices of deductibles, different choices of coverage, and/or 
multi-policy discounts. 

 Black or African American testers were offered different 
products from different insurance companies, than White 
testers. 
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 Black or African American testers were given more 
expensive premiums per $1,000 of coverage, than White 
testers. 

 Black or African American testers were offered lower 
amounts of coverage than White testers, or more limited 
coverage.  White testers were offered products that included 
additional protection from identity theft, water damage, more 
coverage for contents, etc. None of these were offered to 
Black or African American testers. 

4. Private Financing 

The Financial Institutions Reform, Recovery, and Enforcement Act of 1989 
(F.I.R.R.E.A.) requires any commercial institution that makes five (5) or 
more home mortgage loans per year, to report all home loan activity to the 
Federal Reserve Bank under the Home Mortgage Disclosure Act (HMDA).  
The annual HMDA data can be found online at www.ffiec.gov/hmda/ and 
is included in Part VIII, Appendix C of this Analysis of Impediments. The 
most recent HMDA Data for 2011, which is the data that is used for this 
analysis. The available data does indicate some disparity in lending 
patterns between whites and minorities.  The following tables provide an 
analysis of the HMDA data.  Data for the Municipality of Norristown and 
Montgomery County is highlighted where possible. All other data is that of 
the entire Philadelphia, PA Metropolitan Statistical Area (MSA).  

The table below compares lending (loans originated) in the Municipality of 
Norristown to lending in Montgomery County and the Philadelphia, PA 
Metro Area.  Lending in the Municipality of Norristown has been extracted 
from the MSA data based on census tract.  Many of the census tracts 
extend beyond the Municipality’s borders, resulting in an overstatement of 
lending within Norristown. Lending in the Municipality of Norristown 
comprised just under one and a half percent (1.3%) to lending in 
Montgomery County and less than one half of one percent (0.33%) of the 
lending in the Philadelphia Metro Area in 2011. 
 

HMDA Data Analysis for 2011 

Home Purchase Loans (Amounts in thousands) 

 
FHA, FSA/RHS & 

VA 
Conventional Refinancing 

Home 
Improvement 

Loans 

# Amount # Amount # Amount # Amount 

Norristown 64 $8,870 46 $5,949 203 $22,864 25 $1,243 

Montgomery 
County 

2,097 $466,226 4,314 $1,154,139 18,412 $4,154,031 1,278 $122,137 

MSA/MD 10,128 $1,916,670 16,587 $4,294,154 68,464 $14,683,600 6,716 $505,493 

DRAFT



Municipality of Norristown,  
Pennsylvania 

  

2012 Analysis of Impediments to Fair Housing Choice 118 of 146 
 

% of county 
lending in 
Norristown 

3.1% 1.9% 1.1% 0.5% 1.1% 0.6% 2.0% 1.0% 

% of metro 
area lending in 
Montgomery 
County 

20.7% 24.3% 26.0% 26.9% 26.9% 28.3% 19.0% 24.2% 

% of metro 
area lending in 
Norristown 

0.6% 0.5% 0.3% 0.1% 0.3% 0.2% 0.4% 0.2% 

*Note: Amounts in thousands. 
 

The table below shows the conventional loan applications in the 
Municipality of Norristown.  Fifty-three percent (53.49%) of the loan 
applications in Norristown were originated, while approximately thirty 
percent (30.23%) were denied. 

Disposition of Conventional Loans 

  
Municipality of Norristown 

  

Count 
% of Norristown 

Applications 
% of Total MSA 

Applications 

Loans Originated 46 53.49% 0.28% 

Approved, Not Accepted 7 8.14% 0.04% 

Applications Denied 26 30.23% 0.16% 

Applications Withdrawn 6 7.00% 0.04% 

File Closed for 
Incompleteness 

1 1.12% 0.01% 

 
The table below outlines the disposition of conventional loans in the 
Philadelphia, PA MSA by income level. Loan applications from upper-
income households (120% or more of the MSA median income level) have 
the highest origination rates at 53.9%, but also the highest denial rates at 
37.7%. Proportionately, however, these households have a lower denial 
rate compared to applications and loans originated than other income 
levels. In households under 100% of the MSA median income level, the 
denial rate is higher than the loan origination rate. 
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Disposition of Conventional Loans by Income Level  

 
Applications 

Received 
Loans 

Originated 

Applications 
Approved, Not 

Accepted 

Applications 
Denied 

Applications 
Withdrawn 

Applications 
Withdrawn or 

Closed for 
Incompleteness 

Income 
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Less than 
50% of 
MSA 
Median 

1,921 8.2% 1,069 6.4% 106 7.8% 529 18.5% 183 8.3% 34 9% 

50-79% of 
MSA 
Median 

3,876 16.6% 2,649 16% 201 14.8% 604 21.1% 374 16.9% 48 12.8% 

80-99% of 
MSA 
Median 

2,618 11.2% 1,849 11.1% 140 10.3% 341 11.9% 248 11.2% 40 10.6% 

100-119% 
of MSA 
Median 

2,247 9.6% 1,667 10.1% 117 8.6% 226 7.9% 211 9.6% 26 6.9% 

120% or 
More of 
MSA 
Median 

12,132 51.9% 8,934 53.9% 777 57.1% 1,078 37.7% 1,133 51.3% 210 55.9% 

Income 
not 
Available  

601 2.6% 419 2.5% 20 1.5% 85 3% 59 2.7% 18 4.8% 

Total 23,395 - 16,587 - 1,361 - 2,863 - 2,208 - 376 - 

 
The tables below show the dispositions of conventional loans 
disaggregated by minority status and income level for the Philadelphia, PA 
MSA.  The number of applications for conventional loans submitted by 
white, non-Hispanic applicants significantly outnumbers minority 
applicants in each income level analyzed.  In each of the income 
categories, the percentage of loans originated by white households is 
greater than the percentage of loans originated by minority households, 
with the greatest disparity being at the lowest income level.   

