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SECTION I GOALS 

A framework of reference - a compre­
hensive plan -was given impetus in recent 
years by the introduction of requirements of 
state legislation and programs. The County 
Highway Plan of 1967, the County Sewerage 
Plan of 1968, the Solid Waste Management 
Plan of 1972 were responsive to state stimulus 
and required comprehensive approaches which 
were followed by the county. Indeed the very 
narure of the studies and the plans that were 
eventually prepared made municipal boundaries 
less distinct. They gave clear evidence that 
where problems existed that were murual to two 
or more municipalities, the inviolability af 
boundaries receded os a principle. 

Further stimulus toward comprehensive 
approaches was created by federal legislation 
and the imposition of the provisions of various 
acts on all municipalities. Chester County's 
participation in the federally subsidized plann­
ing assistance program accelerated the move to­
ward dealing with county concerns in a more en­
compassing fashion. 

The development of this document, the 
Interim County Plan, began approximately three 
years ago as part of the Planning Commission's 
involvement in the Planning Assistance Program. 
In the application for federal assistance that 
initiated this work, the description of the pur­
pose read as follows: 

11 To provide a framework of reference for 
the making of County decisions, to assist the 
County's municipal subdivisions in the compre­
hension of inter-related problems, and to provide 
an initial guide for future development in the 
County 11

• 

In order to develop the Interim County 
Plan to its present stage, some basic goals had to 
be pursued, goals which attempted to accommo­
date local, county, slate and federal interest and 
purpose since all in some way influenced the past 
and will influence the future in the County. 
After much thought and discussion, it was the be­
lief of the County Planning Commission that for 
the moment such accommodation could be made by 
general statements of county planning objectives 
reading as follows. It is these goals which are the 
basis for the Plan's development. 

GENERAL GOALS 

Housing 

to provide guidance so that citizens have 
access to I iving accommodations through owner­
ship or other arrangements, that are commensurate 
with their economic status and human dignity, that 
provide safety from the natural elements, and are 
safe in construction or use. 

Social Service 

to guide citizens to remedial and rehabilit­
ation services of a public and private nature for 
those whose own ability to provide items essential 
to human health and dignity has been involuntarily 
restricted or denied by socially imposed conditions 
limiting education, health, job opportunity, or 
equal access to the judicial system. 

Economic Development 

to provide guidance so that citizens might 
have best access to employment in public or private 
organizations commensurate only with their ability 



to meet the needs of the employer, and to promote 
conditions which enhance the ability of organizations 
to employ the citizens in the production and distri-­
bution of goods and services in a manner that mutu­
ally benefits the organization and the citizenry, 

Pub( ic Utilities and Services 

to support actions that provide each citizen 
with safe and dependable services of water, sewage, 
telephone, and power from public or private institu­
tions -- services that are compatible with the citizen 1s 
physical needs and economic status. 

Transportation and Circulation 

to promote the utilization of private means 
and to provide public se1vices for the safe move­
ment of people and goods for business, pleasure, 
and other activities within and among communities 
of !he county and to other counties or states. 

Natural Resources 

to support actions that provide a physical 
environment that appropriately balances the need of 
economic development and recreational opportunity 
against the immediate and long-term desires of the 
citizens for space, natural beauty and environmental 
purity, 
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INTRODUCTION 

Many Existing Conditions Influence The Plan 

There are some basic conditions present 
on the land that effectively assist in shaping 
t~e land use plan. Some of these conditions 
are relatively fixed, i.e., natural features, 
existing land use 1 and transportation systems. 
Other conditions are somewhat less fixed but 
still significant land use shapers, i.e., govern­
mental policies, population and employment 
development trends. Several of these condi­
tions are presented in this section. 

Natural features are the most fixed de­
terminants; these include soils, topography, 
geology and drainage. These natural features 
have been particularly considered in the de­
velopment of the land use plan. lo~ation of 

3 

Chester County along the axis of the urbanized 
Northeast corridor has also major influence 
upon the plan. 

Existing land use, the transportation net­
work, and water and sewer systems, although 
not as firmly fixed as natural features and lo­
cation, are significant conditions that in­
fluenced the resultant land use plan. Govern­
mental decisions bearing upon the above also 
played a significant role in formulating the 
plan. 

This section is designed to present an 
overview in concise form of the background 
information that assisted in formulating the 
plan. The lengthy detailed background data 
is available in several reports, tables and 
maps in the Planning Commission office. 



NATURAL FEATURES 

A Major Objective Of Chester County Plann­
ing Is To Plan Use In Hannony With Natural 
Features 

The natural features of Chester County 
form the setting for the varied human activities 
which take place throughout the County. Al­
so, they are a major force influencing what 
and where these activities can take place. 
For these reasons the natural environment is 
the first factor considered when planning for 
future land use development. The natural 
feature elements important in the planning of 
Chester County are topography, geology ,soils., 
drainage and woodlands. Although most of 
the limitations dictated by these natural feat­
ures can be overcome to suit man's needs, the 
costs to overcome these limitations could be 
very high and less pleasing aesthetically. 
Therefore, a thorough understanding of the 
physical conditions is necessary before con­
sidering how and what changes should occur. 

The existence of many varied landforms, 
vegetation types and geologic fonnations con­
tribute to make Chester County an area of 
unique natural beauty, Conscientious plan­
ning in the location of development can serve 
to maintain the attractive surroundings we 
value so greatly, 

Slope Of The Land Shapes Development 

Chester County lies wholly within the 
Piedmont Province of the Appalachian High­
lands, which is an area of complex rock for­
mations and gently to steeply rolling topo­
graphy. It is the percent of slope, as it relates 
to the landscape, that is the major land fea­
ture which permits or limits the type and extent 
of growth which can take place. 
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Steep slopes severely limit the amount 
and type of development, for the steeper the 
slope the greater the difficulty for man's utili­
zation. Fifteen to twenty percent of the 
County's land area is in slopes in excess of 
15%. Included in this plan document is the 
recent County slope mop indicating four cate­
gories of slope. Major areas of steep slopes 
are along the various creeks in ,ihe County 1 

particularly the French, the White Clay, the 
Brandywine as well as the North and South 
Valley Hills bordering the Chester Valley, 

For the most part, previous develop­
ment within the County has taken place on 
lands with slopes of less than 15%, The most 
notable exceptions to this are the city of 
Coatesville and from Malvern eastward along 
the South Valley Hills of the Chester Valley. 
Slope mope is in jacket of this document. 

Geology Is Responsible For Topographical 
Character, Resultant Soil Conditions And 
Affects Ground Water Supply 

For the most part, Chester County is 
underlain by deeply weathered, old, complex, 
hard crystalline rocks. It is a complex of 
granites 1 gneisses, quartzites, gabbros and 
schists. The geological exceptions to this, 
are the limestones and dolomites of Chester 
Valley and the sandstones and shales in the 
Schuylkill Valley. 

The geology has been weathered and 
eroded creating a landscape of gently undu­
lating to steeply rolling country. Generally, 
the geologic ridge-like formations of that 
landscape have an orientation of southwest 
to northeast. Major streams cross much of 
this surface tilt of the Piedmont. 
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Most of the soils were fotmed in place 
from the weathering of these crystal I ine and 
sedimentary rocks. Nearly 80% of the County 
is underlain by soi I associations f01med from 
mica schists, gneisses and related meta-igneous 
rocks, About 13% are soi Is resu I ting from 
sandstone, shale and limestone f01mations. 
These soils are primarily located in Chester 
Valley and near the Schuylkill River in north·· 
ern Chester County. 

Ground water supply, because of the 
preponderance of igneous and metamorphic 
rocks, is likely not a reliable source for large 
supplies of water. This is due to the low 
porosity and pem1eability of these kinds of 
bed rock, which means they cannot store or 
transmit large amounts of water. The poorest 
yields occur with the gabbros, diabases, 
granitic gneisses and quartzites {about 0-10 
gallons per minute). Regions underlain with 
Wissahickon schist yields are slightly higher 
ranging from 10 to 20 gpm, 

Ground water yields in the region of 
Triassic sediments (northern Chester County) 
are the County's most substantial sources. 
In the Stockton fom1ation yields average 
over 100-150 gpm while yields throughout 
the rest of this region range from 20 to 60 
gpm. 

The limestones underlying Chester 
Valley are variable in their ground water 
yields. As much as 1400 gpm has been found 
in Chester Valley. The major problem is the 
possibility of ground water contamination in 
the solution limestone water channels. 

Most Of County's Streams Drain To Delaware 
River. 

Drainage is the natural downflow of all 
water to the sea and the mode by which it 
travels ---- whether through surface ditches, 
gullies, streams, or rivers. Chester County•s 
basic surface drainage flow is from northwest 
to southeast. 

Several stream and river systems drain 
Chester County lands. The Brandywine Creek, 
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which rises in the Welsh Mountains in north­
western Chester County, 'drains the largest 
single percentage of the County land area -
37%. The Schuylkill River, which forms 
the northeastern boundary of the County, 
drains almost 24% of the County. 

Other streams fol1l1ing the remaining 
major drainage basins affecting the County 
are the Clay, the Octororo and Elk Creeks. 
These streams plus the tributaries of the 
Delaware River drain just over 39% of the 
land within the County, 

The streams serve the County in several 
ways: sources of drinking water, discharge 
points for sewage effluent, and places pro­
viding a variety of scenic and recreational 
areas. 

A detailed analysis of the physical 
environment of Chester County is contained 
in the report entitled Natural Environment 
and Planning. Copies of this report are 
available in the Planning Commission office. 



THE REGIONAL SITUATION 

Chester County's Location Within The North­
east Metropolitan Corridor Has Influence On 
Land Use Development 

Along with many other counties on the 
seaboard of northeastern United States, 
Chester County is included in the region 
named Megalopolis. This area is the most 
urbanized region in the United States, and 
Chester County is along the central axis of 
it if a line is extended from Boston to Wash­
ington, D.C. See map on fallowing page 
entitled "Urbanized Northeastern United 
States". Some of the important implications 
of this location are the following: 

Population Densities and CharacterisHcs 

Although Chester County has a rural land­
scape character, only a small percentage of 
the total population is classified rural farm 
(55% is classified rural but most are rural non­
farm). The County's population is expected 
to reach about 385,000 by 1985 and about 
500,000 by the year 2000. The 1970 census 
reported a density of 366 persons per square 
mile in the County; this compares to 57.5 for 
the United States. 

Easy Access Within The Region 

A chief advantage of Chester County's 
strategic megalopolitan location, as irtdus­
trial development pub I ications proclaim, is 
its nearness ( in time and/or distance) to 
major national markets and to the centers of 
cultural activity. Access to New York City 
and the national capital at Washington by 
car or train is only about two to three hours 
away. 

The region is favored with recognized 
educational, cui tural, historical, medical 
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and shopping facilities. Summer and winter 
recreation are within a few hours of driving 
time. 

The easy access indicated above is 
possible because of major highway systems 
in the immediate area (Pennsylvania Turn­
pike, Interstate 95, U.S. I and U.S. 40). 
It is facilitated by the railroad systems of 
Penn-Central and Reading. 

Some industries and businesses in Chester 
County have access also to the port of Phila­
delphia, a major water facility on the At­
lantic Seaboard. The waters of both Dela­
ware and Chesapeake Bays are available to 
boating enthusiasts of Chester County. 

Local Plans Reflect Influence Of 
Regional Location 

Locally land use development for any 
municipality will depend directly upon its 
location within the larger region and the re­
gion1s facilities such as major highways, rail­
roads and utilities. Therefore, local compre­
hensive plans must be adjusted to fit the re­
gional framework. 

Quality of Physical Environment, 
In Chester County 

Chester County is relatively free from 
noxious and obnoxious pollutants found in the 
Wilmington-Philadelphia region other than 
those produced within the County. The County 
is located upwind from the major sources of 
air pollution. 

Most of Chester County displays a rural 
to semi-rural appearance, and it has attracted 
a number of new residents because of this type 
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of landscape. At the same time such residents 
can commute to employment centers in the 
Philadelphia-Wilmington areas in a reasonable 
amount of time. 

The Availability of Public 
Transportation 

Southeastern Pennsylvania probably has 
the best system of electrified commuter net­
work in the United States; and fortunately 
great effort is being made to preserve and to 
improve this service and integrate it with the 
bus and subway systems. The Southeastern 
Pennsylvania Transportation Authority (SEPTA) 
was created to own ood operate major trans­
portation facilities as an integrated system. 

The three radial corridors in Chester 
County---- Chester Valley, Schuylkill Valley 
and U.S. Route 1 ----are also served or 
should be served by rail I ines. The Chester 
Valley includes the main line of the Penn­
Central to the West; the Schuylkill Valley 
includes the main line of the Reading Rail­
road to the hard coal fields; and the Route 1 
corridor includes the Octorara Branch of the 
Penn-Central Railroad. 

To make these commuter I ines more near­
ly self-supporting requires carrying more pas­
sengers. Therefore, greater density of deve­
lopment at nodes around rail stations could 
provide the support of such commuter lines. 

Significance Of Federal 
Metropol iton Definitions 

There are many ways of defining and 
measuring the extent of metropolitan influence. 
The Federal government through the Bureau of 
the Census recognized and mapped metropolitan 
areas as early as 1930. In both 1960 and 1970 
the metropolitan area was designated as the 
Standard Metropolitan Statistical Area (SMSA); 
Chester County is port of the Philadelphia 
SMSA. Detailed census data for Chester County 
results from its inclusion in the SMSA. 

A more direct measure of actual conti­
guous urban influence is the Philadelphia Ur-
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bani zed Area. This is a more accurate measure 
of developed areas out from the city of Phila­
delphia, See map of "Metropolitan Definitions". 

County Planning Can Be The Bridge Between 
Local And Larger Area Planning 

County planning pre-supposes that most 
of the intense urban growth will continue in 
the area of greatest meh·opolitan influence. 
The highway and public transit plans, while 
designed to offer opportunities to all ports of 
the County, will continue to create develop­
mental pressure within the present area of 
metropolitan influence. 

Although the more distant southern, 
western and northeastern parts of the County 
will probably grow more rapidly than in the 
past, they will remain outside of the direct 
metropolitan pressure, 

All Chester County residents are also 
residents of the larger metropolitan community, 
Some only rarely travel to Philadelphia and 
other adjacent countiesi others commute daily. 
But whether they personally travel much or 
little, all are at least indirectly affected by 
the well being, prosperity, efficiency and 
goodness of living and working in the entire 
metropolitan area. 

In County pl~nning, much greater at­
tention is given to the relationship of the larger 
area. Chester County actively participates in 
the Delaware Valley Regional Planning Com­
mission and a great many cooperative efforts 
with neighboring counties. 



EXISTING LAND USE 

Knowledge Of Existing Land Use Statistics Point 
For Comprehensive Land Use Planning 

Knowledge of the present land use pat­
tern and land use amounts is one of the key start­
ing paints for land use planning. To what extent 
a municipality is already developed of course, is 
a direct measure of the amount of land that may 
be available for further development. The pro­
portionate amount of land in industry 1 in com­
mercial uses, in various housing categories is 
useful in understanding a municipolity•s econo­
mic structure. It does in fact also serve as a 
guide to future land utilization. 

Existing Land Use Pattern 

For the first time in time in twenty years 
of organized planning, good lond use data is 
available on a uniform bosis for all of Chester 
County. The land use data resulted from the 
combined efforts of staff at Chester County Plan­
ning Commission and Delaware Valley Regional 
Planning Commission. 

The 1972 I and use data was mapped at 
one inch to one mile and published at one 
inch to two miles, The map appears in the 
jacket and is entitled 11 Existir1g Land Use 11

• 

The pattern of land use shows development 
(residential 1 commercial and industrial) in1along 
and around the older boroughs and the three rail­
highway corridors ---- (1) The Main Line­
Chester Valley; (2) the Schuylkill Valley; and 
(3) the U.S. Koute 1 corridor. Expanded develop­
ment has occurred also in eastern Chester County. 
Generally the industrial and commercial land 
uses are pretty much concentrated in the trans­
portation corridors. However1 close inspection 
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of the land use map shows widespread scattering 
of residential development. 

Land Use Inventory 

Chester County Has 83% Of Its Total Area In 
Agricultural And Woodland Uses 

According to the land use survey of 1972, 
cibout 400,000 acres of Chester County land are 
in agricultural and woodland uses. In fact about 
one-half of the total acreage is in agricultural 
use {cropland and pasture land). Data from the 
Pennsylvania Crop Reporting Service and U. S. 
Census of Agriculture supports an equal division 
of acreage between cropland and pasture! and. 

The next largest major land use category 
is wood I ands comprising about 23% of the County 
area, mostly in the western and northern part of 
the County on the steeper slopes. The woodlands 
serve the vital function of maintaining the water­
shed by holding soils in place and preventing ex­
cessive runoff. 

Unused land such as land in brush and 
weeds accounts for about eight perce~t of the 
County's lands. Generally this is land referred 
to as idle or vacant land. 

Residential Use Is Primary Consumer Of Develop­
ed Land 

The largest amount of urban oriented 
developed land is in residential development 
(about 44,000 acres or nine percent of the total 
County area). Of all residential land the largest 
amount is in single family resident. Land utilized 
for highways, streets, automobile parking lots 
and railroads occupies 3.4% of the land area of 
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the County. 

Parks and recreation areos {private and 
pub I ic camps, parks and golf courses) together 
comprise about 1.7% of the land area. Major 
institutions, schools and cemeteries occupy about 
1.5% and manufactoring, commercial and utility 
uses altogether occupy only a little over 1% of 
the total I and area of the County. 

Tables have been developed that indicate 
major land uses for Chester County 1 counties 
of the Region and regions of the County. These 
tables are presented in this document on the 
following pages. Tabular data of existing land 
use for all the municipalities of Chester County 
are available in the Planning Commission 
office. 
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ECONOMIC TRENDS 

Employment And Economic Studies Are Basic 
To Growth Trends 

Employment and economic studies are 
among the most basic of all planning studies. 
Population growth is usually limited in the 
long run by the number of jobs within commut­
ing range, The numbers and types of industries 
existing or anticipated determines the amount 
of land needed and its location, its utility 
services and its labor requirementw and it 
should help judge whether there is too much or 
too little industrial fond, and whether the 
proposed industrial land is well located. The 
numbers, types and earning levels of the em­
ployees measures tax-paying ability and the 
amount of and type of pub I ic services demand­
ed and the amount and type of private market 
retail spending. Earnings, of course, deter­
mine amount and price level of housing, Tables 
are provided of family income levels by muni­
cipality ond region based upon 1969 earnings, 

Because of the large anount of commut­
ing in and out of Chester County ond other 
metropolitan counties, economic studies must 
be made on a metropolitan area basis. Studies 
of the economy of Chester County itself are 
nearly impossible because economic data fre­
quently is unavai fable at the municipal level. 