 
Conventional Loan Disposition Rates by Minority Status,  

Less than 50% of MSA Median Income 
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White, 
Non-
Hispanic 

1,074 63.4% 670 62.4% 63 5.9% 232 21.6% 93 8.7% 16 1.5% 

Minority, 
Including 

619 36.6% 304 49.1% 33 5.3% 215 34.7% 56 9% 11 1.8% 
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Hispanic 

Total 1,693 - 974 - 96 - 447 - 149 - 27 - 

 
The number of white, non-Hispanic low-income applicants outnumbers the 
number of minority applicants, although the difference is not as great as it 
is for other income categories. Minority applicants have a lower origination 
rate and a higher denial rate than white applicants with income less than 
50% of the MSA median income. 

Conventional Loan Disposition Rates by Minority Status,  
50-79% of MSA Median Income 
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White, 
Non-
Hispanic 

2,723 80.5% 2,005 73.6% 136 5% 348 12.8% 214 7.9% 20 0.7% 

Minority, 
Including 
Hispanic 

661 19.5% 380 57.5% 41 6.2% 157 23.8% 71 10.7% 12 1.8% 

Total 3,384 - 2,385 - 177 - 505 - 285 - 32 - 

 
The number of white, non-Hispanic middle-income applicants significantly 
outnumbers the number of minority applicants.  Minority households have 
a lower origination rate and a higher denial rate.  

Conventional Loan Disposition Rates by Minority Status,  
80-99% of MSA Median Income 
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White, 
Non-
Hispanic 

1,876 82.1% 1,371 73.1% 96 5.1% 224 11.9% 166 8.8% 19 1% 

Minority, 
Including 
Hispanic 

409 17.9% 268 65.5% 20 4.9% 69 16.9% 42 10.3% 10 2.4% 

Total 2,285 - 1,639 - 116 - 293 - 208 - 29 - 

 

The number of white, non-Hispanic upper middle-income applicants 
significantly outnumbers the number of minority applicants. Compared to 
white applicants, minority applicants have a lower origination rate and a 
higher denial rate.  This is not as severe when compared to lower income 
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categories, which is understandable since this is a higher income 
category. 

Conventional Loan Disposition Rates by Minority Status,  
100-119% of MSA Median Income 
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White, 
Non-
Hispanic 

1,619 83.6% 1,260 77.8% 68 4.2% 141 8.7% 137 8.5% 13 0.8% 

Minority, 
Including 
Hispanic 

317 16.4% 216 68.1% 21 6.6% 45 14.2% 28 8.8% 7 2.2% 

Total 1,936 - 1,476 - 89 - 186 - 165 - 20 - 

 
The number of white, non-Hispanic upper middle-income applicants 
significantly outnumbers the number of minority applicants. Compared to 
white applicants, minority applicants have a lower origination rate and a 
higher denial rate, though not as severe when compared to lower income 
categories. 

Conventional Loan Disposition Rates by Minority Status,  
120% or More of MSA Median Income 

M
in

o
ri

ty
 S

ta
tu

s 

A
p

p
li

ca
ti

o
n

s 
R

ec
ei

ve
d

 

%
 o

f 
T

o
ta

l 
A

p
p

li
ca

ti
o

n
s 

L
o

an
s 

O
ri

g
in

at
ed

 

%
 o

f 
R

ec
ei

ve
d

 
A

p
p

li
ca

ti
o

n
s 

b
y 

M
in

o
ri

ty
 S

ta
tu

s 

A
p

p
li

ca
ti

o
n

s 
A

p
p

ro
ve

d
 b

u
t 

N
o

t 
A

cc
ep

te
d

 

%
 o

f 
R

ec
ei

ve
d

 
A

p
p

li
ca

ti
o

n
s 

b
y 

M
in

o
ri

ty
 S

ta
tu

s 

A
p

p
li

ca
ti

o
n

s 
D

en
ie

d
 

%
 o

f 
R

ec
ei

ve
d

 
A

p
p

li
ca

ti
o

n
s 

b
y 

M
in

o
ri

ty
 S

ta
tu

s 

A
p

p
li

ca
ti

o
n

s 
W

it
h

d
ra

w
n

 

%
 o

f 
R

ec
ei

ve
d

 
A

p
p

li
ca

ti
o

n
s 

b
y 

M
in

o
ri

ty
 S

ta
tu

s 

A
p

p
li

ca
ti

o
n

s 
C

lo
se

d
 f

o
r 

In
co

m
p

le
te

n
es

s
 

%
 o

f 
R

ec
ei

ve
d

 
A

p
p

li
ca

ti
o

n
s 

b
y 

M
in

o
ri

ty
 S

ta
tu

s 

White, 
Non-
Hispanic 

8,670 83.7% 6,603 76.2% 512 5.9% 694 8% 740 8.5% 121 1.4% 

Minority, 
Including 
Hispanic 

1,688 16.3% 1,183 70% 121 7.2% 193 11.4% 162 9.6% 29 1.7% 

Total 10,358 - 7,786 - 633 - 887 - 902 - 150 - 

 
The number of white, non-Hispanic high-income applicants significantly 
outnumbers the number of minority applicants.  Compared to white 
applicants, minority applicants have a lower origination rate and a higher 
denial rate, though not as severe when compared to lower income 
categories. 
 
The table below offers a closer look at the denial rates of conventional 
loans by denial reason and income level. Across income levels, the most 
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common denial reasons include credit history, debt-to-income ratio, and 
collateral, although the percentage of incomplete credit reports is 
comparable to credit history percentages in the upper and high income 
levels. Overall, the most common reason for denial is debt-to-income ratio. 
Credit history and collateral are the second most common reasons for the 
denial of conventional loans in the Philadelphia MSA.  

Conventional Loan Denial Rates by Denial Reason and Income Level  

 
Less than 
50% Low 
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Debt to 
Income 
Ratio 

190 35% 157 25% 89 26% 44 20% 156 16% 22 24% 658 23.7% 

Employment 
History 

26 5% 16 3% 10 3% 4 2% 15 1% 1 1% 72 2.6% 

Credit 
History 

148 27% 150 24% 57 17% 29 13% 123 13% 14 16% 521 18.7% 

Collateral 47 9% 93 15% 60 18% 43 20% 284 29% 15 17% 542 19.5% 

Insufficient 
Cash 

18 3% 33 5% 19 6% 12 6% 42 4% 1 1% 125 4.5% 

Unverifiable 
Information 

28 5% 25 4% 21 6% 14 7% 48 5% 5 6% 141 5.1% 

Credit 
Application 
Incomplete 

24 4% 47 8% 26 8% 25 12% 126 13% 20 22% 268 9.6% 

Mortgage 
Insurance 
Denied 

8 1% 11 2% 4 1% 2 1% 7 1% -- -- 32 1.2% 

Other 56 10% 94 15% 55 16% 42 20% 162 17% 12 13% 421 15.1% 

Total 
Denials/ % 
of Total 

545 19.6% 626 22.5% 341 12.3% 215 7.7% 963 34.6% 90 3.2% 2,780 100% 

 
In summary, the HMDA Data indicates that low-income and minority 
households have a higher rate of denial than higher income or white 
households do. In the MSA, the number of white applicants exceeds the 
number of minority applicants, and the origination and denial rates by race 
vary by income.  The most common reasons for denial are debt-to-income 
ratio, credit history, and collateral. Overall, the high income level 
comprises the largest percentage of total denials, however, at 34.6%. 
 
An additional analysis of loans granted by race in Norristown, Montgomery 
County, and across the country is beneficial to further illustrate the 
financial trends in Norristown.  The following tables present data gathered 
from www.dataplace.org.  The table below presents loans for the purchase 
of single-family homes by race.  Norristown has a significantly higher 
proportion of home loans made to minority households relative to 
Montgomery County.  
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Home Purchase Loans by Race 

Loans by Race Norristown 
Montgomery 

County 
United 
States 

Percentage of owner-occupied home 
purchase loans to Whites (2007) 

61.2% 83.2% 72.7% 

Percentage of owner-occupied home 
purchase loans to Blacks (2007) 

25.1% 5.3% 7.9% 

Percentage of owner-occupied home 
purchase loans to Asian/Pacific Islanders 
(2007) 

1.2% 6.8% 5.2% 

Percentage of owner-occupied home 
purchase loans to Native Americans (2007) 

0.0% 0.1% 0.3% 

Percentage of owner-occupied home 
purchase loans to Hispanics (2007) 

9.8% 1.9% 10.8% 

Percentage of owner-occupied home 
purchase loans to mixed race pairs (2007) 

2.7% 2.5% 2.9% 

Percentage of owner-occupied home 
purchase loans to minorities (2007) 

38.8% 16.8% 27.3% 

Percentage of owner-occupied home 
purchase loans made to multiracial applicants 
(2007) 

0.0% 0.2% 0.2% 

                                                                                                                           Source: www.dataplace.org 

The table below highlights home loans made in the Norristown, 
Montgomery County, and the United States.  The median borrower 
income in Norristown is significantly lower than the median income of 
Montgomery County and the United States.  The Municipality of 
Norristown has a higher rate of lending to low- and middle-income 
borrowers than Montgomery County. 

Home Purchase Loans by Income 

Income Norristown 
Montgomery 

County 
United 
States 

Median borrower income for owner-occupied 
purchase 1 to 4 family (2007) 

$56,000 $90,000 $74,000 

Percentage of owner-occupied home purchase 
loans to very low-income borrowers (2007) 

14.0% 2.6% 5.7% 
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Percentage of owner-occupied home purchase 
loans to low-income borrowers (2007) 

39.1% 15.9% 19.2% 

Percentage of owner-occupied home purchase 
loans to middle-income borrowers (2007) 

31.6% 27.1% 25.8% 

Percentage of owner-occupied home purchase 
loans to high-income borrowers (2007) 

15.3% 54.4% 49.3% 

                                                                                                                           Source: www.dataplace.org 

 
The table below considers the percentage of conventional and refinancing 
mortgages made by subprime lenders.  The prevalence of these loans in 
Norristown in 2005 (the most recent data available) is more than twice the 
rates in Montgomery County.  

Loans from Subprime Lenders by Purpose and Loan Type 

Type Norristown 
Montgomery 

County 
United 
States 

Percentage of conventional home purchase 
mortgage loans by subprime lenders (2005) 

15.7% 6.6% 17.7% 

Percentage of conventional refinancing mortgage 
loans by subprime lenders (2005) 

32.8% 14.6% 20.4% 

                                                                                                                           Source: www.dataplace.org 

 
The HMDA data does show some disparities and further analysis is 
necessary to determine the extent of the problem.  This is an impediment 
that must be addressed as a recommendations of this Analysis of 
Impediments to Fair Housing Choice. DRAFT
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D. Citizen Participation:  
 

The Municipality of Norristown’s 2012 Update to its Analysis of Impediments to 
Fair Housing Choice was available for public comment on the Municipality’s 
website (http://www.norristown.org), at the: 

 Norristown Municipal Building 
Department of Planning and Municipal Development 
235 E. Airy Street 
Norristown, PA 19401 

 Montgomery County – Norristown Public Library 
1001 Powell Street 
Norristown, PA 19401  

The document was available beginning on Friday, February 1, 2013.  Citizens 
were encouraged to submit written or oral feedback on the Analysis of 
Impediments by Friday, February 15, 2013.  A newspaper notice for a public 
hearing and notice that the AI is on public display was published in the local 
newspaper. The notice was published on February 1, 2013.    
 