Adequate Studies Have Not Yet Been Made Of 
The Philadelphia SMSA Economy 

The Philadelphia region has an unusually 
diversified economy that in the post World 
W or II years has tended to grow at about the 
same rate as that of the United States as a 
whole -- not as fast as parts of the South and 
Far West but faster than New England. Of 
the industrial specialities, petroleum refining 
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and manufacturing have been particularly 
strong. The city is a Federal regional head­
quarters and in the past has had strong repre• 
sentation in naval supply and shipbuilding 
activities. It is not especially strong in hard 
capital goods let alone any one industrial 
specialty 1 but perhaps is more sensitive, as 
the recent fuel crises demonstrated, to flows 
of Middle East petroleum. The region has 
generally lost as a national headquarters lo­
cation despite a high level of anenity and 
I ivabi li ty, In some cases there has been re­
cent success with regional headquarters. The 
region is endowed with higher education in­
stitutions of national repute, particularly in 
medicine. 

A study of the Philadelphia region, suf­
ficient for planning purposes, has not yet been 
made, Some basic work is being done by the 
University of Pennsylvania Wharton School. 
The School has developed a Philadelphia re­
gion econometric model and the Regional 
Science Department of the U. of Pennsylvania 
has prepared input-output analytical tables. 

As an emergency measure in 1973, the 
Delaware Valley Regional Planning Commission 
attempted some order of interim employment 
magnitude projections all the way to the Year 
2000 by County as one input to their Housing 
Allocation Plan, but the Commission stressed 
that these are not adequate for any other pur­
pose. However, the recently revised 1974 
DVRPC Work Program does provide for a start 
on some limited economic projection work to 
census traot level as part of the continuing up­
date of the transportation simulation process. 
It is also reported that the newly organized 
Philadelphia Partnership, a coalition of pri­
vate sector interests, may also undertake some 
basic economic studies. 
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Chester County's Labor Force Is Growing More 
Rapidly Than Employment Within The County·-·· 

As an effort to goin a "relatively im~ 
mediate insight in the current and future em~ 
ployment picture in Chester County", the 
pub I icotion Chester County Employment sums 
up some of the limited av<1ilable data on em­
ployment, labor force and commutation. The 
report summarizes dot<1 from the 1960 and 1970 
Federal Census of Population on composition 
of the resident labor force, the 1965-1972 
ove1·all employment trends from the Federal 
Census of Business and the only municipal data 
from manufacturing employment from the 
Pennsylvania Manufacturing series. 

The available statistics are not fully 
consistent particularly for total employment. 
It is believed that the data on manufacturing 
employment is most complete and accurate; 
less complete and accurate for private service 
employment. 

The table entitled· "Selected Summ<1ry 
Population, Labor Force and Employment 1950-
1970" summarizes some of the key historical 
data at the time of the 1950,1960, and 1970 
censuses. The most general conclusion that 
con be re,ached from this data appears to be 
that over the last ten to twenty years total 
labor force residing in Chester County is ris­
ing faster than the number of jobs within the 
County, This is suggested most specifically 
by an increase in net out-commutation to 
work. 

In both the 1960 and 1970 censuses 
Chester County was on out-commuting County 
with about 6,000 more residents in 1960 leav­
ing Chester County than those commuting into 
Chester County, By 1970 the net out-commut­
ing had grown to nearly 20,000 for an increase 
of out-commutation of over 13,000 which has 
to mean that the I obor force had grown foster 
than jobs within the County, 

The same general conclusion is shown in­
dependently although not quite as strongly CIS 

the comparison of the numerical changes in total 
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lobar and total employment. For example, be­
tween 1950 and 1970 the resident labor force 
in Chester County has grown by about 50,000 
persons, yet the number of jobs by only 30,000. 

It is expected that during the 1970 to 
to 1985 period the lobor force will continue to 
grow more rapidly than the population as a 
whole due to the large numbe1· of young persons 
born during the "Baby Boom 11 now about to enter 
the lobor market. Also during this period the 
number of women in the labor market will re­
main high or likely increase. 

Projected Employment In Chester County Fore­
casted To Year 2000 

The Delaware Valley Regional Planning 
Commission has recently prepared tentative 
employment figures to the year 2000. These 
figures are presented in a r.egional fonnat for 
Chester County at the close of this chapter, 
The DVRPC figures indicate that the employ­
ment of 1970 in Chesi'er County is projected to 
increase 127% by the year 2000. 

The data also shows that non-basic 
employment proportionately will be higher in 
the year 2000 than is currently the case. This 
means that service types of employment will 
be more prevalent than basic forms of employ­
ment (i.e., farming, manufacturing, etc.) 



Family Income- 1969 

·--·- -----······ ·-----· 
MUNICIPALITY so - 53,999 54,000 - 57,999 58,000 - 511,999 512,000 - 514,999 515,000 - 524,999 $25,000 - 549,999 550,000 or mor<' 

AND 
REGION No. % No, % No. % No. % No. % No. % No. % 

of familia~ of fomllio~ of familia~ of fomilioo of familia: of familia~ of fomilio: of fomili<lt of familia~ of fomilic~ of famtlio: of familia~ of fomiliot of familia~ 

AVON GROVE RCGION 

Avondale 20 8.2 89 36.3 57 23.3 34 13.9 31 12.7 l4 5.7 0 0.0 
Fronk lin 41 12.9 38 11.9 86 27 .o 62 19.4 70 21.9 17 5.3 5 1.6 
london Britain 17 7.3 48 20.5 83 35,5 32 13,7 26 11.1 22 9.4 6 2.6 
londonderry 37 16.4 57 25.2 79 35.0 25 11.1 25 11.1 0 o.o 3 1.3 
London Grove 86 12.6 112 16.4 206 30.2 123 18.0 123 18.0 26 3.8 5 0.7 
Now London 47 20,9 35 15.6 6() 26.7 26 11.6 31 13.8 26 11.6 0 0.0 
Penn 18 8.3 44 20.3 57 26.3 33 15.2 41 18.9 24 11.1 0 o.o 
Wo:t GrovQ 59 12.0 126 25.6 177 35,9 71 14.4 96 9.3 l4 2.8 0 0.0 
Wo:t Marlboro 28 10.9 100 39,0 63 24.6 37 14.4 21 8.2 7 2.7 0 o.o 

REGIONAL TOTAL 353 12.1 649 22.4 868 22.9 443 15.2 464 16.0 150 5.1 19 0.6 
COATESVILLE REGION 

Coin 84 6.2 372 20.3 493 36.8 192 14.3 259 19,3 27 2.0 11 0.8 
Cootc~villo 339 10.6 766 24.1 1045 32.9 479 15.0 458 14.4 69 2.1 19 0.5 
Eto:t Fol1owfiold 64 7.0 204 22.5 300 33.1 167 18.4 135 14.9 28 3.0 8 0.8 
Modena 11 4.7 75 32.1 100 42.9 17 7.2 27 11.5 3 1.2 0 o.o 
Sovth CoaW.villo 77 17.5 165 37.5 101 23.0 40 9.1 49 11.1 7 1.5 0 o.o 
Vol loy 100 9.8 240 23.5 372 36.4 153 15.0 150 14.7 5 0.4 0 0.0 
Wo$t Coin 64 8.3 170 22.1 279 36.3 110 14.3 130 16.9 10 1.3 4 0.5 

REGIONAL TOTAL 739 9.3 1992 25.2 2690 34.1 1158 14.6 1205 15.3 149 1.8 42 0.5 

DOWNINGTOWN REGION 

Downlngtowr'l 135 6.9 461 23.8 552 28.6 332 17.2 406 21.0 40 2.0 4 0.2 

-1>- Eto:tColn 6 2.1 28 10.0 75 26.8 47 16,8 83 29.7 35 12.5 5 1.7 
Nowlir'l 21 10,8 37 19.0 47 24.2 33 17.0 23 11.8 33 17.0 0 0.0 
Uwehlon 57 4.3 111 8.4 325 24.6 283 21.4 470 35.6 71 5.3 0 0.0 
Wo~t Bradford 76 10.2 97 13,0 223 30,0 166 22.3 157 21.1 23 3.0 0 0.0 
Wo~tWhitoiMd 45 2.5 152 8.5 574 32,2 387 21.7 524 29.4 " 4.7 13 0.7 

REGIONAL TOTAL 340 5.4 786 12.5 1796 28.7 ""' 19.9 1663 26.6 287 4.5 22 0.3 

KENNETT REGION 

Eto:t Marlboro "' 6.8 112 14.2 183 23.3 126 16.0 189 24.0 80 10.1 41 5.2 
Konr'l<!tt Squam 149 11.7 283 22.2 384 30.1 149 11.7 231 18.1 68 5.3 8 0.6 
Konnott TOWI'l~hip 68 7.3 183 19.6 183 19.6 131 14.1 180 19.3 138 14.8 46 4.9 
Now Gordon 141 13.7 295 28.7 266 25.9 143 13.9 128 12.4 50 4.9 6 0.6 
P'onn::bury 17 4.0 36 8.5 72 17.0 74 17.4 155 36.6 57 13.4 12 2.8 

REGIONAL TOTAL 429 9.6 909 2{).4 1088 24.5 623 14.0 883 19.8 393 8.8 113 2.5 

NORTHERN REGION 

Emt Coventry 72 8.4 177 20.7 285 33.3 130 15.2 146 17.0 30 3.5 15 1.7 
Eo::t NMtmeol 21 9.9 60 28.3 59 27.8 13 6.1 44 20.7 15 7.0 0 o.o 
Emt Vinoont 32 3.9 143 17.4 302 36.8 174 21.2 136 16.6 32 3.9 0 0.0 
North Coventry 140 7.5 429 23.1 529 32.0 299 16.1 307 16.5 78 4.2 5 0.2 
Sooth Covor~try 51 12.0 88 20.8 127 30.0 87 20.6 46 10.9 19 4.5 4 0.9 
Worwlek 32 7.0 57 ~.6 190 42.0 61 13.4 83 18.3 29 6.4 0 o.o 
War.tVir~oont 42 8.4 67 13,5 176 35.5 66 13.3 69 13,9 60 12.1 15 3.0 

REGIONAL TOTAL 390 10.4 1021 ,.!7 .3 1731 46.3 830 22.2 831 22.2 263 7.0 39 1.0 

OCTORARO REGION 

Atslon 16 '·' 39 19.9 79 40.3 27 13.8 35 17.9 0 0.0 0 0.0 
Highland 29 9.9 57 19.4 108 36.7 30 10.2 47 16.0 17 5.8 6 2.0 
Porke~•burg 75 10.2 106 14.5 275 37.5 118 16.1 148 20.2 11 1.5 0 0.0 
SC!Wbury 35 6.3 137 24.7 207 37.3 41 7.4 117 21.1 18 3.2 0 o.o 
Wo~t Followfiold 85 18.7 131 28.8 115 25.3 68 14.9 51 11.2 5 1.1 0 o.o 
Wo~t Soctbury 34 13.8 55 22.4 88 35.8 17 6.9 43 17.5 5 2.0 4 1.6 

REGIONAL TOTAL 274 11.0 525 21.1 872 35.1 301 12.1 441 17.7 56 2.2 10 0.4 
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Family lncome-1969 

MUNICIPALITY so - $3,999 $4,000 - $7,999 $8,000 - $11,999 $12,000 - $14,999 $15,000 - $24,999 $25,000 - $49,999 $50, 000 or more 

AND 
REGION No. % No. % No. % No. % No. % No. % No. % 

of fomili<Y- of fomillot of fomilio of fomilio' of familia~ of fomrlio~ of fomi!i.,~ offoml!ie$ of fomilie~ of fomilio~ of fomilic~ of familia~ of fomilio~ of fomilio: 

OXFORD REGION 

Ea:;t Nottingf.am 137 21.6 159 25.1 181 211.6 44 7.0 90 14.2 22 3.5 0 0.0 
Elk 8 4.8 59 35.8 55 33.3 8 4.8 30 18.2 5 3.0 0 0.0 
Lower Oxford 77 16.2 121 25.5 152 32.0 40 9.7 56 ll.S 23 4.8 0 0.0 
Oxford 123 12.4 314 31.7 282 28.5 129 13.0 131 13.2 10 1.0 0 o.o 
Upper Oxford 40 13.4 112 37.6 118 39.6 18 6.0 10 3.4 0 0.0 0 o.o 
Wo~t Nottingham 40 11.5 133 38.3 92 26.5 43 12.4 29 8.4 10 2.9 0 0.0 

REGIONAL TOTAL 425 14.6 898 30.8 880 30.2 288 9.9 340 11.9 70 2.4 0 0.0 
PHOENIXVILLE REGI N 

Charlo:: town 32 6.4 42 8.4 115 23.1 97 19.5 123 24.7 72 14.5 15 3.0 
Eo~t Pikclond 71 6.5 93 8.6 422 39.1 221 20.5 241 22.6 27 2.5 0 0.0 
Pho..nixvillo 366 9.6 774 20.3 1281 33.6 650 17.0 640 16.8 92 2.4 0 0.0 
Schuylkill 69 4.8 134 12.9 267 18,7 313 22.0 416 29.2 155 10,9 17 1.1 
Spring City 59 6.1 241 25.2 354 37.0 137 14.3 156 16.3 3 0.3 6 0.6 
Wed Plkcland 43 11.0 29 7.4 80 20.5 62 15.9 123 31.6 43 11.0 9 2.3 

REGIONAL TOTAL 640 7.8 1363 16.7 2519 30.9 1480 18.1 1702 20.9 392 4.8 47 0.5 
UPPER BRANDY\'IINE REGION 

Ea~t Brandywine 45 6.7 85 12.7 217 32.4 108 16.1 173 25,8 35 5.2 6 0.8 
Elvor::on 7 5.8 34 28.3 42 3S.O 11 9.1 17 14.1 4 3.3 5 4.1 
Honoybraok Borough 23 7.6 64 21.4 136 45,4 30 10.0 40 15.3 0 0.0 0 0.0 

'-" Honoybrook TowMhip 71 10,5 215 31.9 249 36.4 54 8.0 72 10.7 15 2.2 0 0.0 
Upper Uwchlan 14 6.0 37 15.9 66 28.4 42 18.1 49 21.1 24 10.3 0 o.o 
Wollaco 9 3.2 71 25.8 " 35.6 18 6.5 66 24.0 13 4.7 0 0.0 
Wc~t Brondywlnc 58 7.9 124 17,0 281 38.5 92 12,6 132 18.1 31 4.2 11 1.5 
Wo~t Nontmcol 25 8.9 40 14.3 123 44.2 22 7. 9 64 23.0 4 1.4 0 0.0 

REGIONAL TOTAL 252 7.6 670 20.4 1212 37.0 377 11.5 619 18.9 126 3.8 30 0.9 

UPPER MAIN LINE REGION I 
Eo::ttown 56 2.4 192 8.3 380 16.4 245 10.6 772 33.4 557 24.1 109 4.7 
Eo::t Whitclond 64 4.1 152 9.8 493 31.9 241 15.6 472 30.6 115 7.4 4 0.2 
Molvorn 27 3.7 175 24.4 199 27.7 142 19.8 139 19.4 34 4.7 0 0.0 
Tredyffrin 210 3.5 461 7.7 733 12.3 649 10.8 2314 38.6 1339 22.4 251 4.2 
Willi~town 113 5.0 201 8.9 490 21.8 365 16.2 682 30.4 283 12.6 109 4.8 

REGIONAL TOTAL 470 3.6 1181 9.2 2295 17,9 1642 12.8 4379 34.2 2328 18,2 473 3.7 
WEST CHESTER REGION 

Birminghom 8 4.2 13 6.8 22 11.5 15 7.8 59 31.0 63 33.1 10 5.2 
Eo~t Brodford 33 4.1 114 14.3 244 30.6 161 20.2 131 16.4 92 11.5 21 2.6 
Eoot Go~hon 49 3.7 141 10.7 328 25.0 240 18.3 402 35,2 79 6.0 10 0.7 
Pocop::on 20 6.2 61 19.1 90 26.3 53 16.6 73 22.9 21 6.6 0 0.0 
Thornbury 8 3.6 7 3.1 40 20.9 37 16.8 64 29.0 43 19.5 15 6.8 
WcotChc,;tcr 320 9.4 764 22.5 1094 32.3 517 15,2 538 15.8 127 3.7 24 0.7 
Wc~t Goohcn 87 2.6 391 12.1 829 25.6 "' 22.6 954 29.5 198 6.1 37 1.1 
Westtown 29 2.3 79 6.2 226 17.9 266 21.1 482 38.2 152 12,0 26 2.0 

REGIONAL TOTAL 554 5.1 1570 14.6 2879 26.8 2020 18.8 2763 25.8 775 7.2 143 1.3 

CHESTER COUNTY TOTAL 4866 7.3 11564 17.3 18830 28.1 10410 15.5 15296 22.8 4989 7.5 938 1.4 

Source: U.S. SuroOIJ ofCcmu~, 20% Somplo 



Selected Summary 

Population, labor Force, Employment Trends 

1950-1970 

Numerical % /ncreose %Increase % Increase Numeric Jncreose % Increase 
1950 1960 Increase 1950-60 1970 1960-70 1960-70 1950-70 1950-70 

TOTAL POPULATION 159,141 210,608 51,467 32.3 277,746 67,138 31.4 118,605 74.5 

LABOR FORCE 1 62,858 80,698 17,840 28.4 113,043 32,345 40.1 50,185 79.8 

NUMBER OF LABOR FORCE Data Not 53,873 --- --- 60,017 6,144 11.4 Not Not 

EMPLOYED IN CHESTER COUNTY Available Applicable Applicable 

NUMBER OF LABOR FORCE EMPLOYED Data Not 18,517 --- -- 36,687 18,170 98.1 Not Not 

OUTSIDE CHESTER COUNTY Available Applicable Applicable 

NET IN OR OUT COMMUTATION TO WORK Data Not -5,907 --- --- -19,676 -13,769 233.1 Not Not 

Available Applicable Applicable 

0. TOTAL EMPLOYMENT IN CHESTER COUNTY 
(CBP) 33,063 46,150 13,087 39.6 72,510 26,360 57.1 39,447 119.3 

TOTAL AGRICULTURE EMPLOYMENT 414 136 -278 -67.1 322 186 136.8 - 92 - 22.2 

TOTAL CONSTRUCTION EMPLOYMENT 1,836 2,175 339 18.5 2,887 712 32.7 1,051 57.2 

TOTAL MANUFACTURING EMPLOYMENT 18,671 24,905 6,234 33.4 36,596 11,691 46.9 17,925 96.0 

TOTAL TRANSPORTATION EMPLOYMENT 1,830 2,923 1,093 59.7 3,716 793 27.1 1,886 103.1 

TOTAL WHOLESALE EMPLOYMENT 822 1,431 609 74.1 2,921 1,490 104.1 2,099 255.4 

TOTAL RETAIL EMPLOYMENT 6,136 7,217 1,081 17.6 10,687 3,470 48.1 4,551 74.2 

TOTAL FINANCE, INSURANCE & REAL ESTATE 922 1,130 208 18.4 2,297 1,167 103.3 1,375 149.1 

TOTAL SERVICES EMPLOYMENT 2,075 5,734 3,659 176.3 12,566 6,832 119.1 10,491 505.6 

DVRPC (Housing Allocation) TOTAL EMPLOYMENT --- --- --- -- 82,147 

DVRPC (AAM) TOTAL EMPLOYMENT --- 67,745 --- --- 88,543 20,798 30.7 

1 
Labor Force in 1950 and 1960 14 years old and over and in 1970 16 years old and over. 

~ 



Projected Employment In Chester County 

REGION I 9 7 0 EMPlOYMENT 1980 EMPlOYMENT 
STATISTICS PROJECTIONS 

Total Bosic Non-Bosic Total Basic Non-Basic 

AVON GROVE 3,233 1,299 1,934 3,912 1,683 2,229 

COATESVIllE 13,072 7,539 5,533 16,268 9,434 6,834 

DOWNINGTOWN 11,427 7,235 4,192 16,341 10,483 5,8.58 

KENNETT 5,033 2,416 2,617 5,416 2,378 3,038 

NORTHERN ~,349 1,821 1,528 4,679 2,665 2,014 

OCTORARO 2,188 1,173 1,015 3,417 2,065 1,352 

OXFORD 2,670 797 1,873 3,795 1,548 2,247 

PHOENIXVIllE 14,137 8,978 5,159 17,60B 10,666 6,942 

UPPER BRANDYWINE 3,023 l,Bl3 1,210 5,343 3,564 t,n? 