In order to obtain community input on the impediments to fair housing choice in 
Norristown, the Municipality posted a fair housing survey on its website and 
distributed the link to its social service and housing agencies.  Hard copies were 
also passed to neighborhood organizations. 
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Norristown received twenty-nine (29) completed questionnaires. Of the 
respondents 78.6% are female, 21.4% are male, and only one did not answer the 
question.  The race of the respondents are 46.4% are Black or African-American, 
42.9% are White, 7.1% are Two or More Races, 3.6% are Hispanic or Latino, 
and with only one not answering the question.  The age of the respondents are 
25%  were age 60 years or older; 21.4% were 40-49 years old; 17.9% were 50-
59 years old; 17.9% were 30-39 years old; 17.9% were 21-29 years old; and only 
one did not answer.   
 
Respondents were asked to consider a list of categories and identify which were 
the ways they learned about fair housing.  The table below shows what 
percentage of survey participants who identified each category.  60.9% of the 
respondents said they learned about fair housing through Friends/Family and the 
next large percentage (39.1%) said through the Internet. 
 

Learned about Fair Housing 

Category Percent Selecting Category 
     Friends/Family 65.2% 
     Internet 39.1% 
     Newspaper/Magazine 34.8% 
     News 30.4% 
     Work 26.1% 
     Other 21.7% 
     Public Access Channel 17.4% 
     Radio 8.7% 
     Facebook 8.7% 

 
Respondents were asked to consider a list of categories and identify which were 
protected classes. The table below shows the percentage of survey participants 
who identified each category as a protected class. The most commonly identified 
protected classes were the disabled and then race (88.0% and 84.0% 
respectively). 
 

Citizen Identification of Protected Classes 

Category 
Percent Selecting Category as 

Protected Class 
    Disability 88.0% 
    Race 84.0% 
    Handicap 76.0% 
    Age 72.0% 
    Color 72.0% 
    Ethnicity 72.0% 
    Gender/Sex 68.0% 
    Religion 64.0% 
    National Origin 56.0% 
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    Family Status 52.0% 
    Income 44.0% 
    Sexual Orientation 32.0% 

 
The survey participants were then asked to identify the greatest barriers to fair 
housing in Norristown.  The most commonly identified barrier to fair housing in 
Norristown included a “perceived” lack of affordable housing in some areas of the 
community, lack of fair housing education, lack of knowledge among landlords 
and property managers regarding fair housing, lack of accessible housing for 
persons with disabilities, lack of fair housing organizations in Norristown, and lack 
of knowledge among residents regarding fair housing.  The table below highlights 
barriers to fair housing in the order of percentage identified.  
 

Barriers to Fair Housing 

Barrier to Fair Housing 
% Selecting 

Barrier 
Majority of Respondents Agreed or Strongly Agreed with Identified Barriers 

Lack of affordable housing in certain areas 68.0% 
Lack of fair housing education 56.0% 
Lack of knowledge among landlords and property managers 
regarding fair housing 

56.0% 

Lack of accessible housing for persons with disabilities 48.0% 
Lack of fair housing organizations in Norristown 48.0% 
Lack of knowledge among residents regarding fair housing 48.0% 
Concentration of subsidized housing in respondent’s 
neighborhood 

44.0% 

Lack of knowledge among real estate agents regarding fair 
housing 

44.0% 

Lack of knowledge among bankers/lenders regarding fair 
housing 

44.0% 

State or local laws and policies that limit housing choice 39.1% 
Lack of accessibility in neighborhoods (i.e. curb cuts) 37.5% 

Majority of Respondents Unsure or Disagreed with Barriers  
State or local laws and policies that limit housing choice 39.1% (Unsure) 
Other barriers 53.3% (Unsure) 

 
Respondents were asked if residents of Norristown are aware of how to report 
fair housing violations or concerns.  60% said they do not think so, 28% are 
unsure, and 12% think they know where to report.  They were then asked who 
would the respondent contact to report fair housing violations.  HUD was listed 
40.1% of the time followed by the Fair Housing Center 22.7%. 
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Person to Contact to Report Fair Housing Violations 

Category 
Percent Selecting 

Category 
U.S. Department of Housing and Urban 
Development (HUD) 

40.1% 

    Fair Housing Rights Center 22.7% 
    Fair Housing Council of Suburban Philadelphia 9.1% 
    Don’t Know 9.1% 
    Fair Housing Commission 9.1% 
    Norristown Council Person 4.5% 
    Municipality of Norristown 4.5% 
    Code Enforcement 4.5% 
    DA 4.5% 
    FBI 4.5% 

 
Respondents were asked if some fair housing complaints in Norristown may not 
be reported.  92% said yes some fair housing complaints may not be reported, 
8% unsure.  Listed below is a chart that outlines the primary reasons why fair 
housing complaints are not reported.  52.4% said the primary reason why fair 
housing complaints are not reported was because lack of knowledge/awareness. 
   

Primary Reasons Why Fair Housing Complaints are Not Reported 

Category 
Percent Selecting 

Category 
Lack of Knowledge/Awareness 52.4% 

    Afraid of Retribution 19.0% 
    Residents Do Not Know How 14.3% 
    Other 9.5% 
    People Just Don’t Want to get Involved 4.8% 

 
Below is a list of what some of the respondents think that the Municipality of 
Norristown should do to address fair housing discrimination and other fair 
housing concerns in Norristown: 

 Efforts to isolate those who should qualify but have not been placed in fair 
housing. 

 More educational resources to the residents. (Meetings, workshops, 
website, blitz mailing) 

 Hire a team of educators to design a public outreach complain on fair 
housing. 

 All citizens need help not just certain races. 

 Send newsletter with information, email, and hang up information. 
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 More education, better housing court programs that inform and help 
people, in need.  More support from the courts and legal aid. 

 Educate residents of Norristown and landlords about fair housing. 

 Incorporate an agency for investigating complaints. 

 Landlords need to be held more responsible and communities need to 
make affordable housing more accessible in more areas of the County.  

 Educating citizens and landlords.  Connecting tenants, landlords and 
brokers and lowering apartment prices to affordable amounts. 

 Landlords should be held accountable. 

 Help people become more aware – issue flyers in easy to understand 
language. 

 Classes that landlords have to take in order to rent. 

 Educate residents on fair housing and their rights. 

 Landlords need to be fined and if it continues, lose their license to rent. 

 More advocacy. 

 Funding, enforcement, and more education. 
 
Of all of the respondents 50% think predatory lending practices is a problem in 
Norristown and 45.8% are unsure, and 4.2% say no. 
 
Some of the respondents say the biggest impediments to fair housing choice 
facing Norristown’s residents are: 

 Racial and disability discrimination. 

 Enrollment and cut off dates. 

 Bank and real estate practices. 

 Income distribution.  Money in potential buyers’ hands.  

 Politics 

 Not enough apartment for low income in Norristown, not holding local 
landlord responsible, not enforcing code violation. 

 County policies towards the County Seat (Norristown).  There has been a 
concentration of housing choice vouchers in Norristown as opposed to 
spreading them out equitably throughout the County. 

 Affordable housing 

 Affordable housing and transportation not available in other areas 

 Lack of affordable housing and too many slum landlords.   
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V. Actions and Recommendations 
 

The following impediments to fair housing choice and recommendations are 
presented to assist the Municipality of Norristown to affirmatively further fair 
housing in the community.  The previously identified impediments to fair housing 
choice were discussed in Section III and progress was reported for each 
impediment.  New and carried over impediments to Fair Housing Choice are 
presented in chart format on the pages that follow. Several of the previously 
identified impediments are still present in the Municipality of Norristown and are 
incorporated in the 2012 A.I.  Below is a list of impediments that were developed 
as part of Norristown’s 2012 Analysis of Impediments to Fair Housing Choice. 
 

 Impediment 1:  Countywide Approach to Affirmatively Furthering Fair 
Housing. 

 

The housing, racial and socio-economic data from the U.S. Census of 
2010, as well as the amount of subsidized housing in the Municipality of 
Norristown illustrates that there is a concentration of low- and moderate-
income persons, minorities, and Hispanics living in the Municipality as 
compared to Montgomery County as a whole.  

Goal: Provide housing and economic opportunities for low- and moderate-
income persons and the protected classes to live and work outside 
impacted areas. 

The strategies to meet this goal include: 

- 1-A: Establish an Affirmatively Furthering Fair Housing 
(AFFH) Task Force for Montgomery County with representatives 
from the Municipality of Norristown, Montgomery County, U.S. 
Department of Housing and Urban Development (HUD), the two 
Fair Housing Councils, the Montgomery County Housing 
Authority (MCHA), and the other two federal CDBG Entitlement 
Communities in Montgomery County.  

- 1-B: The AFFH Task Force should review the mobility 
policies and procedures of the Montgomery County Housing 
Authority to encourage and support low- and moderate-income 
Housing Choice Voucher holders to move outside racially and 
economically impacted areas in Montgomery County. 

- 1-C: The four (4) federal Entitlement jurisdictions: 
Montgomery County, Norristown, Lower Merion and Abington 
should coordinate and cooperate in the preparation and 
implementation of their individual Analysis of Impediments (A.I.) 
and/or prepare and adopt a joint A.I.  
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- 1-D: The four (4) federal Entitlement jurisdictions should work 
with Montgomery County to promote and encourage the 
development of affordable housing throughout Montgomery 
County in areas that are not economically or racially impacted. 

 

 Impediment 2:  Private Lending and Insurance Practices.  
 
The HMDA data suggests that there is a disparity between the approval 
rates of home mortgage loans originated from white and those originated 
from minority applicants, and furthermore, based on testing performed by 
the Fair Housing Rights Center of Southeastern PA (FHRCSP), there 
appears to be discrimination in obtaining insurance quotes. 
 
Goal:  Approval rates for all originated home mortgage loans and 
homeowner insurance will be fair, unbiased and equal, regardless of race, 
familial status, and location. 

 
 The strategies to meet this goal include: 

- 2-A:  The Municipality should undertake or contract with an 
outside independent agency or firm to conduct an in depth 
review of the mortgage lending practices of the local banks and 
financial institutions. 

- 2-B:  Testing should be performed by an outside independent 
agency to determine if any patterns of discrimination are present 
in home mortgage lending practices and insurance underwriting 
of properties located in lower income areas of the municipality. 

- 2-C:  If Federal and State funding becomes available, a higher 
rate of public financial assistance should be provided to 
potential homebuyers in lower income neighborhoods to 
improve the loan to value ratio, so that private lenders will 
increase the number of loans made in these areas. 

- 2-D:  The Municipality has limited CDBG funds, so it should 
continue to fund its community improvement programs in 
targeted low-income neighborhoods to improve public safety 
protection in these areas which will reduce the insurance risk 
factors for homeowner insurance underwriting. 

 

 Impediment 3:  Lack of Financial Resources. 

 

The Federal Government continues to reduce the amount of CDBG and 
HOME funds in HUD’s annual budget, which reduces the allocations to 
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entitlement communities, thus putting a strain on limited financial 
resources due to the housing crisis and increased unemployment. 

Goal: Increase federal funding for the CDBG and HOME Programs to pre- 
FY 2010 budget levels which will allow entitlement communities to better 
achieve their housing and community development goals. 