UPPER MAIN-liNE 20,618 9,374 11,24-4 29,255 14,205 15,050 

WEST CHESTER 18,3)5 7,231 11,274 24,707 9,900 14,807 

COUNTY TOTAl 97,255 49,676 47,579 130,741 68,591 62,150 

REGION 1 9 9 0 EMPlOYMENT 2 0 0 0 EMPlOYMENT 
PROJECTIONS PROJECTIONS 

Total 80$iC Non-Bosic Total Bosic Non-Basic 

AVON GROVE 4,984 2,292 2,692 6,762 3,249 3,513 

COATESVIllE 20,236 11,252 8,984 26,373 13,018 13,355 

DOWNINGTOWN 15,095 9,719 5,376 26,299 14,647 11,652 

KENNETT 6,036 2,281 3,755 7,014 2,227 4,787 

NORTHERN 6,750 3,572 3,178 10,078 4,676 5,402 

OCTORARO 5,01B 2,993 2,025 7,601 4,168 3,433 

OXFORD 4,945 2,154 2,791 6,367 2,664 3,703 

PHOENIXVIllE 20,682 12,395 8,287 26,159 14,589 11,570 

UPPER BRANDYWINE 8,820 5,481 3,339 14,424 7,947 6,4n 

UPPER MAIN-liNE 37,652 16,789 20,863 48,930 20,209 2B,721 

WEST CHESTER 31,237 12,597 IB,640 41,042 15,n9 25,263 

COUNTY TOTAl 161,455 811525 79,930 221,049 103,173 117,876 

Source: 

Delaware Volley Regional 
Planning Commission 
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POPUlATION 

During the decade of 1960 through 
1970 population in the County grew more 
rapidly than the population in the nation and 
in Pennsylvania. Current population estimates 
indicate no change in this trend, and it would 
appear that the immediate future will have 
little change in this trend. Since develop­
ment is affected by the economic climate and 
since migration plays a significant role in 
population growth in Chester County (at least 
70% of current growth), change in rate of 
population growth could occur if development 
is impeded by a major economic recession. 

Chester County is impacted by both the 
metropolitan Philadelphia area as well as the 
Wilmington metropolitan area. Growth con­
tinues to occur primarily in the eastern and 
>outheastem parts of the County. Certainly 
the economic well-being of these metropolitan 

regions will determine the well-being demo­
graphically of Chester County. 

County Population Has Increased by 100,000 
Since 1960 

Since 1940 Chester County's popula­
tion has grown faster than the Commonwealth 
and the nation. The population of the County 
has more than doubled since 1940, Also 
since 1970 it is estimated that between 7,000 
and 8,000 persons have been added annually. 
Chester County has increased in population 
most particularly in eastern Chester County 
as a result of location near Philadelphia and 
Wilmington. 

18 

Change In Birth Rate Does Have Impact On Age 
Structure Of Population 

The median age of Chester County declin­
ed between 1960 and 1970 reflecting the higher 
fertility of the 11 fifties 11 and early 11 sixties 11

• 

However with current fertility declines, it is 
likely that the County's median age will increase. 
As the birth rate decreases it is likely that the 
death rate will increase because a larger pro­
portion of the total population will be of older 
age. 

Age structure is an important demographic 
characteristic that can be indicative of future 
population growth. In Chester County a sizable 
percentage of the female population has recently 
entered their child-bearing years. These are the 
females of the "Baby Boom" years (1950's and 
early 60's). For the most part this age group 
will determine Chester County's future fertility. 
Age tabulations are also essential in the comput­
ation of basic measures in the analysis of the 
factors of labor supply and in the study of the 
problem of economic dependency. 

Migration Continues To Provide The Bu.lk Of 
The County's Population Growth 

Natural increase from 1970 through 
1974 was 9,396, which is about 25 percent of 
the total growth. Therefore, net migration 
(inmigrants - outmigrants) accounted for 75 
percent of the the total growth. Migration's 
share of growth has steadily increased from 48 
percent in the 1940's, 52 percent in the 50's 
and 62 percent in the 60's to 75 percent in the 
first five years of 1970. The number of births 
in the County has been declining since 1970 
while deaths have remained numerically stable, 
and the birth rate is now down to approximately 



12,8 per thousand---- the lowest sincere­
cords have been kept (approximately 1910.) 
The table entitled "Natural Increase 1968-
1974" shows the vital statistics for each County 
municipality for each of the seven years. 

For the major part of Chester County's 
history, the population has essentially been 
rurally oriented, Even in 1970, 55.1% of all 
residents were classified as rural residents by 
the U.S. Bureau of the Census. However, it 
must be recognized that a majority of these 
rural residents were non-farm persons living 
an otherwise urban existence 

Our population concentration occurs in the 
east of the County's area and since 1960 the 
center of population has drifted a bit more east­
ward. Opportunities of employment in the east­
ern part of the County brought about sizable 
numeric population increases. Eastern Chester 
County will continue in this century to be the 
most populous area within the County. 

Historically the population of the County 
has been an agriculturally based one and had 
grown at a slower rate than the United States. 
However, since World War II the urbanization 
process has had an effect upon Chester County's 
growth. The County's growth rate now outpaces 
the rate of growth of the nation and the Common­
wealth. The future is believed to hold a continu­
ed growth for Chester County, one which will far 
outpace the nation 1 the metropolitan area; and 
most of the nearby counties, since the County has 
abundant land resources. 

Two summary tables of population charact­
eristics and housing characteristics are included 
in tlis Plan providing a demographic-housing 
capsule of Chester County's 1970 Census. 

Estimates And Projections Of The County's 
Population 

The planning staff estimates the popu­
lation of the County at 315,602 as of mid-
1975. This respresents an increase of 37,856 

19 

or 13.6 percent since the 1970 census. 

The estimates were prepared by using the 
building permit method; this has been the bose 
method of calculating estimates in the County in 
the years between the Federal censuses. The 
building permit method has been found by the 
Chester County Planning Commission and others, 
including the Delaware Valley Regional Planning 
Commission, to be the best method for estimating 
population of municipalities in Chester County. 

The building permit method requires gath­
ering data on building permits issued in each 
municipality since the last census, This data 
provides the number of additional housing units. 
Multipliers are applied to calculate the number 
of people living in these housing units as follows: 

3.4 persons per single-family unit 
2.4 persons per mobile home or townhouse 
2. 3 persons per apartment unit 

The resulting figure is an estimate of additional 
household population, This population plus 
estimated change in non-household (institutional) 
population will constitute the population in­
crease Clbove the number counted in the last 
Federal census. 

The building pem1it data was collected for 
the period January 1970 through December 1974. 
The office assumed an average lag of six months 
from the data a building penni t is issued to com­
pletion of construction so that the units can be 
occupied. Current estimates (1975) are in­
cluded in this chapter. 

A nlCijar problem in the methodology of 
papulation projections for small geographic 
areas like townships and boroughs is the great­
er inaccuracy that results partly from the add­
ed uncertainties of internal migration and part­
ly from the fact that errors tend to vary inver­
sely with population size, Further, it is true 
that rate of error tends to vary directly with 
the rate of population growth and with the 
length of the projection period. 

After 20 years, no method any longer 
provides accurate forecasts. The longer the 
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Summary Of Population Characteristics 
NQ,Qf %Of 
Person; Persoos 

Density 1-.'.cdion ";ofFomily ':OOf /.'.edion No, ~~Of Spooish Sp<mlsh 
Munidpolity TQlol Pop. Est. Pop. % lncreo>e Persons Fomilr lr;eQmeO.er Fomi!ies Sc!,ool Yrs. Slo.:l: Sloo::k S.pkg, Spkg. 1.'.-Jicn 
And RegiQn 1970 1974 1960-1970 PerSq,l.\l. lr.cwre $1>JOO In Poverty Cocrp!eted Poe. Pop. long, long, -~ 

AVON GROVE REGION 
Avondoie 1025 1125 0.9 2135 9227 18.4 5.7 11.6 364 35.5 19 1.9 27.6 
Fronk lin 1043 "'" 27.7 69 11804 28.8 3.4 12.1 55 5.3 0 0.0 20.7 
London Britoin 9b3 1181 40.4 93 10373 23.1 7.3 12.4 3 0.3 14 1.5 ?7,:) 

lMdooderry 920 105':1 28.1 79 8500 12.4 12.4 10.5 27 2.9 0 0.0 23.0 
lon<bn Gr<ue 3109 3457 13.7 175 10620 22.6 7.6 11.4 265 8.5 bl 2.0 28.1 
1'.\e.v london 93S 1027 11.0 78 10033 25.3 15.6 11.8 21 2.2 0 0.0 ?6.6 
Penn 989 1243 -9.8 105 11553 )).0 b.O 11.8 8b 8.7 0 o.o ?6.0 
West Grove 1870 1928 16.4. 3596 W81 12.2 7.7 11.3 320 17.1 Z2 1.2 23.7 
West ModborQ 917 9b1 1.8 52 8000 10.9 3.1 11.7 37 4.0 0 o.o ?7 .1 

Totol 11,774 13,103 13.0 128 10,018 20.1 7.5 11.6 I, 178 10.0 lib 1.0 27.4 

COATESVILLE REGION 
Co" bbll9 81147 0.1 7J6 10527 24.6 3.3 12.2 1053 15.7 II 0.2 37,9 
Ce<>tesville 12331 12710 -4.9 b775 96lJB 17.2 7.3 11.4 2555 2SJ.7 133 1.1 33,6 
Eost Followfield 3487 3735 27.0 m "'" 18.9 3.4 12.1 424 12.2 64 1.8 27.8 
Modeno 867 905 0.9 1213 8744 12.9 4.7 9.1 1118 21.7 0 o.o 21.2 
So"th Cootesville 1583 1623 -22.1 915 7633 12.8 8.2 9.b Bb7 :».8 0 o.o 26,3 
VQIIey 3791 3967 22.3 b43 977b 15.2 8.4 11.3 1678 44.2 0 0.0 27.7 
West Coin 3152 3778 47,3 142 10329 18,8 4.4 12.0 "' 1.7 0 0.0 26,7 

TQ!ol 31,900 34,765 4.5 '" 9,790 16,3 b.O 11.5 6,819 21.4 208 0.7 31.8 

DOWNINGTOWN REGION 
[);,.vningtown 7437 8076 32.9 3477 10488 23,3 3.8 12.3 557 7.5 0 0.0 27. I 
Eost Coln 1739 2574 129.4 497 13947 44.1 2.2 12,7 37 2.1 ... 4.8 21.7 
Newlin 1404 1261 ·0.9 72 11273 23.9 4.1 11.8 158 10.8 0 0.0 42.4 
u..,ch!on Sl73 bbill 450.1 519 13754 41.1 4.2 12.8 33 O.b 44 0.8 ?2.6 
West Br<JdfOfd 299b 4107 ~~.2 159 11593 24.3 8.9 12.4 55 1.8 0 o.o 29.5 
West White!ond 7149 8200 C2.0 551 11936 35.0 1.2 12.6 114 l.b 71 1.0 24,B 

Toto! 26,258 30,907 73.5 437 12,185 31.6 3.7 12.5 '"' 3.b 199 0.8 26.3 

KENNtTT REGION 
Eost Me&l:Oio "'" 3301 25.4 175 l>lJb 39.5 4.1 12,6 195 b.4 9b 3.2 29,9 

Kennett Squa>e 487b 5204 12.0 49"15 10209 24.4 4.b 12.0 biB 12.7 41 0.8 31.0 

Kennett Twp. 3394 3893 12.2 215 12698 39.2 6.6 12.5 246 7.2 147 4.3 J.3,0 

New Goeden 4153 4044 11.7 254 13633 17,9 10.7 10.9 378 9.1 134 3.2 25,0 

Pennsbury 1763 1972 88.4 170 15SOb 53.0 4.0 13,4 19 1.1 0 o.o 27,9 

TQ!ol 17,217 19,019 19.1 289 11,375 31.7 6.4 12.1 1456 8.5 418 2.4 29,4 

NORTHERN REGION 
Eost CQ\'entry 3284 36«1 "'·' m 10754 22.3 3.2 12.2 7 0.2 0 0.0 29.1 

Eost Nonhneol 858 9bl 17,5 52 '""' 27.8 4.2 12.5 0 0.0 0 o.o 30.6 

Eost Vir.cent '"" 4978 -6.8 369 10726 20.5 l.b 12.1 27b 5.4 7 0.1 29,7 

t-..l.orlh (Qvenhy 6690 7436 53.2 475 10m 21.4 5.4 12,2 82 1.2 33 O.b 27,3 

SQUth (Qvenlry 1518 1612 25.2 ISb 10736 16.4 4.7 12, I 7 0.5 0 0.0 30.4 

W<><Wick 1667 1923 16.1 87 10675 24.8 2.4 12.2 0 o.o 0 o.o 29,9 

West Vincent 1890 2fJ64 32. I 104 110011 19.1 5.7 12.5 0 o.o 0 o.o 30.0 

TQtol 20,991 22,614 24.9 212 10,603 Z2.2 4.1 12.2 372 1.8 45 0.2 29.0 

OCTORARO REGION 
Atglen 74<l 813 2.b BbO 9333 17,9 o.o 11.3 2 0.3 0 o.o 28.7 

Highl011d 1248 1393 21.3 70 10226 23,8 5.1 12.0 ISS 12.7 0 0.0 24.8 

Parkesburg 2701 ""' -2.1 2178 10533 21.7 7.5 12.1 233 6.b 0 o.o 32,2 

5""""'"' 2103 2149 1.8 324 9}30 24.3 o.o 12.2 47 2.2 15 0.7 35,1 

West Followfield 1694 ""' 18.9 92 8230 12.3 13.6 11.6 3 0,2 0 0.0 24.9 

West Sodsbury IIB9 1337 7.9 Ill 10000 21.1 7.3 8.8 231 19.5 0 o.o 25.8 

Totol 9,675 10,541 b.3 179 9,830 20.5 b.l 11.6 675 7.0 15 0.2 29.5 
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Summary Of Population Characteristics 

No. OF ~.0 Of 
Persons Per>oos 

Density l.'.edion ~OOFFornily ~;Of /-,',edion No. ':<.Of Sponish Spanish 

Munidpolity Total Pq>. Est. Pop. ~h Inc reO$!! Penoos Fomily !nca<r,e Over Families SchooJYrs. Block Bloc!.: Spkg. Spkg. l.'.edicn 

And Region 1970 1974 1960-1970 Per Sq. 1.\L lr~eO<T,e 515000 lnPovE"r!2:; Corr-pleted '"'' P~. l011g, long. AS" 

OXFORD REGION 
f(l';l Notlingllom "'" 2763 4,5 119 8456 17,7 13.6 10.7 41 1.7 0 0,0 27.0 
Elk 649 710 20,4 76 8775 21.2 4.6 12.2 1 0.2 26 4,0 ?5.6 
lower Oxford 2Jll8 3179 -1.4 108 9315 16,6 10.7 12.1 435 22.0 28 1,0 26.8 
Oxford 3658 3762 6,4 2066 6542 14,3 9,9 12.2 349 9.5 0 0,0 30.2 
Upper Oxford 1122 1178 96,7 112 7914 3,4 7.0 12.1 910 46.4 0 0,0 20.6 
West Nottingha-n 1440 16S'J 26,6 101 8013 11.2 8.9 11.0 33 2.3 0 o.o 24,0 

Totol )2,039 13,275 16.8 148 8,535 14.3 10.1 11.7 1_769 14,6 54 0,4 26.9 

PHOENIXVILLE REGION 
Chorloos!O",.,n 3528 3135 82,7 280 13825 42,3 2.4 12.7 234 6,6 25 0,7 23,6 
Eost Pikelond 4384 4636 55,6 495 """ 25.1 2.1 12.3 27 0,6 30 0.7 27.2 
Phoenixville 14323 16526 7,4 ""' 10243 19.2 6,1 11.0 653 5.6 51 0,4 30.1 
Schuylkill 5179 59'11 67.0 670 13826 41.4 1.0 12.7 l6 0.3 91 1.6 27.4 
Spring City 3578 3613 13.2 4259 10011 17.3 2.7 11,7 15 0,4 8 0,2 29.2 
West Pikelond 1420 15S3 81.6 139 14056 45.0 5.4 12.8 2 o. 1 0 0.0 30.4 

Toto[ 33,512 35,490 29.1 742 12,116 42.1 6.4 11.8 1,149 3.4 21J 0.6 28,5 

UPPER BRANDYWINE REGION 
Eost Brond-[Hine 2741 3121 69.4 243 11702 32.0 1,5 12.4 179 6,5 46 1.7 25,3 
Elverroo 509 522 7,8 509 9700 21.7 0,0 11.2 0 o.o 0 0,0 30.5 
Honeybrook Bo.-o, lll5 1233 9,0 2719 9591 15,4 6.0 12.1 13 1.2 33 3.0 29.7 
Honeybrook Twp. 2883 3828 82.0 JJ5 8794 12.9 12.5 9.9 14 0.5 25 0,9 23,5 
Upper UHchlan 996 1m 9,6 " 11951 31.5 6.0 12.2 7 0.7 7 0,7 26.7 
Wolloce 1347 1564 26.5 JJO 10442 28,7 5,1 12.4 9 0.7 23 1.7 24,5 
West Brond[Hine 2713 3169 62,0 193 10327 23,9 4,3 12.1 53 2.0 0 0,0 27,9 
West Nontrr.eol 1285 1577 32.7 9J 9742 24,5 9.0 11.7 16 1.2 34 2,6 20,4 