The strategies to meet this goal include: 

- 3-A:  Contact the Congressmen from Pennsylvania and 
Montgomery County to increase the appropriations for the 
CDBG and HOME programs. 

- 3-B:  Encourage and support non-profit housing agencies to 
apply for funding for housing from federal, state, and private 
foundation resources to promote and develop affordable 
housing throughout Montgomery County, but outside impacted 
areas. 

- 3-C:  The Montgomery County Housing Authority and the 
Montgomery County Department of Housing and Community 
Development should promote, sponsor, and partner with private 
developers to build affordable housing using the Low Income 
Housing Tax Credit (LIHTC) Program throughout Montgomery 
County, but outside impacted areas. 

- 3-D:  Cooperate with Montgomery County and the other two 
federal CDBG Entitlement Communities in Montgomery County 
to pool resources and leverage private funds to develop 
affordable housing outside impacted areas throughout 
Montgomery County.  

 

 Impediment 4:  Fair Housing Education and Outreach.  
 

There is a continuing need to educate persons about their rights under the 
Fair Housing Act and to raise community awareness to affirmatively 
further fair housing choice, especially for low-income residents and the 
Hispanic population. 
 
Goal:  Improve the public’s and local official’s knowledge and awareness 
of the Fair Housing Act, related laws, regulations, and requirements to 
affirmatively further fair housing in the community. 
 

 The strategies to meet this goal include: 

- 4-A:  Continue to promote Fair Housing awareness through 
seminars and training to provide educational opportunities for all 
persons to learn more about their rights under the Fair Housing 
Act and Americans With Disabilities Act. 
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- 4-B:  Continue to make available to and distribute literature and 
informational material, in English and Spanish, to pass out, 
concerning fair housing issues, an individual’s housing rights, 
and responsibilities to affirmatively further fair housing. 

- 4-C:  Include a link on the municipality’s website that will provide 
information on Fair Housing, a person’s housing rights, and who 
to contact in cases of suspected housing discrimination. 

- 4-D:  Continue to contract with the Fair Housing Rights Center 
to provide testing services, referrals, and assistance in resolving 
Fair Housing complaints that may arise in the municipality. 

- 4-E:  Educate and promote that all residents have a right to live 
in any community in Montgomery County, especially outside 
impacted areas. 

 

 Impediment 5:  Public Policies and Regulations.  
 

The Municipal Zoning Ordinance is outdated and needs to be revised.  
Norristown is in the process of reviewing and re-writing its zoning 
ordinance to bring it into compliance with the Fair Housing Act.  Several 
key sections have been completed over the past ten months, and the final 
revised document will be available for public comment in 2013. Other 
municipal policies and ordinances need to be reviewed and revised if 
necessary, in order to affirmatively further fair housing. 
 
Goal:  The Municipal Zoning Ordinance and other policies and ordinances 
will promote affordable housing and affirmatively further fair housing in 
order to meet the needs of all residents in Norristown. 

 
 The strategies to meet this goal include: 

- 5-A:  The municipality in its review and revisions to the Zoning 
Ordinance should change the definition of the word “Family” to 
permit six (6) or less disabled persons to live together and be 
considered as a single family unit. Other definitions should also 
be added to the Zoning Ordinance, including:  “Accessibility”, 
“Americans with Disability Act (ADA)”, “Disability (Disabled or 
Handicapped Person)”, “Fair Housing Act”, “Handicap”, “Section 
504 Rehabilitation Act”, and “Visitability”. 

- 5-B:  The municipality should review and consider expanding 
locations where group homes are permitted.  Presently, group 
homes are only permitted in the “TR – Town Residential 
District”.  This is a very small area located in the center of 
Norristown, north of the Central Business District.  This area 
also has the highest percentage of minority concentration and 
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over 70% low- and moderate-income.  Group homes should be 
permitted in other residential districts that permit duplexes or 
multi-family housing, and areas that are not impacted. Group 
homes need to be located throughout Montgomery County and 
this need should be brought to the attention of Montgomery 
County Planning Commission to address on a countywide basis. 

- 5-C:  The specific use regulations found in §320-135 of the 
Zoning Ordinance should be revised and reworded, since 
establishing minimum distance requirements between group 
homes is in violation of the Fair Housing Act.   

- 5-D:  The recently enacted Ordinance No. 12-03 of 2012 which 
amended the Rental Property Law of Norristown was 
controversial.  The municipality has since repealed that 
Ordinance.  The municipality needs to continue its review of 
other policies and ordinances to protect the rights of its 
residents.   

 

 Impediment 6:  Continuing Need for Affordable Rental Housing.  
 
The Municipality of Norristown has the greatest supply of affordable rental 
housing in the County.  However, the monthly cost of rent for apartments 
has steadily increased to the point that over 65.5% of all renter 
households in Norristown with incomes less than 50% of the median 
income are considered cost overburdened. 
 
Goal:  Additional affordable rental housing will be developed outside 
impacted areas throughout Montgomery County, especially for households 
whose income is less than 50% of the median income and the disabled, 
through new construction (in-fill housing) and the rehabilitation of vacant 
buildings and mixed-use buildings to reduce the number of lower income 
households who are cost overburdened.   

 
 The strategies to meet this goal include: 

- 6-A:  Support and encourage both private developers and non-
profit housing providers to develop plans for the construction of 
new affordable mixed income rental housing that is located 
outside of areas with lower income concentrations throughout 
Montgomery County. 

- 6-B:  Continue to support and encourage the rehabilitation of 
existing housing units in Norristown to become decent, safe, 
and sound rental housing that is affordable to lower income 
households. 