Toto! 13,589 16,534 45.9 152 10,388 23.5 6,0 11.7 291 2.1 168 1.2 26,3 

UPPER MAIN liNE REGION 
EosiiO'Nn 9565 "" 38,5 JJ66 18847 64.2 1.8 14.0 m 2.5 235 2.5 29,3 
EostWhitelood 7242 9117 42.6 655 12973 39,2 2,8 12.6 276 3,6 137 1.9 23.5 
Mol vern 2583 3117 13,9 2152 10314 24.2 3,1 12.3 162 6,3 31 1.2 27.5 
Tred-tffrin 23404 25184 45,8 1175 16897 65.9 2.1 14.9 980 4.2 281 1.2 29.6 
Will!siO''>Tl 9128 ""' 40.6 492 15831 47.4 2.4 13,3 250 2.7 101 1.1 27.9 

Toto! 51,922 56,654 41.3 691 17,277 56.2 2.1 14.0 1,900 3.7 765 1,5 28.3 

WEST CHESTER REGION 
Birrnlngharn 834 1093 84,1 127 21271 69,5 2.1 13.9 4 0,5 0 0,0 30.1 Eost Bradford 3260 3451 ro.3 212 12130 30.7 4.8 12.3 138 4.2 0 0.0 27.3 East Goshen 5138 7394 203.3 487 13706 42.1 1.7 12.9 30 0.6 30 0.6 25.9 Pocoproo 1556 1978 18.3 184 11294 29.6 5,0 12.4 98 6,3 44 2,6 34,9 • lhornbury 803 662 92.4 368 16875 55.5 1.8 13.8 731 50,9 7 0,9 21.5 West Chester 19301 20999 22,9 10321 10016 20.4 6,1 12.3 ""' 15.9 61J 4.2 23,0 West G~hen 12858 15272 56,5 1064 13413 36.8 1.5 12.7 451 3.5 101 0.8 26,8 We;tto-~m >J69 56iJ7 160.3 582 15622 52.4 1.4 12.9 33 0.7 ,. 0.6 26,8 

~ Toto! 48,819 56,756 53,6 740 12,731 34,2 3,3 12.6 4,>l8 9,3 1,075 2.2 25.5 

County Toto! 2n,746 309,658 31.9 365 11,609 31.7 1.1 12.4 21,119 7,6 3,294 1.2 27.2 

Probable Census Error- All dormitories of Cheyney 
believed to be in Del=are County, 

Stole Colle,.., 
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Summary Of Housing Characteristics 

o ... ner 
Municip<Jiily Numl;er ~0 ln Occupied 01·ercrowded Housing HO!.Iling Lrn:king 
And Region Totol il #Single ~OOF Multi- Multi- Number ~OOF Median ~:,OF Units Plurr.bing Facilities 

AVON GROVE REGION Hwsing Unit Single Family Fonily Mobile l.'.obile Value Of Occupied Nvn-ber Percent N",,,er Percent 
Units Strvch.rres Family Units Units Herr.;; Herr--<'> Ho<J$ing Hoosing Units Units Units Unit; 

Avorn!ele m 212 70.90 79 26,42 8 2.68 12000 63.64 33 11.1 29 9.69 
Franklin 316 269 85.13 29 9.18 17 5.38 18300 79,29 17 5.5 19 5.95 
LonOOn Bdtcin 274 262 95.62 10 3,65 2 .73 26400 78.52 13 4.8 15 5.47 
lonOOnderry 238 181 76.05 19 7.98 " 15,97 14900 70,34 36 15,3 22 9,24 
londoo Grc"fe '" 1:3'1 75.89 110 13,06 91 10.81 18000 68.62 97 11.6 "' 5.93 
New london 259 199 76.83 21 8,11 39 15,06 18200 72.61;, 25 9 .a 13 5.01 
Penn 275 m 82.91 22 8.00 25 9.09 14300 71,85 34 7.4 17 6.18 
WfJst Grove 5e6 471 "'·" 112 19.11 3 .51 13<00 68.24 " 6.6 18 3.07 
Wflst Morlborough 274 m 83,58 43 15,69 2 .73 20000 42.01 14 5.2 11 4.01 

Total 3363 2690 oo.oo 445 13.23 225 6,70 17200 63,70 307 9.3 194 5,87 

COATESVILLE REGION 

Coin 1651 14117 90.07 129 7.81 32 1.93 16700 76,19 116 7.2 " 1.89 
Coole!ivllle 4221 2907 68,87 1306 30,94 5 .12 11000 56.27 "' 5.5 194 4.59 
East Follo'l,.f!eld 1000 793 79.30 93 9.30 114 11,40 18800 82,32 81 8.2 53 5.80 
"\.odeno 218 183 83.94 31 4.22 4 1,83 7600 59,63 30 13,8 "' 12.84 
South Cootewllle 497 353 71,03 141 28.37 3 .60 ""' 56.58 63 13.0 ., '·"' Volley 1134 .,, 79,72 183 16.14 47 4.14 l1800 71,61 102 9.1 126 11.11 
West Coin 

.,, 730 80.93 44 4.88 126 13,97 151'00 83.39 75 8.4 75 8,31 

Total 9623 7351 76,45 1917 20,02 331 3.43 13200 65.74 696 7.2 5>J 5.72 

00.'/NINGTOWN REGION 

O.::rwninglo.vn 2431 1494 61.46 924 38.01 12 .49 14500 55.65 128 5.4 "' 1.15 
East Coin "" 244 60,25 10 2.47 151 37.28 40000 «J.33 10 2.5 6 1.48 
1'-le"Niin "" 192 87,27 18 8,18 10 4.55 15300 72,56 17 7.9 12 5.55 
U.vchlon !491 1247 83.64 231 15.49 13 .87 29>JO 78.03 42 2.9 14 0.93 
West Bradford 908 824 90.75 "' 3.08 5I 6.17 20700 86.27 18 2.0 11 1.21 
West White lend 1880 1707 90.80 100 5.32 72 3.83 23700 86. Jl 84 4.5 18 0,95 

Total 7335 5708 n.82 1311 17.87 314 4.28 22100 71.18 m 4.1 " 1.21 

KENNETT REGION 

Eod Morllx>rovgh 878 719 83.73 79 9.00 20 2.28 28500 70.99 43 4.9 35 3.93 
Kennett Sqvore Borough 1632 1035 63.42 596 36.52 1 .06 29000 54.96 92 8.9 41 2.51 
Kenrl(!ft Township 1053 915 86.89 00 7.60 55 5.22 16700 73.44 69 4.4 _, 4.74 
Na.v Gor<kon 1183 844 71.34 228 19,27 111 9.38 17700 Y7.72 151 12.9 93 7.86 
Pennsbvry 473 460 97.25 12 2.54 1 .21 30800 a.J.73 14 5.2 5 1.05 

Total 5219 <033 77.28 995 19.06 "' 3.60 24QOO 63.36 369 7.1 224 4.29 

NORTHfRN REGION 

East Coventry "' 829 84.08 119 12.07 38 3,85 19600 82.28 35 3.6 16 1.62 
East Nontmeol "" 2«l 85.71 29 10.36 9 3,21 19300 75.3.8 15 5.8 24 8.57 
East VIncent 954 755 79.14 118 12.37 80 8,39 20700 80,42 "' 4.2 16 1.68 
North Coventry 2305 1515 65,73 762 33.06 23 1.00 17700 61.68 79 3.6 ., 1.73 
South Coventry 454 398 87,67 44 9.69 8 1.76 18700 83.37 20 4.6 9 1.32 
Warwick 549 455 82,88 39 7.10 49 8.93 16<00 76.46 26 5.1 30 5.46 
WestV!rn:wt 531 538 92.« 29 4.99 12 2.07 23300 75.54 25 4.5 21 3.61 

Tote! 6109 4730 77,43 1140 18.66 219 3.58 11\JOO 70.08 2., 3.9 "' 2.55 
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Summary Of Housing Characteristics 

01n<>r 

/.'.unicip~li~; Nurnl>~r ~:, )n Occ\.'pied Ovcr~rvv:C:~d HcusinJ Hm.osing Lading 
/<.wl ?coicr1 Totnl '- t Sinulc %0i !.',ulti- t.'.v!li- Nur.",\-cr O~Qf ,'/cdir>.., ~~Of Unih Phrhino Fecilitic~ 

Hou;ing Unil Single Fcmily Fo..,ily Mobile Mot.ilc Value Of Oe<.:"picd Nu,.,-.!:>cr P"rccn! N~_,rrbu PNcc;nt 
OCTORARO REGION U11its Stoucturcs Fornily Units Units Ha:r<!s Hcrrcs Hcusir.g Ho·J;lno Un"ol:; Ur.ifs UnHs u.lils 

Atglen 239 1>J 62,76 89 37,24 0 0.00 13100 61,44 lO 4.2 5 2.09 I Highlond 328 255 77,74 27 8,23 46 \4,02 16WO 78.02 38 11.8 36 10.97 

Pori:esburg 891 672 75.42 "' 24.47 0 o.oo 12000 69.72 36 4.1 47 5,27 

Sod.bury 715 "' 69.97 217 30,35 " 1.68 14900 68. J1 36 5.0 l7 2.37 

West FolloNfield 482 384 79,67 55 11,41 43 8.92 16800 74.36 36 7.7 "' 4.14 

West Sod>bury 330 276 83,64 31 9.39 22 6,67 14300 78.59 34 10.9 39 11,81 

Total 2985 2223 74.47 637 21,34 123 4.12 14300 69.88 1\ll 6.4 1M 5,49 

OXFORD REGION 

Eost N<>Hir19hom 718 564 78,55 42 5.85 "' 15.60 13000 74.18 58 8.2 58 8.07 
Elk 195 158 81.03 " 8.21 " 10.77 15200 75,79 14 7.4 l5 7.69 
loNer Oxfo.rd 591 499 84.43 5l 8.63 39 6.60 15700 74.02 53 9.4 54 9.13 
Oxf«d 1331 m 59.50 525 39.44 14 1.05 13600 51.28 60 4.6 60 4.>J 
Upper Oxford 309 269 87.06 25 8.11 l4 4.53 14400 73.74 25 8.4 9 2.91 
Wesll'.'<>tiingho-n 391 236 73.15 28 7,16 77 19.69 12000 72.89 " 11.5 38 9,71 

T<>lc1 3535 2568 72.64 687 19.43 277 7.83 13800 62,80 255 7.2 234 6.62 

PHOENIXVIllE REGION 

Ch(llleslown 611 564 92.31 " 7.36 0 o.oo 30400 77.21 20 3.4 4 0.66 
East Pikelond "'' 1132 92.15 70 5.73 l7 1.39 21700 86,52 49 4.1 " o.ro 
Ph<:>enlxville 4962 3596 72,47 1362 27,45 2 0.04 12800 65.48 234 4.9 188 3.78 
Schuylkill 1621 1397 86,18 106 6.>4 188 11.60 28700 86,28 " 2.8 34 '-'" Spring City 1288 784 60.87 497 38.59 7 0.>4 lllOO 59,64 4l 3.3 23 1.78 
West Pikelond 433 .,1 92,61 28 6.47 4 0.92 33700 80.91 8 1.9 7 1.61 

T<>lol 10137 7874 77.68 2108 "'·" "' 2.15 18200 70.16 397 3.9 267 2.63 I UPPER BRANDYWINE REGION 

Eostllforuft,yine "' 659 88.58 57 7.66 27 3.63 19700 81.66 46 6.3 " 2.82 
Elven<>o 167 136 81.4-4 27 16.17 4 2.40 12700 76.88 5 3.1 14 8.38 
HOol'le)'brcx>k B<>roogh 365 244 66,85 lOS 29.59 l3 3.56 15-<00 69.38 " 5.9 9 '·"' H<Xll!ybrook Twp. 794 411 51.76 64 8.06 313 39.42 14300 78,22 91 11.7 " 8.06 
l.h>er UNchlon 279 221 79.21 4l 14.70 l6 5.73 "'"' 62.50 l6 5.9 8 2.86 
Wolloce 361 299 82.83 42 11.63 14 3.88 """" 75,29 l9 5.5 8 2.21 
West Srond-,wine 804 637 79,23 60 7.46 105 13,06 1mo 80.25 " 5.7 26 3.23 
West Nootrneol 312 234 75.00 37 11.86 36 11.54 161<Xl 76.74 29 9.6 " 3.84 

Toto! 3826 2841 74.26 436 II .1.0 "" 13,80 17100 75.14 272 7,1 "' 4.23 

UPPER MAIN LINE REGION 

Eostto'Nn 2523 2325 92.15 19iJ 7,85 0 0.00 38100 85.87 37 1.5 14 0.55 
East Whiteland 1679 1"' 83.86 123 7.33 148 8.81 26300 84.25 89 5.4 31 1.84 
Mol vern 837 512 64.76 295 35.24 0 o.oo 16800 59,75 38 4.7 l6 1.91 
Tredyffrin 7031 5235 74,46 1788 25.43 7 0.10 39900 71.31 145 

'· 1 
63 0.89 

Willhtown 2570 2273 88.44 "" 1 ].25 3 0.12 32700 80.56 53 2.1 " 0.81 

Toto! 146«l 11783 80.48 2693 18.40 158 1.07 35<00 77.44 362 2.5 145 0.99 

WEST CHESTER REGION 

Birmingham "" 221 93.25 l5 6.33 0 0.00 49700 00.70 3 1,3 4 1.68 
East 8rodf(lld 917 785 85.61 124 13.52 7 0.76 24100 75,98 44 4.9 23 '·"' East Goshen 1531 1038 67.00 483 31.55 lO 0.65 32900 62.19 36 2.4 " 0,71 
PocOfMO 356 340 95.50 l6 4.49 0 0.00 23800 86.00 lO 2.9 " 3.37 
Thorrbuf)' 243 m 93.83 15 16.17 0 0.00 31300 85.04 3 1.3 4 1.64 
West Chester 5041 2m 55.09 2261 44.85 2 0.04 15300 46.63 280 5.8 107 2.12 
West Goshen 3989 2875 72.07 1078 27.02 33 0.83 25700 69.67 93 2.4 28 0.70 
WestfO\IiTl 1371 1220 88.99 149 10,87 0 0.00 32300 88.14 75 5.6 " 5.\ll 

Toto! 13685 9484 69.30 4141 30.26 52 0.04 23700 61.26 5l4 4.0 270 1.97 

Ch<l1terCounry T<>iol 80457 61291 76.18 165>) 20.53 2633 3.27 21100 70,17 3931 5.0 2455 3,05 
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POPULATION ESTIMATES 

Numeric 
Populotico Populotlc;n %!ncreo"' Pop,Jlotion %1ncre-ore lncreol<! P~lolloo 

Regloo~To-.wnhip Ap:il, 1970 t.pril, 1973 1970-1973 Apdl, 1974 1973-1974 1970-1974 Apr1!, 1975 

I. Avoo Gr<ue 

Avonclole 1,025 1, 125 9.7 1,125 0 100 1,127 
Fr0<1klin l,<HJ I, 130 8.3 1, 130 0 87 1,189 
lond-on Btitoin 963 1,097 13.9 1, 182 7.7 219 1,262 
tc.;dO<l<kny 910 1,002 8.9 1,0.50 4.8 130 1,081 
Londoo Grote 3,109 3,320 6.8 3,457 4.1 34ll 3,551 
NeN l..tmdon 938 1,013 8.0 1,027 1.3 89 1,047 
Per., 989 1,094 10.6 1,243 13.6 254 1,388 
Welt Grwe 1,870 1,918 2.6 1,928 .5 58 1,955 
West Morlboro 917 941 2.6 962 2.2 45 984 

TotO! 11,774 12,640 7.4 13,103 3.7 1,329 13,584 

2. Co~les·1ilk 

Coin 6,689 6,905 3.2 8,047 16.5 1,358 8,201 
(o:>le!Nille 12,331 12,6?9 2.7 12,710 .3 379 12,730 
East Folloclfield 3,487 3,619 3.8 3,735 3.2 24ll 3,928 
t.'.o~eno 867 900 3.8 905 .6 38 911 
SO<Jth Cootewille 1,583 1,614 2.0 1,623 .6 " 1,633 
Volky 3,791 3,925 3.5 3,967 1.1 176 3,984 
Welt Coin 3, 15~ 3,512 11.4 3,778 7.6 626 3,967 

Total 31,900 33,145 3.9 34,765 4.9 2,855 35,354 

3. Da11nin_g!<M'n 

Da..,.nin_gto"n 7,437 7,731 4.0 8,076 4.5 639 8,467 
fo~t Coin 1,739 2,319 33.4 2,574 11.0 1!35 2,521 
Newlin 1,464 1,251 -14.5 1,261 .8 -203 1,427 
UNchltlrl 5,473 6,5n 20.1 6,681 1.7 1,208 6,701 
West B<odford 2,996 3,780 26.2 4,107 8.7 1,111 4,374 
We1t Whitelond 7,149 ~ 14.1 8,2~ .7 1,059 8,623 

Toto! 26,258 29,807 13.5 30,907 3.7 4,649 32,113 

4. Kennett 

Eo1t Ma·lboro 3,031 3, 165 4.4 3,301 4.3 270 3,374 
KeMelt Sqe>ore 4,876 4,938 1.3 5,204 5.4 328 5,228 
Kennett TC,inlhip 3,394 3,694 8.8 3,898 5.5 SOl 3,998 
NeN Gorden 4, 153 4,571 10.1 4,644 1.6 491 4,696 
Penmbury 1,763 1,924 9.1 1,972 2.5 209 2,030 

Total 17,217 18,292 6.2 19,019 4.0 1,802 19,326 

5. No:thern 

fo1t Cc;entry 3,284 3,501 6.6 3,640 4.0 356 3,735 
foil Nanlrr.eal "' 913 6.4 961 5.3 IOJ 983 
fall Vincent 5,084 '·"' -5.5 4,978 3.6 -lOS 5,039 
North (o;enlry 6,690 7,140 6.7 7,436 4.1 "' 7,587 
S<><.~th Co~enlry 1,518 1,593 4.9 1,612 1.2 94 1,644 
Warwick 1,667 1,823 9.4 1,923 5.5 256 1,952 
We1l Vincent ~~ 2,016 6.7 2,054 2.4 174 2,105 

Total 20,991 21,790 3.8 22,614 3.8 1,623 23,045 

6. Oct or ow 

Atglen 740 752 1.6 813 8.1 73 758 

Highltlrld 1,248 1,357 8.7 1,398 3.0 IS<) 1,453 
Porke1b<Jrg 2,701 2,881 '-' 2,8S4 .I 183 2,899 
SO<kb.Jry 2, 103 2,114 .5 2,149 1.7 <6 2,210 
West Follo,vHeld 1,694 1,921 ll.4 1,960 2.0 266 1,996 
West Sad!bury ~ 1,270 6.8 1,337 5.3 148 1,403 

Totol 9,675 10,295 6.4 10,541 2.4 856 10,724 
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POPULATION ESTIMATES 
N ... -neric 

Population Pupulction %Increase Population %1ncreo>e lncreo>e Population 
Region-TO'.vnshie April, 1970 April, 1973 1970-1973 Ap:-ll~ ~974 1973-19/4 1970-1974 ,\pr'l 1 1975 

7. Oxford 

Eosl Nolting!.= 2,402 2,654 10.5 2,763 4.1 3$1 2,981 
Elk "' 696 7.2 710 2.0 " 737 
LO'Iier Oxford 2,818 3,134 11.2 3,179 1.4 3$1 3,153 
Oxford 3,658 3,731 2.0 3,762 .8 104 J,nJ 
Upper Oxford 1,122 1,165 3.8 I, 178 1.1 56 1,193 
West Noltinghom !,·lAO 1,653 14.8 1,683 1.8 243 1,707 

Toto! 12,009 13,033 7.8 13,275 1.9 1,186 13,542 

8. Phoenixville 

ChOfleslo.<>n 3,528 3,001 -\2.7 3,\35 1.8 -393 2,234 
Eoll Pikelmd 4,3&4 4,568 4.2 4,636 1.5 252 4,679 

! Phoenixville 14,823 16,roo 8.1 16,526 3. I 1,700 17,332 
' Schuylkill 5,779 5,953 3.0 5,997 .7 218 6,017 

Spring City 3,578 3,599 .6 3,613 .4 35 3,618 
WestPikel~ 1,420 1,515 6.7 1,583 4.5 163 1,599 

Toto! 33,512 34,7~ 3.7 35,490 2.1 1,978 35,479 

9. Upper BrondyNine 

Eo!! BrondyHine 2,741 3,(110 12.0 3,121 1.7 3W 3,233 
Elverson 5fR 521 2.4 522 .2 13 523 
Hooeybrook Borough 1, liS 1,2'26 10.0 1,233 .6 118 1,244 
Honeylxoo'< ToNruhip 2,883 3,749 30.0 3,828 2.1 945 3,910 
Upper UNch1on 996 1,364 36.9 1,500 10.0 "" 1,599 
Wolloce 1,347 1,513 12.3 1,5S4 3.4 217 1,621 
Well Scondy-,.,.ioo 2,713 3,053 12.5 3,189 4.5 476 3,218 
West Nontrr~ol 1,285 1,510 17.5 1,577 4.4 292 1,631 

Totol 13,589 16,00$ 17.8 16,534 3.3 2,945 16,900 

10. Upp::r Moin lir.e 

EmltoNn 9,565 9,835 2.8 9,886 .5 321 9,WJ 
EostWhllelood 7,242 8,384 15.8 9,117 8.7 1,875 9,045 
Molvem 2,583 2,898 12.2 3,117 7.6 534 3,1-48 
Tredyffrin 23,404 24,817 6.0 25, 184 1.5 1,780 25,373 
Wlllislo/'111 9,128 9,272 1.6 9,350 .8 222 9,358 

Toto! 51,922 55,20S 6.3 5!>,654 2.6 4,732 56,784 

II. We1t Chaster 

Sirmingl-Krn 834 1,018 1-2.1 1,093 7.4 259 1,238 
Eo1t Scodford 3,260 3,376 3.6 3,451 2.2 191 3,505 
Emt Goshen 5,138 6,351 23.6 7,394 16.4 2,256 8,199 
Poc._., 1,556 1,864 19.8 1,978 6.1 422 2,038 
Thornbu-ry W3 851 6.0 882 3.6 79 898 
West Chester 19,301 20,897 8.3 20,999 .5 1,698 21, !53 
West Gosh~ 12,858 14,652 14.0 15,272 4.2 2,414 15,854 
WesftoNn _§,0!.9 5,480 8.1 5,687 3.8 618 5,795 

Toto! -48,819 54,489 11.6 56,756 4.2 7,937 58,6SO 

Grood Toto! 277,746 299,449 7.8 309,658 3.4 31,912 JL~,6ll 
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projection period the greater the likelihood of 
unforeseen developments which can cause the 
actual population to fall outside the range 
projected. Simi lady, population trends are 
less regular for small populations than large 
ones. It is recommended that projections for 
small geographic areas should be carried out 
for fewer yea1> than projections for large 
geographic areas as a whole. Based upon these 
circumstances it is suggested that there is need 
for frequent revision of the projections for 
geographic areas. 

Although Internal Migration Is Often An Im­
portant Factor In Local Population Growth 
And It Must Be Taken Account Of In Projections, 
The Allowance For This Factor Does Not Have 
To Be Explicit 

The various methods for municipality 
projections include mathematical ratio methods; 
cohort - component methods; methods using data; 
and combinations of these methods. The ratio 
method has primarily been used to allocate the 
Chester County total that essentially was de­
rived by the cohort survival method (adjusted 
downward because of declining fertility), 
Population projections by region and munici­
pality are presented herein. It is projected 
that the County's population will reach about 
385,000 by 1985. 
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HOLDING CAPACITIES AND COMPARATIVE DENSITIES 

Knowledge Of Environmentally Sound Holding 
Capacity A Basic Need 

In approaching the question of the land 
availabilty for development it is necessary to 
have basic statistics on the land available for 
development of each municipality, planning 
region and for the County as a whole. These 
statistics can serve to indicate the amount of 
space that might be occupied by varying amounts, 
mixes and densities of development. Some real 
estate land values and much discussion about the 
County being built over oppear unrealistic in a 
large County that is still nearly 83% undevelop­
ed. Development along existing road frontages 
tends to make the County look more developed 
to a casual ground level observer than would be 
the case from the air. 

As a guideline, at least 300,000 acres 
out of Chester County's approximately 487,000 
acres would be available and suitable for re­
sidential development after deductions are made 
for industrial, commercial, institutional uses, 
as well as deductions for unsuitable slopes over 
15% and alluvial flood plain soi Is. 

Anyone can make his own assumptions 
as to average number of units per acre that might 
be developed. Using four dwelling units per 
acre this holding capacity would come to 
1,200,000 dwelling units. At an average of 
only 3 persons per housing unit this holding 
capacity would be about 3.6 million persons. 
The projected population increase of 70,000 
more by 1980, 110,000 more by 1985 and 200, 
000 more people by the year 2000 will consume 
only about 22,500 acres, a fraction of Chester 
County's land. 
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The Year 2000 residential land consump­
tion would be about 13% of the total acreage of 
the County. Even with lower density assump­
tions, it is still clear that ample land is avail­
able. Even at one acre per household, less 
than 90,000 of these 300,000 plus available 
acres would be consumed by residential growth 
between now and the Year 2000. 

34,000 Acres Of Undeveloped Land Within The 
1985 Sewered Areas Exceeds Year 2000 Deve­
lopment Demands 

When looking at the undeveloped lands 
within the Sewerage Plan, one can analyze 
holding capacities. The table entitled "Land 
Availability Within The Sewerage Areas" shows 
for each municipality the net area within the 
proposed 1985 Sewer Service Area. This is the 
gross area zoned for residential use minus the 
generally developed areas <IS well as flood plains 
and steep slopes within the 1985 service area. 
This net area for the entire County encompasses 
34,000 acres. However, much of the steep slopes 
and flood plains can be included as open space 
in planned residential developments so this might 
not be excluded from calculations of gross density. 
Even at a minimum average figure of 34,000 acres 
at the suggested 4 per acre there would be room 
within the sewered area for 136,000 housing 
units -- twice the total projected need of 65,000 
dwelling units by the Year 2000 and almost four 
times the 36,000 needed from 1970 to 1985. 

Holding Capacities Measured By Present Local 
Zoning Ordinances 

An attempt was made to estimate actual 
holding capacity within the sewered areas as now 
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proposed in municipal zoning ordinances. It is 
somewhat difficult to estimate actual municipal 
holding capacity because of the wide range of 
densities permitted in zoning ordinances. Be­
cause of this situation two figures have been cal­
culated to display the lesser and greater potential 
allowable residential densities and potential 
dwelling units. Detailed tables of these figures 
are filed in the office of the Planning Commission, 

The County totals resulting from these 
tables show that between approximately 215,000 
and 546,000 additional people (about 71,600 
and 182,000 dwelling units respectively) can 
be accommodated within the 1985 proposed 
sewer service area based on local zoning 
ordinances and environmental constraints. This 
is more than the Year 2000 need of 65,000 
additional dwelling units. 

Greater Understanding Of Density Important 
To Effective Planning 

One of the major variables vital to 
all the land use issues discussed in this Plan, 
such as farm land and open space presetVation, 
deals with how much space future residential 
development will or should take up. 

A major suggestion of the Plan is that 
municipalities, developers and the residents of 
Chester County give serious consideration to 
the concept of residential density, and to see 
whether or not personal and community goals 
they seek could be met by higher densities than 
has been the case with much recent develop­
ment. 

Chester County Is Lowest In All Categories 
Of Comparative Density 

The table entitled "Comparative Re­
sidential Densities 11 provides some statistical 
basis for various ways of looking at and mea­
suring density,. It was prepared by cross tai)u­
lation of the i970 Federal Census of Popula­
tion and Housing with the 1970 Land Use data 
compiled by the Delaware Valley Regional 
Planning Commission and others. There may 
be imperfections in the data, but some useful 
guidance is provided. 30 

It is apparent from the data that 
Chester County is lowest in every statistical 
way density could be measured. Perhaps of 
all the several approaches the net residential 
density is the most significant. This is the 
actual lot size exclusive of streets, parks and 
all other uses that usually go into computing 
residential density. 

Chester County's overall net resi­
dential average is only 1 .81 housing units 
per acre. The other Pennsylvania counties 
of the Philadelphia Metropolitan Region range 
from a high of nearly 25 houses per acre in 
Philadelphia, followed by 4.25 houses per 
acre in Delaware County, 2.89 in Montgo­
mery County and 2.3 in Bucks County. 

The Recent Federal Study On The "Costs Of 
Sprawl" Found Many Savings From Both Better 
Planning And Higher Densities 

The problem of low density sprawl 
and scatteration is not only a Chester County 
problem, but it is found all over the nation, 
and particularly in the metropolitan regions 
of northeastern United States. It is recog­
nized as the nation's most serious land use 
problem. 

A consortium of several federal 
agencies prepared a detailed cost analysis 
of several alternative patterns of develop­
ment from a number of ecological, econo­
mical, and social viewpoints, and both per­
sonal and public costs. 

To summarize the results of this ex­
effort are beyond what can be done here. 
Obviously there are many offsetting costs. 
However, the most general conclusion was 
summarized as follows: 

"The major conclusion of this 
study is that, for a fixed number 
of households, sprawl is the 
most expensive form of residential 
development in terms of econom­
ical costs, natural resource con­
sumption and many types of per­
sonal costs. 111 

1 
The Costs Of Sprawl, Council on Environmental Qualify, Department of Housing and Urban Developement 
and Environmental Protection Agency, April 1974, p. 7. 
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RECENT DEVELOPMENT TRENDS 

A Plan Needs To Recognize Developments That 
Are Already Committed 

A plan must recognize developments that 
are already committed, since there is a good 
probability that most will be built in some way. 
Since 1951, and particularly since the new 
Pennsylvania Municipalities Planning Code be­
came effective in 1969, the Chester County 
Planning Commission has reviewed nearly all of 
the proposed subdivisions and land developments. 
Even though sometimes subdivisions may not be 
actually built, as originally submitted, there is 
in general, a good prospect that something may 
be built. The proposed developments are the 
best available factual indication of the actual 
intent in the land market. 

The map entitled "Subdivision Re­
views, 1969 through 1974" shows proposed 
developments comprising ten or more single 
lot subdivisions, and apartments with 20 or 
more units, The accompanying tables show 
the total number of lots and units reviewed 
and are I is ted by sub-county planning regions 
and by municipality. 

It is apparent from the map of "Sub­
division Reviews, 1969 through 1974" that 
there is considerable sprawl and that many 
developmenis are beyond the I imits of the 
1985 proposed sewerage area, also indicated 
on the map, This reflects the needs of de­
velopers to seek cheaper building ground 
where they can find it, even though higher 
costs in other ways eventually ensue, both to 
the buyers of the houses and to the public in 
service costs. 

As stated in many other places in the 
Plan document, one of the major objectives 
is to curtail this sprawl. However, it is ne­
cessary to recognize major commihnents. 

Subdivisions In Excess Of Building Activi 
May Be Producing Large Bac og Of Approved 
Developments 

During most of the period of County sub­
division review during the 1950's and 1960's 
the rate of subdivision activity was in reason-
able balance with the rate of actual building. 
During the 1950's according to census data about 
17 100 dwelling units were added to the County 
laJ~dscape, or an average of about 1,700 per year. 
During the 1960's about 21,000 dwelling units or 
an average of 2,100 per year were added. 

During the early 1970's there was an 
apparent step-up both in the rate of actual 
building and rote of subdivision activity, The 
bar chart "Comparative Subdivision Reviews 
and Building Permits 1968-1974" and the tables 
"Subdivision Reviews, 1969 through 1974" 

show recent building and subdivision activity. 

It is now apparent that the rate of 
subdivision activity particularly in 1973 and 
1974 averaging around 12,000 units is way 
ahead of any actual or likely building of about 
3,000 units. For the period 1968-1973 inclus­
ive, there were 30,100 units reviewed, and 
about 13,600 built providing a potential sur­
plus of 16,500. 



SUBDIVISION REVIEWS 

JAN., 1969 -DEC., 1974 

34 



D 
D 

TYPE OF HOUSING 

SINGLE FAMILY DETACHED 
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UPP<R l.'.AHl ll!lE REG!Oll 

1/u.::b-=r of Unit;; 
1-l<~p t;o, file 1/o, MunkiP.lit¥ o-.,n~r c_~·~llcar,t Acr~s s. r. L. A't, T. H. M. H. Jotal l:o. ~te Appro.,.~d 

,. 1421 E. Whlt.,hr..d W!lllor> l.\. C>lhc·un 11 11 11 l/Z/73 ,. 2078 Rob-=rt fp_ce 15,7 " " S/10/70 ,. 2297 Anfr.ony Volpi " " " !2/14/70 ,. 1462 l.llll \'d\lq + • ; ; !0/10/71 

' 2466 G, V, J.!cKv·~'ll 27,7 " " 0 2457 A.J.a r..o·.·.ls £'1. " " " ' 2603 Th.>::.!rJc C!lll•-=ItO 12.7 10 '" ,. 2758 Sprir.1 !.\Ill fdrn Sc<:. S " " " 4/19/7l ,. 2759 St-ring Mill Faru S~c. 6 " " " 4/!9/73 

'" 2a44 '':est <;1\"> A;;o.;Jate 2l.S "" "' 11' 2885 Kln.]S><ay tstdt~s " " " 10/8/73 

" 3108 ln!.!I~l Rldg~ " 100 '"' '"' 3ll6 Knollbroo'< " B B 9/l0/74 

Munld a! Iota!: 228.6 235 ~ HO m 

B 2217 D•sttown jo;~ph MuU.-o.y " " " "' 2538 Bryn 1.~,.~-T Ho-:"s " ll ll 7/16/73 .,. 3298 Buttor.·,·ooi FMn 34,7 " " S/16/74 

Munlc\ I Total: \l3, 7 " " 
10 2101 Malvern Main IJ.-,e llo--~slng Co..,. '" 10 

" 2380 K, R, I, South Cocp, , 
" " 

J.!unlclpal rote!: " " " ... 1804 'i'Tadyffrln VI, A. Ro.;T>cr , 
' " " 8/IV69 .,. 2075 l.aon r.!!""-n)bn " " " 5/8/72 ,. 2176 2r,:J. Hav~r Corp. 84.2 " " 12/29/71 

"' Zl80 Rokrt C. Wdli<e..- " " " 1/16/70 ,. 2HO G, V, l.!cKo"" " " 
, 4/12/71 

"' 2574 ChestHbruok fl,rase I 112,2 1'0 ,, 9/10/73 

"' 2657 Ra;-no<>d Fr-eyb-orq~r 72,2 " " 11/27/72 ,. 2761 Glon Hollow " " " 3/26/73 ,.. 2960 'Iolllns 38,9 " " 2/25/74 

"' 3231 Arbonl~n 17,3 " " 8/23/7'4 

Mun\cloal Total: 424.6 "' " " '"' Ra IC>nal Iota!: 790,\ "' "' " 1084 

WESI CHESi£~ R£GIOU 

, .. 2081 Blrl!lin9~"'l!l Radley Run 28,1 " " "' 2696 Dllworthlcr.>'ll 011< Est, " " " 4/12/73 ,. 3028 linden Assoclat~s 39.9 " " 3/S/74 
30 3031 VJio.;a Inc. '" " " 

Munlcl I Iota!: m 10, "' 
"' 28Zl East Bradford \'alley Creel:; ;a " " 2/12/74 

" 2962 CM.rles 1.1, D"rr::ont ;; " " " 2937 BYf'ln'-tld: " " 18 

Municl 1 Total: 11, 100 100 

"' 2\0Z East Gosh"n Sur::.c:tlt House 11,4 lH lH 2/15/71 ,. 2429 llar,~!n & Robinson 141.7 '" '" 1/22/74 ,.. 2443 Ridgawocd. Apt. " " " 4/18/72 ,. 2462 J.lill \'allor+ <0 ;; ;; 10/10/72 ,. 2453 Goshen 1/<llley 47,3 "' "' '" 4/18/72 ,. 2467 Ada tewls Est,+ ' ' 3/22/72 ... 2517 He-rshey Mills 171,23 "' "' 8/15/74 w 2582 Gac.bo..'1" 97,2 "' "' 2/19/74 

" 2675 \.a.,.,Tence Glroter 18 ;; " " 2840 Rose II til II '·' " ;; 2/3/74 

"' 2870 Qer,.,,.\ Dov, Corp, B8 " " I/2V14 

" 2883 P<~ul Stefanik 29.9 "' "' "' 2921 Mary&IIA~t. 29,3 "' "' 9/IB/72 

"' 2993 SuF-plee \'d\!ey Far~:~ 100,9 " " 6/5/74 

" 2997 1hom<:"raft IW " " "' 3014 He1;ey Mills 767,8 2687 26S7 11/20/73 

" 3255 &ow rroe Farn "' 10< 1,336 1,505 

"' 2873 Gcu:::bone Broth~rs " " " ll/1/73 

Munlc! I Iotal• 2354..3 J533 2712 "' 6654 

,. 2191 Pocopson Jar . ., J~fopolus " 11 11 4/6/70 

" 3299 Carriage House fr,vHI, + 31,6 • ' 
Mon.fcl 1 Total S/.6 " " ,. 2606 West Ch.,ster Medgt"' Construction Co. 10 " 9/1.7/72 

"' 3Z34 La~.Ter.-::a Ginter 10 10 9/11/74 

Munlct 1 Yota.l• " " " 
"' 2014 West GNhen lleth"T\,·<%>;1 C<:·I"P· " " " "" 2007 !hos, 1\, Kg\ly Jr, 77,2 m '" 8/1/72 

" 2186 Go;;hen rerraca w " " ,.. 2229 E.rooUowen llo::.-os, ko, 96,8 1M "' 4/3/74 

"' 2l64 Knol\'1'.'00:1 21.4 " " B/11/71 

"' 2474 West Chest<=.r Dav. Cm-p, 10,5 , 
" va;n ,. 2619 R"gent's W<~lk Sec, J " ... "' 9/18/71 .,. 2715 Glen Constru, Co, " 

, 
" 10/16/73 ... 27J3 D.lw<!rd Walsh, jr. " " " 10/lB/13 

" 2192 Iio:ber Run Apt, 17 ,I "' "' " 2636 11, f. R, Bu\ldNS • " " 
M:unlc! I Total: "' '" 010 lHO 

i- Indicates thilt subdivision Is sllo<!ted In wore than one Munlcl~-ellty 

~ - Ir.d.tcates that sub:llvls\on '<'as <lN=·rCt.'ed 
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file l:o. 
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24.16 
2437 
2662 
2727 
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KE!/111:17 REGlOll 

,.. ,. 
n• 

" '" " " 
Muntcl I iotah 

,. ... ,,. 
Munld I Yotai· 
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" " 
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Zl39 
2533 
2831 
2888 
3027 
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2318 
2596 
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2765 
2908 
3000 

2575 
3300 

Munlcl 1 iota!: 
Re tonal ictal: 

Munlcioolity 

Westto7.-n 

East Marlb«o 

Kennett 

New Garden 

Pennsbury 

A\'Oll G!!.OVB REGION' 

Municl I Yotal: 

" "' ,. ,.. ,. 
Munlcl I 'Iota!: 

'" 101• 

'"' '" '" ,, 
"' "' 108* 

Munlcl I Yotal: 

2074. 
2097 
2_139 
2566 
2632 
3060 

'" 1977 
2260 
2445 
2455 

2027 
2235 
2450 
2497 
2623 
2803 
2860 
2990 
3003 

2058 
2095 
2115 
2456. 
2829 
2847 

Muntcl 1 iot~l: 

"' "' '" '" 
lolunlcl 1 7otah 

"' 

2907 
3156 
3178 
3199 

2468 

Munlcl 11otal· 

Us> 2111 

R_eqlooal iota!: 

OXFORD REGIOII 

'" '" 121* 

"' 
!.!unlet I Yotal: 

'" 122* 

Munlcl I Yotal: 

2:121 
2406 
2585 
3517 

2753 
3017 

FTan.l::lln 

FTanl::lln 

Fran\:: lin 

I.oOOon Brltlan 

Wost Grove 

\'lest Marlboro 

E.lstllottlr.<Jhar, 

East 1/ottlnghan 

Westtown Hur,t Ir<e. 
Sir.clair Adan 
Black Rose ram 
7ed Rubino 
Co. Une Constr. Co. 
Fox Run 
Hoopes & Learn 
land Grant rams 
Sycaoore Spring 
Hyde Dav. Cwp. 