DRAFT



Municipality of Norristown,  
Pennsylvania 

  

2012 Analysis of Impediments to Fair Housing Choice 135 of 146 
 

- 6-C:  Continue to encourage the development of group homes 
for the disabled outside impacted areas throughout Montgomery 
County and deconcentrate housing for the disabled by working 
with Montgomery County to provide satellite services and 
transportation for the disabled so they can reside anywhere in 
Montgomery County. 

- 6-D:  Provide financial assistance to low-income households 
that are cost overburdened, particularly those households 
whose incomes are at or below 50% of the area’s median family 
income to reduce the cost for their housing. 

 
 Impediment 7:  Continuing Need for Affordable Housing for Sale.  
 

The median value and cost to purchase and maintain a single family home 
in Norristown that is decent, safe, and sound, has increased significantly 
to over $100,000, and it is even higher in Montgomery County, which 
limits the choice of housing for lower income households to impacted 
areas in Norristown. 
 
Goal:  Promote the development of for-sale single family homes for lower 
income households through new construction, in-fill housing, and 
rehabilitation of vacant houses, outside areas of low-income concentration 
throughout Montgomery County. 

 
 The strategies to meet this goal include: 

- 7-A:  Continue to support and encourage plans from both 
private developers and non-profit housing providers to develop 
and construct new affordable housing that is for-sale and which 
is located outside areas with lower income concentrations 
throughout Montgomery County. 

- 7-B:  Continue to support and encourage the acquisition, 
rehabilitation and resale of existing housing units to become 
decent, safe, and sound for-sale housing that is affordable to 
lower income households, especially in Norristown. 

- 7-C:  Partner with Montgomery County to provide financial 
assistance in the form of down payment assistance and low 
interest loans to lower income households to become 
homebuyers anywhere in Montgomery County, but outside 
impacted areas. 

- 7-D:  Continue to support homebuyer education and training 
programs to improve homebuyer awareness and increase the 
opportunities for lower income households to become 
homebuyers and move outside areas of low-income 
concentrations. 
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 Impediment 8:  Continuing Need for Accessible Housing Units That 
Are For-Sale or Rent. 

 
As an older built-up urban environment, there is a lack of accessible 
housing units and developable sites in Norristown, since 69.2% of the 
municipality’s housing units were built over 50 years ago and do not have 
accessibility features. 
 
Goal:  Increase the number of accessible housing units through new 
construction and rehabilitation of existing housing units for the physically 
disabled. 
 
The strategies to meet this goal include: 

- 8-A:  Continue the on-going programs to increase the amount of 
accessible housing through the rehabilitation of the existing 
housing stock by providing low-interest loans or grants to 
homeowners and landlords who will make handicap 
improvements, and will keep their rents affordable. 

- 8-B:  Increase the amount of accessible housing through new 
construction of handicap units that are accessible and visitable 
through financial or development incentives on available vacant 
and developable land in Montgomery County. 

- 8-C:  Continue to enforce the ADA and Fair Housing 
requirements for landlords to make “reasonable 
accommodations” to their rental properties so they become 
accessible to tenants who are disabled. 

- 8-D:  Continue to provide financial assistance to elderly 
homeowners in Norristown to make accessibility improvements 
to their properties in order for these residents to remain in their 
own homes.  
 

 Impediment 9:  De-Institutionalization of Norristown State Hospital 
Patients.  

 
With the reduction in the number of in-patients that will be housed in the 
state mental health care facility in Norristown, there is the possibility that 
the dispersal will be into the surrounding neighborhoods where there are 
more rental units than single family homes and the area is already 
impacted. 
 

DRAFT



Municipality of Norristown,  
Pennsylvania 

  

2012 Analysis of Impediments to Fair Housing Choice 137 of 146 
 

Goal:  Decent, safe, sound, and affordable housing opportunities will be 
made available to those congregate living residents who will be de-
institutionalized. 

 
 The strategies to meet this goal include: 

- 9-A:  The Municipality of Norristown has been excluded from 
the planning efforts being developed by the State and County. 
Norristown should notify the State and County that it wants to be 
a partner in the planning process to develop and support a 
coordinated plan for the dispersal and de-institutionalization of 
the existing residents who are residing at the state mental 
hospital. 

- 9-B:  Montgomery County and the Municipality of Norristown will 
need to amend their Five Year Consolidated Plan in regard to 
the required section entitled “Development and Implementation 
of a Discharge Coordination Policy.” 

- 9-C:  Montgomery County needs to conduct public meetings 
with municipal and county residents of the surrounding areas to 
present the dispersal and de-institutional action plan for the re-
housing of these former residents into the community. 

- 9-D:  Promote and encourage a plan for the development of 
new affordable housing for the former residents of Norristown 
State Hospital into areas outside concentrations of low-income 
households in Montgomery County. 

- 9-E:  The County and State should provide satellite services 
and transportation for the former residents so they can reside 
anywhere in Montgomery County. 

 

 Impediment 10:  Improve the Mobility and De-concentration of Lower 
Income Areas. 

 
There is a concentration of lower income households in the central and 
southern portions of the municipality (C.T. 2035, B.G. 4 with 81.8% 
low/mod population), while most of the County does not have similar 
concentrations of poverty as shown in the 2010 U.S. Census Data. 
 
Goal:  Increase the mobility opportunities of lower income households to 
move outside concentrated Low/Mod income areas to non-impacted areas 
throughout Montgomery County. 

 
 The strategies to meet this goal include: 

DRAFT



Municipality of Norristown,  
Pennsylvania 

  

2012 Analysis of Impediments to Fair Housing Choice 138 of 146 
 

- 10-A:  Partner with Montgomery County to promote down 
payment and financial assistance programs to lower income 
households to enable these households to move outside areas 
of lower income concentration into non-impacted areas of the 
County.  

- 10-B:  Continue to support the program with the county to 
identify areas for the development of new affordable housing on 
the outskirts of the municipality and adjacent areas in the county 
in order to de-concentrate low-income areas.  