Ced~rn-oft 

Iohn L. Hicks 
John Clark 
Quail Hill n 
Hick & Bean 
John Frltton 
Carriage House In;-est. + 

Greenwood H!l!s Sec. I,2,3 
roxceado-n rams 
Burrow Run 

De Francesco 
laodonba"g Man« 
\'alley Inc. Sec. 1 
D>ddezlo & Basclanl 

Fe.mlliltSec. I 
lhree Hills 

Bl~ckrn<n 

Alfred Roy 
J. F. BlackL>ln 
Ke<:iblovllln West 
Qorres Constr. CD, 
llacl<r.ey Faro 

Frederick LaDg 
Ch:uober Rock Faro 
Foxbrook IV 
Dr. 1/a-oan Culter 
Sky Crest 

D. Ed-_.,,rds 
Alfred Ro-r 
Gu<>rnsay Hollo-n 
B!rdDghan Realty 

J~L.es Mulhern 
DeFrancesco & Sons 
Ca<:ip 11 
Heather Heights 

Cle<:.-<)ns Forking J.!arelb 
Elk Valley rar= 
Elk Valley Fo.rns 
Joseph R. Pierson 
Dea-yb:.th Kr.oll 
Hlckrn<n Dav. Co<p. 

-Chrlstoher Shipp 
Martin- Pepple 
Mar Bet 
Red Rose Run 

\'fest Qo-;e Village 

Plr.e Crest Village 

}'lck<nn D~velcop:r:ent Corp. 
r. P"·"• ct.e<: \;: 
NoltlngMnEast Sec. 2 
lllcl:ocy Hill Est+ 

Ray.::ond Cashel 
Hick"<¥ lUll Est. 

+- Indicates that sllbdlvlslon Is sltuate<l In "'""'" Usn one nunlclp.•llly 

• - Indicates th<lt subdlvlslon. """" appro-ocd 36 

Acres 

76.5 

" 68.7 
25.2 

" u 

'" ,. 
" 26.6 

" 26.6 

" '" " 45.I 
ns. 5 

327.2 

65.9 
84.12 

" 
50.5 
29.3 

" " 
117.8 

" 44.5 
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30.2 

" 54.7 

289.7 

28.7 
37.3 
27.5 
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11/2/71 

12/10/70 
10/9/72 
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Approximately Half Of Recent Developments 
Has Been For Apartments 

Another very strong trend af recent years 
that is expected to continue for the near future 
is the trend to apartments and other forms of 
multi-family units, In some recent years (1968, 
1970,1971, 1972) the number of apartment units 
have exceeded the number of single family 
units, while for the longer run it is now anti­
cipated that apartment units may be less than 
half. It is likely that there will be a balancing 
increase in townhouses, duplexes 1 quad {or 
four) plexes, and other forms of multi-family 
housing, 

According to preliminary figures from the 
subdivision review (1968-1974 inclusive), there 
may be about 5,800 townshouses proposed. Most. 
of these are in pi anned PR D's. The reality of 
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present housing costs in relation to most incomes 
may 1 however, make the townhouse the best 
available choice for many families even though 
they might actually want the conventional 
single family home. 

Higher Density Housing Will Require Adequate 
Facilities And Se1vices And They Should Be In 
Suitable locations 

The continuing trend toward a wider 
variety of higher density housing types will re­
quire that such housing be in suitable locations 
where sewers, water, fire protection, recreation 
and hopefully public transit can be effectively 
and economically provided. The locations should 
also be near jobs, shopping and other community 
facilities. Thus more attention must be given to 
suitable locations, not just economics of original 
land costs, It is suggested that the locations 
described in this Plan could meet these basic 
planning requirements. 



GOVERNMENTAL POLICIES 

Introduction 

Governmental Programs -- Intended And Unin­
tended Consequences Greatly Affecl Chester 
County Developmental Possibilities 

A detailed study of all the governmental 
policies and programs that affect Chester County 
development would be a vast effort far beyond 
the efforts of this Plan. However, it is desirable 
to try to identify a few of the more important 
policy implications of the programs and actions 
of several levels of government as they bear upon 
this Plan. Governmental actions at all levels are 
so pervasive that they cannot be avoided. Often 
there are requirements connected with the in­
creasing federal and state grants that greatly 
affect land use development. Very often govern­
mental policies in seeking a particular objective 
have unintended and unrecognized consequences 
that offset the advantages of these policies. 

It is particularly desirable to gain an 
appreciation os to what extent the individual 
and collective impact of these many policies are 
or are not supporting the goals identified in this 
Plan as the collective goals of Chester County, 
As well, Chester County residents will have to 
give much more serious consideration to national 
goals that affect, for example, energy use, land 
consumption and protecting farm land. 

At first thought, most Chester County 
residents may think of their township zoning 
ordinance as the prime developmental control. 
However, federal, state and regional policy 
and programs hove a profound influence on tho 
general economic 1 social and legal climate in 
which Chester County development tokes place. 
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Federal Government Pol icy 

Federal Government Policy Now A Major Force 
In Land Use Change 

The impact of the Federal government 
on land use change became significant after 
World War II. This impact has occurred by ex­
tending Federal financial aid through categorical 
grants earmarked for specific programs. For the 
most part these programs focused upon social and 
human services 1 although some increases were 
made in the community facilities area. 

In Chester County some Federal aid 
was received for public park acquisition and for 
urban renewal projects like Downing Center. 
Major funds were received for the Downingtown 
regional sewer plant upgrading, for improve­
ments in the water and sewer systems of Phoenix­
ville and substantial funds (pending) for the 
Valley Forge regional sewer system. A consider­
able portion of the costs of major highways ad­
ministered through the states is actually federal 
aid money provided to the states for the primary, 
secondary and interstate systems. 

During the period of the 1960's and 
early 1970's large sums became available for 
educational, medical, health, job training, 
community action and community development 
purposes. During this period the Chester County 
Commissioners established new county programs 
that were largely federally financed and admini­
stered through the County. These included the' 
following programs: 

1. Community Development Board­
Plonning and stimulating programs 



in housing and job training educa­
tion to help persons and families of 
low incomes, and in other ways 
provide for overall coordination. 

2. Regional Health Planning Council­
Health facilities planning is con­
ducted through a Metropolitan 
Health Planning Council serving 
the entire Phi !adelphia metropolitan 
area. However, there is a Chester 
County committee that works ex­
clusively on Chester County prob­
lems within the larger framework. 

There is a specialized health plan­
ner assigned primarily to Chester 
County problems, 

3, Emergency Medical Planning- The 
County has an Emergency Medical 
Planning Council to coordinate a 
number of pub I ic and private agen­
cies concerned with emergency med­
ical services. 

4, Criminal Justice Planning- rhe 
County Commissioners have establish­
ed a criminal justice planning pro­
gram to improve crime prevention 
and the criminal justice system, 
financed largely through Federal 
lavt enforcement assistance grants. 

5. Manpower Training and Planning­
The County Commissioners have 
organized a manpower training 
financed through Department of 
Labor funds. 

It is hoped that these federally financed 
human services agencies will develop compre­
hensiVe plans for their respective functions that 
are effectively coordinated with this Plan, 

Federal Policies In Housing Have Had An Effect 
In Chester County 

Not until the 1960's did the Federal govern­
ment become seriously concerned about the soar­
ing costs and the inadequate supply of housing 

43 

for low and moderate income families. Chester 
County did develop a modest but highly suc­
cessful program of 459 units of public housing 
sponsored by the Chester County Housing Author­
ity in West Chester, Coatesville, and Phoenix­
ville to provide for some of the greatest housing 
needs, A start has been made on the Section 235 
and other interest rate subsidized programs in 
Kennett Square before the programs were sus­
pended in January, 1973. 

The recently passed Housing and Community 
Development Act of 1974 is a marked departure 
from previous HUD legislation. It replaced a 
number of specific categorical grants with a 
form of special revenue sharing for community 
development. These revenues are contingent 1 

among other things, upon the recipients devel­
oping a housing assistance plan and acceptance 
of regional housing allocations. The County 
Plan does recommend residential areas of rel­
atively high density near centers of employment, 
near available transportation, near shopping and 
serviced by utilities. 

More Flexible General And Special Revenues 
Will Increase County And Municipal Planning 
Demands 

It is expected that the Federal government 
revenues will increasingly finance local public 
facilities and services. There is a tendency in 
some programs to relax the detail of the Federal 
supervision required. The most extreme rejax­
ation is the11 General Revenue 11 sharing whereby 
such funds may be used for nearly any lawful 
pub I ic purpose, Chester County has used its 
general review funds primarily for additional 
building acquisition, thus saving a bond issue 
at a time of high interest rates. 

The recently adopted "Housing and Com­
munity Development Act of 1974" is the first major 
move toward the special revenue sharing approaeh 
in community revitalization. It reduces the com­
plexity of the application and review process, 
broadens the purposes for which money can be 
used, and yet hopefully requires some reason-
able efforts to address national policy needs 
such as lower cost housing and better land use 



planning. The funds are made available on a 
formula related to need. 

It is expected that the new programs will be 
helpful to Chester County and its municipalities 
to meet their needs, As of September 1974 the 
money available to Chester County under the 
new act had not yet been determined. The new 
granfs are based upon a formula which includes 
the number of low income persons and other 
measures of social needs, which may be an off­
setting factor in Chester County due to higher 
median family incomes. 

State Government Policies 

State Government Is Now Becoming More Active 
In County Government 

In recent years the Commonwealth of 
Pennsylvania has become more involved in plan­
ning-related activities that affect Chester County, 
Although supported by Federal funding, adminis­
tration of programs so funded is by the state. 
These include such programs as 701 Planning 
assistance, highway construction and sewerage 
improvements. Also, the state executive, legis­
lative and judicial branches establish the entire 
legal system in which planning operates, Some 
of the major trends in state activities would in­
clude: 

State Assumes .More Financial Responsibility In 
Regard To Public Schools- The greatest area of 
state effort is in financing public schools, which 
now tokes over half the state budget. Since the 
end of World War II, the state has gradually 
been assuming more and more of total school 
coshi. From the viewpoint of land use planning, 
it is hoped and expected that state equalization 
of school taxes will continue to the point that it 
will make little difference what the land uses 
will be in terms of local taxes. Elimination of 
the need for fiscal zoning at the municipal level 
would be a great incentive to overall improve­
ments in land use planning. 

The State Also Helps With Open Space And 
Other Planning Funds- Many other state fund­
ing projects and state se!Vices have proved use-
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ful to Chester County municipalities other than 
the major school, highway and environmental 
funds. Some of the most used funds were the 
Project 70 and Project 500 open space and re­
creation granfs, the SPAG (State Planning Assis­
tance Granhi) which replaced the earlier Federal 
701 funds as the only source of funding for plan­
ning assistance, special central business district 
studies, help for Community Action Board financ­
ing and many others, 

State Land Use Planning Now Being Discussed­
There has been much discussion in recent years 
about the need for the State governments to re­
assert a leadership role in general land use de­
velopment. While there have been several public 
conferences and much inter-agency discussion 
among several state departments, no active state 
land use program is yet underway. 

There Is Now Major County And Local Input In­
to The Transportation Planning Process- There 
has been great improvement in the highway and 
transportation process over the years. Environ­
mental, social, economic as well as engineering 
considerations of transportation planning and 
development are now considered. This greater 
complexity and the increased costs, however, 
have greatly slowed the capacity to plan and 
build highways. 

The Pennsylvania Department of Transport­
ation now looks to the Chester County Planning 
Commission as a major partner in the transport­
ation planning process. The County recommend­
ations on priorities are given considerable weight, 
and thus can influence and partially shape state 
and federal expenditures to the highway needs of 
Chester County residents. However, we mustbe 
guided by the many technical requiremenfs of 
the state and federal programs. The increased 
emphasis upon public transportation also gives 
the County some additional tools to build a more 
compact and economical land use structure. 

Environmental Planning Particularly For Water 
And Sewer Is A Major New Area Of State 
Concern -A major new area of state responsi­
bility is in the environmental area. Activity be­
gan with the first Clean Stream Law of 1947 .It 
continued slowly during the 1950's and 1960's at 



a time when the Pennsylvania Department of 
Health attempted to struggle with the problems 
of septic tanks and stream pollution caused by 
rapid suburban development. 

Perhaps one of the first milestones was 
Act 537 of 1966 which required every munici­
pality to prepare and adopt an official sewerage 
plan. Chester County's plan in 1968 was one of 
the first breakthroughs. 

During the late 1960's and early 1970's 
federal and state environmental legislation came 
in a Flood. Both the U. S. Environmental Pro­
tection Agency and the Pennsylvania Depart­
ment of Environmental Resources were established. 

It has taken several years for these agencies 
to get into full operation, and their effects upon 
Chester County development hove only started Ia 
be effective. The Pennsylvania DER has under­
taken a comprehensive state planning process for 
water resources planning, which has particularly 
raised concern in C[lester County about the 
availability of adequate water for present and 
future needs. Pennsylvania DER is about to be­
gin an elaborate and detailed water quality 
planning program (COW AMP) which is expected 
to be a major basis for refinement of the County 
Act 537 Moster Sewerage Pion. 

Some Modernization Has Taken Place In State 
Enabling Legislation For Planning - The state 
government, of course, establishes the enabling 
legislation under which planning operates. 
After twelve years of effort the Pennsylvania 
General Assembly passed the present Munici­
palities Planning Code in 1968, At that time, 
despite many compromises, the legislation was 
relatively new. Since then a number of addition­
al concepts relating to timing of development, 
possible use of transferable development rights 
and greater environmental review have come 
about that have not been fully reflected in the 
legislation. 

Regional Agencies 

In addition to the federal and state govern­
ments, several major planning and operating 
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agencies for the larger Delaware Valley region 
have been established. The Chester County 
Planning Commission hm maintained a close 
working relationship with these agencies. 

Chester County has been a member of the 
Southeastern Pennsylvania Regional Transporta­
tion Authority since it was founded in 1963. 
Without SEPTA, public transportation in the 
region would have ended long ago. The SEPTA 
orgcmization utilized the existing commuter rail 
network/ considered one of the nation's best. 

The SEPTA organization continues to be of 
benefit to Chester County development. The 
first fruits of the rebuilding program are now 
becoming c~parent. Some new cars are on the 
rails replacing the 60 year old rail cars. After 
ten years of planning 1 the Exton commuter 
station is becoming a reality, and other station 
rehabilitations and parking expansions are being 
discussed. 

At the request of the County Com­
missionel·s, SEPTA is actively seeking to ac­
quire the Octorara Branch of the Penn-Central. 
Also, discussions have been held with the 
SEPTA staff and the County Planning staff on 
what would be an optimum bus network for 
Chester County, if and when sufficient operat­
ing subsidies become available. 

The land Use Plan lends Itself Well To Public 
Transportation 

The major pub I ic transpo1tation 
possibilities are shown on the map entitled, 
11 Public Transportation 11

• This system provides 
for rail service on all three corridor railroads: 
Main line, Schuylkill Valley and Octorara. 
Bus service would also be resumed or strength­
ened along the corridors and new bus lines would 
be established between West Chester and King 
of Prussia via Paoli. All existing commercial 1 

industrial and residential centers would be 
served and West Chester would be a special 
junction point accessible from all parts of the 
County. 

Areas beyond the urbanized area 
would have to be served by car pools and em-



player/agency or community vans that would 
interconnect with the bus ond rail routes or 
with major commercial or employment centers. 

It is apparent that SEPTA is trying to 
serve Chester County within their financial 
limits. It is anticipated that the world-wide 
increased costs of fuel and auto operation may 
make public transportation again more import­
ant. 

Delaware Valley Regional Plonning Commission 
Will Become More Of A Factor Influencing 
Chester County Planning 

During its early phase as the Penn 
Jersey Transportation Study from 1959 through 
1965 the Delaware Volley Regional Planning 
Commission activities were confined primarily 
to technical transportation planning matters 
and affected only the extreme eastern portion 
of Chester County within the so-called "cordon 
line 11

• Since their reorganization as the Dela­
ware Volley Regional Planning Commission in 
1965, their activities hove increasingly affect­
ed all of Chester County, even in planning 
matters beyond transportation. 

For example, nearly all applications 
for federal aid hove to be processed through 
Delaware Valley Regional Planning Commission's 
Project Notification and Review System (PNRS) 
and many have to be in conformance with re­
gional planning. So far, the Chester County 
Planning Commission working with the Delaware 
Volley Regional Planning Commission has been 
able to meet the planning requirements so as to 
keep the region certified and the federal funds 
flowing. 