- 10-C:   Continue to provide development and financial 
incentives for new development sites outside areas of lower 
income concentration for affordable housing for lower income 
households. 

- 10-D:  Continue to promote and encourage mixed-income 
housing developments with private developers to provide 
housing opportunities and mobility of lower income households 
to move outside areas with a concentration of lower income 
residents throughout Montgomery County. 

- 10-E:  Reform the practices of the Montgomery County Housing 
Authority’s Housing Choice Voucher Program by participating in 
the HUD Housing Mobility Grant Program for Southeastern 
Pennsylvania to develop a regional housing mobility program to 
promote housing choices in inclusive, stable, and economically 
prosperous communities. 
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VI. Certification  
 
 
Signature Page: 
 
I hereby certify that this Fair Housing Analysis Update – 2012 is in compliance with the 
intent and directives of the Community Development Block Grant Program regulations. 
 
 
 
 
_____________________________________________ 
Gary Simpson, Council President  
Municipality of Norristown, PA 
 
 
 
__________________________ 
Date 
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VII. Resolution 
 

Attached is a resolution passed by the Municipality of Norristown Council 
approving and certifying the 2012 Update to the Analysis of Impediments to Fair 
Housing Choice.  
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VIII. Appendix 
 
The following items are in the appendix: 

 
 Appendix A – Demographic Data 

 
 

 Appendix B – Maps  
 

 
 Appendix C – HUD-CHAS Data 

 
 

 Appendix D – Home Mortgage Disclosure Act Data (HMDA) 
 
 

 Appendix E – Meeting Summaries 
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A. Appendix A – Demographic Data 
 

Attached is the 2006-2010 American Community Survey Data for the Municipality 
of Norristown, Montgomery County, and the Commonwealth of Pennsylvania.  
The 2010 U.S. Census Data is also included as it is available. 
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B. Appendix B – Maps  

 Total Population  

 White Population 

 Hispanic 

 Minority Population 

 Minority Population by Census Tract and Locations of First-Time 
Homebuyers 

 Population Age 65 and Over 

 Owner-Occupied Housing Units 

 Owner-Occupied Housing Units by Census Tract and Locations of First-
Time Homebuyers 

 Renter-Occupied Housing Units 

 Renter-Occupied Housing Units by Census Tract and Locations of First-
Time Homebuyers 

 Low- and Moderate-Income Population 

 LIHTC and Low- and Moderate Income Population by Block Group 

 Low- and Moderate-Income Population by Block Group and Locations of 
First-Time Homebuyers 

 Low- and Moderate-Income Population by Block Group and Locations of 
LIHTC and HUD Multi-Family/Elderly Units 

 Section 8 Housing Choice Voucher Usage in Norristown 

 Section 8 Housing Choice Voucher Usage in Montgomery County 
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C. Appendix C – HUD-CHAS Data 
 

The Comprehensive Housing Affordability Strategy (CHAS) data demonstrates 
the extent of housing problems and housing needs for 30, 50, and 80 percent of 
median income.  In addition, it shows the prevalence of housing problems among 
different types of households, including elderly, disabled, and minority, as well as 
owner- and renter-occupied households. The data includes the number of 
households in a jurisdiction or geographic area that are cost overburden or have 
housing problems.  
 
Attached are the HUD-CHAS Data tables for the Municipality of Norristown.  
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D. Appendix D – Home Mortgage Disclosure Act Data 
 

The Home Mortgage Disclosure Act (HMDA) was enacted by Congress in 1975 
and was implemented by the Federal Reserve Board.  This regulation provides 
the public loan data to be used to assist in the determination of whether financial 
institutions are serving the housing needs of a community to assist public officials 
in distributing public funds to be able to spur private investment in areas of need, 
and to help identify possible trends or patterns of discriminatory lending by 
financial institutions. The Community Reinvestment Act (CRA) was created to 
encourage depository institutions to help meet the credit needs of the community 
in which it operates with safe and sound banking operations.  
 
Attached are the CRA Reports for the Philadelphia, PA MSA, dated June 4, 
2012.  These reports were downloaded from www.ffiec.org/hmda/.  
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E. Appendix E – Meeting Summaries 
 

Attached are summaries of the following meetings: 

 Norristown Planning Department – Jayne Musonye, Henry Sekawungu, 
Michael Allen 

 Group Meeting – Jayne Musonye, Kathy Phifer, Marianne Albanese, Jerry 
Nugent, Dorris Smith-Starks, and Judy Memberg 

 Norristown Building & Code Enforcement – Joe Januzelli 

 Community Action Development Commission – Myra Kodner 

 Montgomery County Housing Authority – Joel Johnson, and Lynda Haley 

 Montgomery County Legal Services – John Walder 

 Montgomery County Aging and Adult Services – Joanne O. Kline 

 Accion Communal Latino Americana de Montgomery County (ACLAMO) – 
Juan Guerra 

 Fair Housing Rights Center – Angela McIver 

 Fair Housing Council of Montgomery County – James Berry and Rachel 
Wentworth 

 Norristown Administrator – David Forrest 

 Montgomery County Planning Commission – Brian O’Leary 

 Inter-Faith Housing Alliance (I-FHA) – Laura Wall 

 Montgomery County Housing Coalition and Laurel House – Jenny Boyer 

 Equality Pennsylvania – Ted Martin 

 Local Realtors – Chris Piantone and Frank Debenny 

 Montgomery County Association of REALTORS® - Gail Fusco 

 Montgomery County Continuum of Care – Kathy L. Phifer 

 United Way of Southeastern PA – Ann Schmieg 

 Ministerium – Bishop Richard S. McCray 

 Montgomery County Foundation – MBF Center Fund 

 Women Center of Montgomery County – Norristown Branch 
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