The Delaware Valley Regional Plan­
ning Commission has underway major planning 
programs in highways, public transportation, 
water supply, waste water disposal, open space, 
population and housing. Increasingly, techni­
cal material and data has been and is coming 
from Delaware Volley Regional Planning Com­
mission including the fhe year aerial photo 
program, land use data utilized in this report, 
some maps of regional natural features, and 
projections of population ond employment. 
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The Delaware Volley Regional Planning Com­
mission will increasingly play an important 
coordinating role among federal, state and 
municipal planning. The major role of the 
Delaware Valley Regional Plonning Com­
mission is to meet federal and state regional 
planning requirements needed to keep large 
sums of federal aid forthcoming. 

Delaware Valley And Chester County Plans Are 
Generally In Agreement 

The Chester County Planning Com­
mission has worked !ogether with the Delaware 
Volley Regional Planning Commission to reach a 
consensus on nearly all planning issues so that 
in nearly every case the metropolitan, county, 
state and municipal plans are similar. 

Recently the Chester County Plann­
ing Commission adopted changes to the twelve 
Year Highway Program. These amendments hove 
been processed through the Delaware Valley 
Regional Planning Commission, ond they will be 
added to the PennDOT highway plan. 

The Chester County Act 537 Plan for 
sewers and the Delaware Valley Regional Sewer 
Plan ore virtually the same. The County's Water 
Supply Plan is also generally in agreement with 
the Water Supply Plan of Delaware Valley Re­
gional Planning Commission. 

The Delaware Volley Land Use Plan re­
commended on overall land use plan based upon 
a corridor-center concept. The Delaware Valley 
Regional Planning Commission Plan recommended 
I arge multi-purpose centers at Exton and near 
West Chester and Phoenixville. Generally, the 
Delaware Valley Regional Planning Commission 
Plan and the County Plan are in agreement. 

Regional Project Notification And Review System 
Helps Coordinate Public Programs 

One of the chief responsibilities of the 
Delaware Valley Regional Planning Commission 
is to administer the required Federal Project 
Notification and Review System. Regional review 
is needed for most applications for federal aid, 
particularly those involving physical facilities 
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such as sewers 1 h igl11i1oys 1 transit 1 parks, fed­
erally aided housing projects and mony social 
programs. Under this system, the counties and 
other interested parties are notified of pending 
applications for federal aid, and they ore given 
an opportunity to reply. The grant applications 
ore reviewed by the various technical committees 
of Delaware Valley Regional Planning Commission 
with the Board making a determination as to 
whether or not the application is consistent with 
overall regional planning. 

No applications from Chester County have 
yet been found inconsistent with regional plan­
ning. This favorable circ;umstance has come qbout 
from the desire of all concerned to keep the 
regional, county and municipal plans reasonably 
consistent so that conflicts do not develop. 

Municipal Planning 

Municipal Plans Reflect Both Local Values And 
Regional Pressures 

The best overall summary and reflection 
of municipal land use policies is in the "Com­
posite Land Use Plans" and the "Composite Zon­
ing" maps that appear elsewhere in the book. 
Local plans are responsive to a variety of forces, 
and most are based upon considerable in-depth 
studies of local conditions and regional relation­
ships. 

Local plans and zoning ordinances are 
reviewed in detail by the staff of the Chester 
County Planning Commission and evaluated as to 
what extent they meet regional needs. The gen­
eral conclusion is that local ordinances ore re­
sponsive to regional needs. 

A number of municipalities hove accept­
ed higher densities where the sewers are proposed. 
The higher density ranges permitted in existing 
municipal ordinances would reasonably accomo­
date the housing needs, 

Need For More Resources In Municipal Planning 

Funds for state and metropolitan planning 
have increased greatly in recent years; funds for 
county planning hove increased only moderotely; 
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but municipal planning funds hove mostly declined 
in Chester County. The Federal two-thirds 701 
grants to small municipalities ceosed about 1970, 
and they have only been partially replaced by 
50% state g1·ants {SPAG funds). 

In partial response to the need for plan­
ning, the Chester County Planning Commission is 
establishing a municipal planning assistance 
unit to work with municipalities and particularly 
with regions. The Chester County Planning Com­
mission has suggested eleven planning regions 
shown on map entitled 11 Pianning Regions 11

• 

Neighboring County Coordination 

Coordination With Neighboring Counties Is Good 

The Chester County Planning Commission 
and the planning commissions of neighboring 
counties han always worked closely together 
since their establishment in the early 1950's. 
Knowledge of both the plans and actual develop­
ment in neighboring counties is important to 
Chester County, since major development in 
neighboring counties has its effect in Chester 
County. The King of Prussia complex is an 
obvious example. 

It is believed that the respective 
county plans, especially in major facilities 
such as highways and transit, are well coordi­
nated with few problems. A county by county 
summary follows with remaining problems in­
dicated: 

Berks County- The Berks County Plan (1974) 
generally proposes rural use and forestry, in­
cluding farmland preservation, near the Chester 
County boundary. One emerging development 
trend is to make the Morgantown-Elverson in­
terchange area a development node, despite the 
fact that it lies in some of the best farmland any­
where in the world. 

Chester and Berks Counties hove a 
difference of opinion concerning Route 10. 
Berks County has traditionally looked upon 
Route 10 as a continuotion of the Interstate 
176 expressway functioning os a direct con­
nection to 1-95 south from Berks County. 



Chester County, while favoring some upgrading 
of Route 10, has not seen the traffic justifi­
cation for any type of four lane facility. Berks 
County now has an alternative route to the 
south via the new Route 222 expressway to 
Lancaster, then via the new Route 30 express­
way to York, and then via Interstate 83 to 
Baltimore and Washington. Also a substantial 
upgrading of Route 10 would conflict with the 
major development goal of agricultural preser­
vation along Route 10. 

Lancaster County - The Lancaster County Plan 
(1974) proposes rural and agricultural uses 
along the Lancaster-Chester County boundary 
with a small non-expanding node at Christiana­
Atglen. The major coordination problem with 
Lancaster County remains the Lancaster-Coates­
ville Route 30 expressway. Chester County in­
terests have favored a location on, or at the 
base of, Gap Ridge so as to save valuable farm­
land in West Sadsbury township. Now that the 
Lancaster-Coatesville expressway is officially 
on the 12 Year Highway Improvement Program, 
it is expected that detailed design can go 
ahead. There also may be opportunities for 
improvement in rerouting TR 372 south of the 
boroughs of Parkesburg, Atglen and Christiana 
so as to remove through traffic from these 
boroughs. 

Montgomery County- Montgomeoy County's 
plan {1973) looks to the eventual development 
of the Schuylkill Valley as the Schuylkill 
Expressway is extended to Pottstown and as 
the railroads along the Schuylkill are up­
graded and electrified to at least Phoenixville 
and possibly to Pottstown. The chief coordi­
nation problems with Montgomery County are 
working out the details of the water and sew­
erage systems so as to minimize duplication of 
treatment facilities, and to provide for the 
effective reuse of Schuylkill waters and to 

use the Schuylkill River sewage assimilative 
capacity effectively. 

There also may be future long range 
problems of highway coordination in the Valley 
Forge-Betzwood bridge area as traffic builds 
up. The present 202 expressway from Frazer 
east is double-loaded carrying both radial and 
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circumferential traffic and future overloads 
are likely. The Montgomery County Plan still 
calls for a 11 Piedmont Expressway 11 running 
parallel to and a few miles west of the pro- . 
posed 202 expressway in Montgomery County 
that would run to the Phoenixville Spur. 
This "Piedmont Expressway" in Chester County 
would have to run generally along the Route 
29 corridor from the Phoenixville Spur through 
Schuylkill, Charlestown and East Whiteland 
townships back to the present 202 near Frazer. 
Present land use and environmental consider­
ations would make this extension of the 
11 Piedmont Expressway 11 impossible now in 
Chester County. 

Delaware County- Delaware County's forth­
coming county plan proposes low density 
residential uses along the Chester-Delaware 
County boundary with the possible industrial 
and commercial uses along the present 202 
arterial highway. Delaware County's land 
use plan calls for a major new industrial and 
commercial center in the Concordville­
Painters Crossroads that will have secondary 
implications for the West Chester area. 

Two specific areas of coordinatiOn 
with Delaware County will continue in the 
years ahead: (l) The Delaware Valley Re­
gional Planning Commission has now placed 
a new Route 202 expressway on the 12 Year 
Program from the West Chester By-Pass to 
Chester and to Interstate 95 near Wilming­
ton. This expressway will require a lengthy 
process of planning and citizen participation 
as the details are progressively worked out. 

{2) It is likely that sewer trunk 
lines will be extended from Delaware 
County into Chester County in the 1980's 
and 1990's. The Chester County Plan pro­
poses certain areas in eastern Chester CountY 
now rural, as future development reserves 
anticipating this probability. 

New Castle County- The New Castle County 
Comprehensive Plan (1967) calls for low density 
uses along the Chester County boundary. At one 
time there was an intention of extending trunk 
sewers along TR 41 toward Hockessin near the 
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Chester County boundary, but in recent years 
the timing on this has been pulled back. The 
Chester County Plan, however, does suggest a 
future development reserve area in New Gorden 
township that could be sewered in this way. 

The Chief coordination problem with 
New Castle County has been concern over water 
right>, stream quality and the earlier proposed 
Newark Reservoir. 

Chester County would also share with 
Delaware County and New Castle County re­
sponsibility for the detailed planning of the 
proposed TR 202 expresSVIay. It is also possible 
that in the future TR 41 will be widened in both 
Chester County and New Castle County. 

Cecil County- Cecil County's plan (1962 and 
being revised) proposes only rural uses along 
the Chester County boundary. However, several 
coordination problems have arisen in recent years. 
Chester County and Cecil County are working 
together to restore service on the Octorara 
Branch of the ·Penn Central. There is a long 
range need for further planning of the U.S. 
Route 1 expressway extension in Maryland and 
a better tie-in with Interstate 95, or for an 
improved crossing of the Susquehanna River. 
Also there have been discussions of sharing 
water rights on Elk Creek between Chester and 
Cecil Counties. 
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PREVIOUS PLANNING COMMITMENTS 

Compatability With Municipal And Other Pre­
vious Planning Commitments 

Comprehensive planning has been under­
way in Chester County and in the Philadelphia 
metropolitan region since the early 1950's and 
many major commitments that greatly shape 
growth have already been made. These must be 
recognized now and accepted unless there is 
evidence that they are now contrary to what is 
consideted best. 

For example, there has been a major 
highway plan for Chester County since at least 
1964 with many of the major growth producing 
expressways now built and much of the remain­
ing have been firmly programmed. Major com­
mitments have also been made in water supply 
with several reservoirs built based on the Brandy­
wine Plan of 1958. 

Since 1968 the County has had a major 
sewerage plan that has reasonably withstood the 
test of time with few amendments. Under the 
Plan this sewerage area would be one of the 
major determinants of the development areas. 

County Plan Supports Local Plans 

The County Plan thus far has been de­
veloped in accordance with the general fond use 
pattern suggested in local municipal plans and 
zoning ordinances, in addition to nah.Jral physi­
cal constraints. Generally these local plans 
and ordinances reflect the basic corridor and 
node framework. In addition both local and 
County plans reflect major existing land use 
patterns as well as inevitable impact of growth 
pressures along major arteries and around exist­
ing se!Vice areas. 

The County Plan reflects the Planning 
Commission's long range policy of supporting the 
municipal planning effort. This is consistent 
with the County goal of playing a leadership 
role in refining land use policies so that they 
reflect the larger scope of County and sub­
County regional factors. 
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Composite Maps Of Local Plans And Zoning 
Provided Major Inputs For County Plan 

Composite mops of local plans and zoning 
ordinances were prepared as part of the back­
ground research for the County Land Use Plan, 
These mops were developed to exhibit on an 
overall County basis the maximum densities and 
highest economic uses of the land within the 
various local districts and zones. 

The County Plan Suggests Some Changes In 
Local Density In Order To Better Time Future 
Development 

The basic difference between County and 
local land use policies is that the County Plan is 
is not as specific or detailed as are local plans 
and zoning ordinances. This is a reflection of the 
realization that a County pldn should be general, 
and thus more flexible, than municipal policies. 
Essentially, the County Plan attempts to support 
the desirability of preserving large rural and 
agricultural areas by placing municipal plans and 
zoning within the context of a County-wide de­
velopment timing dimension. 

While the County Plan is basically com­
patible with local plans and or<'linances in terms 
of the general locations and development areas, 
the County 1s larger perspective does result in 
some differences related to relative density 
rather than actual use. For example, the County 
Plan recommends higher densities in areas within 
the existing and proposed sewered areas than are 
now proposed at the local level. 

The development reserves provided for in 
the County Plan are another significant difference 
because they reflect an attempt to preserve mOre 
specific and desirable locations for anticipated 
future growth. These areas are generally ad­
jacent to nodes and development are~s and are 
locations which wi II be easily served by pub I ic 
sewers. On the other side of the coin, areas 
which are designated as farm, conservation and 
rural settlement districts on the County Plan are 
suggested for much lower densities than indicated 
in municipal plans. 

!. 
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ALTERNATIVE STRATEGIES AND PATTERNS OF DEVELOPMENT 

To What Extent Should Chester County Develop? 

It is important in a County Plan overview 
to determine whether or not the County should 
promote growth and, if so, how should it grow? 
In so doing, it is useful to look at alternative 
strategies on the 11 growth vs. no-growth 11 issue 
and at alternative physical forms on the ground. 

Growth Vs. No-Growth Strategies 

In Chester County, as in nearly any other 
place, there is a division of opinion on the 
11 growth vs. no-growth" issue as well as varied 
opinions on development strategies. The Plan 
attempts to reach a workable compromise be­
tween the varying interests in Chester County, 
and is sensitive to the desires of the present 
residents. 

Growth-Development Interests 

Those who generally favor growth include 
most of the real estate business, the retail trade 
interests (including Chambers of Commerce), 
local newspapers, large landowners, and the 
construction interests. This viewpoint is strongly 
backed by the State courts and legal systems. 
In more recent years this viewpoint has been 
joined by an unlikely alliance of interests, who 
are concerned about the need for more housing. 

No-Growth Conservation Interests 

In recent years the traditional growth ethic 
has been challenged by a citizen based movement 
greatly concerned about the quality of the 
environment and future resources who in general 
"want to keep the County as it is". This group 
contains many homeowners, women's groups,. 
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intellectual organizations, some youth groups 
and some fann interests. The conservotion ethic 
has been particularly well organized in Chester 
County by the various watershed associations 
and other conservation groups. The recent 1971 
Environmental Rights amendment to the Penn­
sylvania State Constitution will probably in time 
define additional environmental protection against 
damaging land development. 

While there is some difference of opinion 
as to strategy, this viewpoint generally tokes 
the position to make development as difficult as 
possible. There is great fear that if sewers and 
other necessary pub! ic foci I ities ore provided 
only more growth would be encouraged. 

The Plan Seeks A Middle Course 

The land Use Plan attempts a middle 
course by recommending that development be 
concentrated within lim( ted areas that are based 
upon good planning criteria including: location, 
nearness to jobs, availability of highways, public 
transit and ecologic suitability. It is suggested 
that existing centers of development having 
public utilities be the foci for additional de­
velopment. Therefore, most of Chester County's 
land area would remain in a rural and forested 
condition. 

The Plan Seeks To Provide For County's Shore 
Of The Regional Housing Goals 

The regional housing allocation plan· of 
Delowore Volley Regional Planning Commission 
issued in 1973 calls for approximately 90,000 
new housing units for Chester County by the year 
2000. Some of these would be replacements for 
present substandard housing in the County. Since 



the Housing Allocation Plan calls for a large 
number of units in the middle and moderate in­
come categories, it is assumed that about one­
half will be single family houses and half will 
be multi-family. 

AI iernative Development Patterns 

Theoretically There Are Several Patterns Of 
Development Possible For Chester County 

Some theoretical alternatives for Chester 
County are outlined in this chapter. It is ne­
cessary to look at alternative development 
patterns within the framework of those factors 
that are more or less fiKed for Chester County: 

1 • The natural features restraints 
such as slope, flood plains, 
soil capability for both agri­
culture and ur\>an develop­
ment, elevation, etc., have 
been major influences in shap­
ing Chester County's growth. 

2. The basic highway and rail 
transit network for the County 
is already in place or is pro­
grammed unti I we II beyond 1985. 

3. The existing land use pattern 
markedly influences future 
land development. 

4. Major commitments for water 
supply and major sewerage 
systems have been mode and 
their effects considered. 

Single Large Center Would Minimize Loss Of 
Farmland 

It would be theoretically possible to lo­
cate most of the County's future development in 
a more or less self-contained single city with a 
central location such as the Exton-Lionvi lie 
crossroads. Such a development would have some 
of the advantages of making pedestrian and bus 
transportation more efficient; minimize travel 
times and reduce highway maintenance costs; 
make sewerage and water services more efficient; 
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make some services such as police, solid waste 
collection and postal delivery more efficient. 
The greatest advantage of all would be a mini­
mum amount of land consumption 1 and thus 
minimum loss of valuable fannlonds. A single 
large center also provides for a wide variety of 
services that would minimize travel time. 

Disadvantages of such a pattern would be 
longer trove I to and from other parts of the region. 
There would probably be a substantial number of 
apartments, including high-rise, which ore more 
costly to build on a square foot basis. High-rise 
apartments create fire protection and water supply 
pressure problems. Unless there were substantial 
amounts of high-rise, immediate open space and 
contacts with nature would be limited. It would 
be doubtful that such a living pattern would be 
acceptable to residents of Chester County. While 
it is desirable to tighten up on the wastes of land 
of the exiting pattern, a large single center is 
unlikely. 

The Delaware Valley Regional Planning 
Commission in their 1969 Land Use Plan did re­
commend a variation of this idea of a single center, 
when the Commission proposed three large 11 multi­
purpose centers 11 be considered at Exton, near 
West Chester and near Phoenixville. Seriou< 
consideration is warranted for higher density 
development, including some mid-rise apart-
ments in central locations such as Exton, West 
Chester, Coatesville, Phoenixville and at some 
stations along the Main Line. 

Dispersed Sprawl And Scatteration Patten 

Since the endofWorldWar II, and parti­
cularly in the last five years, a major pattern of 
development in Chester County has been the 
settlement of non-fanring urban dwellers in large 
lots interspersed in a scattered way into rural 
fanring areas. This settlement pattern is greatly 
desired by many people, who want the larger lots 
at lower land costs, a rural I iving environment 
and apparent freedom from worries about urban 
problems. The tolerably good soils of most of 
upland Chester County has seemingly made it 
possible to get along with septic tanks. 

This pattern was based almost entirely 
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upon nearly unlimited use of the automobile by 
every family member for all their travel needs 
without consideration of gasoline supply, air 
pollution, road capacity ond road maintenance 
costs. As long as the roads.were not too congest­
ed, gosoline plentiful and automobile driving re­
latively inexpensive, the advantages of this way 
of life out-weighed the drawbacks for many people. 

As of now it seems I ikely that the national 
shortage of energy, both short and long term, 
and its soaring costs will cause a decline in this 
pattern of dispersed settlements. Costs associated 
with dispersed settlement build up slowly, but 
become very real. Public transit is impossible, 
even by the dial-a-bus or by the van concept. 
School busing costs are high as few can walk to 
school. 

Roads designed only for rural use do not 
have the capacity, drainage or pavement base to 
handle much commuter traffic, Also, automobile 
air pollution could become a serious problem in 
areas of dispersed settlement. 

Public sewers are prohibitively expensive 
for scattered development. A dispersed settle­
ment pattern has caused a iarge rise in farm 
values far beyond that justified by farm return, 
Thus, increased land values, in turn, discourage 
the maintenance of farm operations in Chester 
County. 

There is need for more specific planning 
for commercial development. There is some be­
lief that there may be too much land in some 
places allocated for commercial use. The land 
market is increasingly recognizing the advant­
ages of the planned shopping center. There is, 
in addition, a problem dealing with the land 
adjoining major and minor planned shopping 
centers. 

The Corridor Development Pattern 

Because of the major influence of 
transportation as a shaper of urban develop­
ment, much of the past pattern of develop­
ment in Chester County has been along trans­
portation lines. This started with the original 
turnpikes, then the railroads and in recent 
years the expressways. 
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The transportation corridor pattern has 
been reinforced by physiography, particularly 
with Chester Valley and to a lesser extent in 
the Schuylkill Valley. When a river valley 
serves as a corridor, the aesthetics of the river 
and the need to use the water naturally attracts 
development. 

On a metropolitan regional scale, the 
corridor pattern permits major radial highways 
to be used most efficiently, and thus it is not 
surprising that most metropolitan plans usually 
recommend some sort of corridor pattern more 
frequently than any other pattern. At a region­
al scale, corridor development theoretically 
makes nemby rural land more accessible for 
development. 

Population and development could be 
distributed rather uniformly along these corridors. 
However, this would not produce the concen­
trations and centers needed for efficient pro­
vision of commercial, professional and other 
se1vices. 

Disadvantages Of Corridors Can Be Limited 

There are some disadvantages and 
limitations to the urban corridor pattern that 
need to be kept in mind and steps taken to 
minimize them. To some there is a similarity 
between strip commercial development along a 
single highway and the corridor concept, A 
traveller along even a corridor expressway 
would see very little open land; only a con­
tinuous sprawl. There also could be a tendency 
to have a rather uniform density and land use 
mixes withC?ut clear-cut, well-structured centers. 

Centers As A Pattern Of Development 

In order to minimize the disadvantages 
of undifferentiated urbanization, a definite 
pattern of centers is needed. These centers are 
sometimes called nodes, cores, hubs, centroids, 
nodal points or central places in more academic 
writings. For present purposes, the more general 
term 11 center 11 is used to cover both the areas 
for shopping, office uses, professional services 
and some higher density residential living. 



Types of Central Places 

As areas develop and ur0anize some 
central places become more important than 
others. The rate at which centers grow is de­
termined by many factors: accessibi I ity, popu­
lation growth, employment opportunities, and 
variety of housing. Generally, however, the 
importance of a center may be measured by the 
population in its setvice area, where both 
working and residential populations are con­
sidered. 

In addition to a hierarchical arrange­
ment based on size, centers also differ on the 
basis of the general types of goods and services 
which they provide. This in turn affects their 
locations within basic land use patterns. 
Chester County, for example, is located with­
in the Philadelphia metropolitan area, with 
some portions of the County falling within the 
influence or service areas of Reading and Wi 1-
mington. The metropolitan centers are different 
from other centers because they provide goods 
and services which are larger scale 1 very 
specialized and generally require large service 
areas (i.e., larger wholesale, industrial and 
employment centers). 

The next level of central places which 
affects Chester County are the regional shopp­
ing centers. These centers are generally de­
signed to serve market areas of 100,000 people 
with specialized retail goods. Generally, while 
these major regional shopping centers do de­
pend on access, they are usually not associated 
with part of the center of an urban community 
or established neighborhood. Like metropolitan 
central business districts (CBD's), these centers 
are built around the provision of goods (i.e., 
clothing, appliances, furniture) for which de­
mand is much less frequent than for other com­
mercial goods, and for which variety is very 
important. Thus, these centers must serve large 
populations. 

The major impact of these large re­
gional and metropolitan centers in terms of 
County land use patterns are reflected in im­
provements to the transportation networks, 
particularly highways. Examples of major re-
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gional shopping centers affecting Chester 
County would include Exton Mall, King of 
Prussia Mall and Concord Mall. 

Sub-county regional shopping centers 
are similar in character to the regional centers 
but have smaller service areas (i.e., 50,000 
and under). Often these centers take the form 
of strip commercial development. They are 
necessarily located on the basis of access and 
centrality to their service areas and are not 
usually a part of a structured community or 
neighborhood. Examples of sub-county re­
gional centers in Chester County include tfie 
West Goshen shopping center and the com­
mercial center in Cain Township along Route 
30. 

In addition to the large metropolitan 
shopping centers, there are other central 
places which are on integrated and important 
part of the urban areas which they serve. The 
central business districts of West Chester, 
Coatesville and Phoenixville are examples of 
this type of central place. These centers are 
less dependent on extended transportation net­
works to reach their markets, because they are 
located within relatively dense population 
concentrations surrounded by a less densely 
populated hinterland. While many of the goods 
and services provided by central business 
districts within population nodes are the same 
as those of large centers, the emphasis is 
clearly on convenience shopping and personal 
services. 

For planning purposes, community 
centered business districts in Chester County may 
be placed into three categories on the basis of 
the size of the urban place. Each of these groups 
displays certain important distinguishing features. 
The first category includes central places which 
are located within urban concentrations of popu­
lations in excess of 10,000 persons. These areas 
tend not only to be the centers of urban places 
but also of sub-county regions which form these 
service areas or hinterlands. These areas typi­
cally provide the banking and professional ser­
vices for surrounding less densely populated 
areas which may include one or more central 
places of lesser size. Examples would be West 
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Chester, Coatesville and Phoenixvi lie. 

The second categ01y represents the 
central places which are located within urban 
areas of populations from 2,000 to 9,000 persons. 
Examples of centers of this type in Chester County 
would be Downingtown, Oxford, Malvern and 
Kennett Square, If these areas are located with­
in relatively populated residential regions which 
are not served by a larger center then they may 
act as regional centers. Kennett Square and 
Oxford are good examples of this. 

The third category includes minor cent­
ral places located within communities of 500 to 
2,000 persons. These centers draw people from 
relatively short distances and only provide a few 
convenience goods and services. They are pri­
marily important in that they serve rural and less 
developing regions. When an area is agriculturally 
oriented with scattered populations, nodes of this 
size may act as regional service areas. In Chester 
County, Honeybrook and Elverson are examples 
of this situation, 

Why Are Urban Centers An Important Part Of 
The Lond Use Plan? 

Generally, it is the service areas or 
thresholds of the community oriented central 
places which define the hinterland; of these 
regions. The County comprehensive planning 
process attempts to spatially identify areas 
where development at high density should occur 
and those areas which are suited for lower 
densities or should be preserved for natural, 
environmental or agricultural reasol)s. In a 
general way three major land use objectives 
are proposed: development areas, future develop­
ment reserves, and fann and open space preser­
vation areas. Land use development areas should 
be based upon a timing dimension which reflects 
the capital program for public utilities and 
services. 

In uddition, one of the primary ob­
jectives of the land use planning process is the 
protection of existing fond uses, Urban centers 
are on important. existing land use pattern be­
cause they represent a significant investment 
in economic and social infrastructure which has 

been developed over a long period of time. 

As was discussed earlier, urban centers 
have the services and utilities to support higher 
density development while at the some time 
minimizing land consumption, service costs 
and travel time. Urban centers con provide for 
a more varied choice of housing and living 
styles which can not be provided as efficiently 
by other types of spatial arrangements. Finally, 
by encouraging a significant portion of new 
growth in and around urban centers, the waste­
ful effects of suburban sprawl may be eliminated. 

How Do Central Places Fit Into The County 
Planning Framework? 

By encouraging development to occur 
in and around central places where people can 
best be provided with necessary services, de­
velopment pressures may be lessened consider­
ably in areas that should be preserved or that 
should be developed at lower densities. The 
other alternatives to land development (single 
center, sprawl, corridor) appear to be less 
desirable. 

Can these costs be reconciled with the 
strong desires of many people for the rural way 
of life? Possibly, if the PRO pattern is accept­
ed widely, the economics of costs will be lower­
ed and yet the residents can hove the rural at­
mosphere. However, .even PRO's should not be 
scattered at random; they should be limited to 
those parts of the rural areas nearest transpor­
tation, commercial centers and utilities. 
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TRANSPORTATION PLAN 

An Extensive Transportation Process Has Long 
Been Underway 

The land use planning for Chester County in 
1975, of course, must recognize the commitments 
that have been made in earlier planning. Chester 
County has had a major county plan for highways 
since at least 1964 with considerable work prior 
to that during the 1950's. 

Since 1965 the Pennsylvania Department of 
Transportation (Pennsylvania Department of 
Highways before 1970) has had a Six Year Prog­
ram, now extended to twelve years, with 
considerable refinement in programming over the 
years. During this twelve year transportation 
planning process most of the major corridor expres­
sways in Chester County have been committed 
in final engineering detail, and for the most 
part have been built. 

Plan Objectives For Transportation 

Some of the major objectives of the Transport­
ation Plan for Chester County, both for highways 
and for public transit and other car alternatives 
would include: 

I. Fitting In With The Regional And State 
Wide Networks- The major highways in 
Chester County serve not only Chester 
County but also state and regional move­
ments. This is particularly so with the 
major freeways, such as the Route 30 and 
Schuylkill Expressways, Route I and Route 
202. All are major arterials serving major 
intra-state and interstate movements. The 
map entitled "Traffic Volume" graphically 
shows these concentrations. 
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2. Shaping A Desired Pattern Of Regional 
Development- The highway network 

.Joes seem to implement a satisfactory cor­
ridor and center pattern of development as 
described elsewhere. Perhaps from some 
viewpoints, the committed highway net­
work might encourage a more 11Spread out 11 

land use pattern than some might desire, but 
other needs must be considered. 

3, Eliminate Areas Of Traffic Congestion­
For the most part Chester County does not 
have real peak hour traffic congestion that 
is the daily burden of most urban areas in the 
United States. The most serious places are: 
Route 30 in West Whiteland Township, which 
someday will be relieved by the Exton By­
pass; the Lionville area of Uwchlan which will 
be relieved by the Route 100 widening; and 
some places along Route 30 in the Upper 
Main Line area. It is likely that real 
traffic congestion will become an increasing 
problem in the Upper Main Line and other 
congested areas. 

4. Minimize Adverse Environmental Impact-
A highway goal, that since 1970 has received 
special attention is the requirement for an 
Environmental Impact Statement, and greater 
attention to environmental detai I, On the 
whole, it is believed that the Chester County 
Highway Plan fairly well meets environmental 
criteria. There is a concern for a routing of the 
proposed Coatesvi lie-Lancaster Expressway 
to keep it away from fannland; and citizen • 
concern about the Route 29 widening in 
Charlestown, But on the whole it is believed 
that the Highway Plan does not do ecological 
violence. 
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5. Make The Existing Highway Network More 
Efficient And Safer - Because of the in­

ability to finance and build many new high­
ways much greater attention is being given 
to making the existing highway system safer 
and more efficient. Chester County is now 
eligible for participation in the TOPICS 
program (Traffic Operations Programs To 
Improve Capacity and Efficiency). This is 
a program that provides at least 70% Federal 
aid, usually 15% state aid, for measures such 
as traffic signal synchronization and chan­
nelization that greatly increase capacity 
at modest costs. 

6. Encourage Public Transit And Other Car 
Alternatives- The County Plan encourages 

a more compact development pattern along 
the transportation corridors so as to make 
existing and easily extended rail and bus 
transit more feasible. 

Future Expressway Proposals 

Projects on program but unbuilt as of 1975: 

I. Exton Bypass- This five mile connector 
between Route 202 and the Route 30 
Coatesville- Downingtown Bypass Expres-
sway is the most urgently needed highway 
project in Chester County to relieve serious 
congestion and to serve new development. 
Yet it faces several years more of environ­
mental studies plus final design studies, before 
actual construction can start, hopefully before 
19BO. 

2. Schuylkill Expressway Extension To 
Pottstown With Phoenixville Spur-
This project has at last cleared most 
environmental and design hazards with 
the first stages now under construction. 
When the system is open in 1977 or 1978 
this project will bring great development 
pressure to the Schuylkill Valley section 
of Chester County. 

3. Coatesville- Lancaster Route 30 
Expressway- This 17 mile missing segment 
on the Route 30 system was only recently 
(1972) added to the Twelve Year Program, 
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and now will permit more detailed 
planning to begin. This highway will 
open up opportunities to western Chester 
County by increasing access to the 
lancaster region; but may increase traffic 
on Route 30, since it will be a toll free 
system pm·allel to the Pennsylvania 
Turnpike. 

4. Route 113 Spur to Phoenixville Bypass-
.This short connector wi II route traffic 

from Route 113, and perhaps Route 29, 
directly to the Phoenixville Spur, thus 
meeting the county development objective 
of keeping through traffic out of the older 
urban centers I ike downtown Phoenixville. 

5. Route 202 Expressway From West Chester 
South To Chester and Wilmington- The 
major missing I ink in the Chester County 
Expressway system is just now being ad­
ded to the 12 year program after many 
years of effort by both Chester and Del­
aware County interests. The existing 
Route 202 arterial south of West Chester 
is now carrying over 30,000 vehicles 
per day and wi II begin to suffer cong­
estion, as well os accident hazards, during 
the long period of planning and con­
struction that will be required for a new 
parallel expressway. 

Arterials Will Become More Important After 
Expressway Is Completed 

The requests for arterial improvements ore far 
more than foreseeable funding, so there have to 
be careful priorities. In September, 1974, the 
Chester County Planning Commission reviewed its 
priorities, and was oble to make recommendations 
for some additional arterials. Thus the major art­
erials now on the program are as follows: 

I. Route 724 Widening To Four Lanes From 
Phoenixville to Pottstown Bypass- This 
upgrading to four Iones should begin in 
the near future as soon as some legal 
problems can be worked out. This 
highway is carrying a traffic load at full 
capacity and is a road with a serious 
accident record. 



2. Remaining Upgrading of Route 100- The 
still unbuilt originally programmed widening 
of Route 100 to the Pennsylvania Turn-
pike, including at least partial grade 
separation with route 113, should go ahead 
as soon as the remaining design and legal 
problems are worked out. 

In September 1974, the County Planning 
Commission recommended that some further 
staged upgrading be done on Route 100 
including widening to four lanes beyone 
Eagle, and in from Route 23 to the 
present limited access portion near Pot­
h;town. (It is the eventual goal to make 
Route 100 four lanes for irn entire length 
in Chester County, with some limited re­
location to minimize grade). 

3. Upgrading of Route 352 and Boot Road- The 
great growth taking place in East Goshen 
Township, and the function of these roads 
as feeders to the 202 Expressway Inter­
change and as a subarterial to Delaware 
County gives this project high priority. 

4. Upgrading of Route 401 From TR 113 to 
TR 30- This route crosses another rapidly 
urbanizing area and is carrying traffic 
approaching capacity. 

5. TR 29 Upgrading- There has long been a 
strong demand from the communities in­
volved for an upgrading of TR 20. However1 
after the design was completed and much 
of the actual right-of-way acquired, there 
was a last minute change of view by some 
citizens. There is now an environmental 
impact study under way and an uncertain 
outlook for this project. 

6. Route 82 Upgrading North And South Of 
Coatesville- Route 82 both north ond 
south of Coatesville might better be 
relocated to South First Avenue so as to 
serve Lukens Steel needs ond to avoid the 
"dog leg" turn and double loading on 
Lincoln Highway in downtown Coatesville. 

7. North Cain Road- North Cain Road 
has been programmed for mony years and 
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should go to construction os soon as the 
next legislative capital program is 
passed. This road is a feeder to the eastern 
Coatesville interchange of the Route 30 
Expressway and serves another rapidly 
growing area. 

8. Extension Of The West Chester Bypass 
As An Arterial To TR 52- West Chester 
regional interests have long wanted to get 
through traffic from Route 52 out of the 
borough and to provide relief to the South 
Campus of the State College. 

9. Route 10 Upgrading - In the past there has 
been strong requests td substantially upgrade 
Route 10, possibly to even an expressway 
continuation of Interstate 176. It was 
claimed that the present low traffic 
volume (less than 3000 vehicles per day) 
resu I ted from the poor condi lion of the 
road, and traffic now diverted to 
Lancaster County would instead use Route 
10 if the road were better. 

A feasibility study was made of Route 
10 by Penn DOT in 1971, including an 
Origin ond Destination Survey. This 
study did not find any near future traffic 
projection of over 10,000 vehicles per 
day. Major upgrading would conflict 
with the agricultural goals in the area. 

However, TR 10 does need upgrading and 
perhaps some limited relocation, especially 
in the Compass-State Hill vicinity. The 
County Planning Commission in 1974 rec­
ommended that a staged upgrading of Route 
IObegin. 

10. Route 322 Relocation In Downingtown-
In September 1974, the Chester County 

Planning Commission approved a feasibility 
study of relocating Route 322 in Central 
Downingtown, so as to minimize through 
traffic in that borough. There may be a 
possibility of another crossing of the 
Brandywine that would permit this relief. 



Public Tronspo:ta!ion Plan 

There Is Now Growing Need, And Possibility 
Of Public Transit 

Like most suburban areas, the Chester County 
economy and life is based almost entirely 
(except in some of the older boroughs) upon much 
universal use of the automobile for nearly eve1y 
trip; even short trips to buy groceries. The 
County's once excellent bus service connecting 
most urban centers deteriorated cmd went out of 
business by 1970 beoouse of declining ridership 
and soaring costs. 

Yet even before the nation's fuel conser-
vation needs become apparent, there was growing 
recognition of the imperative need for public 
transportation. A significant percentage of the 
population is either too old, too young or physically 
unable to drive an automobile. Notional energy 
.needs now make reconsideration of more public 
transit and other alternatives to the car in­
dispensable. 

The Chester County Commissioners cooperated 
with neighboring counties in 1961, when they 
agreed to particpate in a regional effort to save 
rail transit that eventually became the Southeastern 
Pennsylvania Transportation Authority (SEPTA). 
Since then, rail service has been saved and some 
improvements made include new cars and the start 
of station parking improvements. 

There are some real possibilities for future 
public transportation for Chester County. The 
land use recommendations elsewhere in this plan 
are designed to make it possible by recommending 
that much future settlement and employment 
be on or near actual or potential pub I ic transit 
routes in the three corridors. 

Federal and State funds are now starting to 
flow in a much more balanced way for pub I ic 
transportation; at first only for capital expend­
itures, but starting in 1974 for the even more 
desperately needed operating funds. There is 
now an excellent prospect that Chester County 
can now begin to do more serious planning for 
public transportation. Maps of existing trans­
portation are available and some of the major 
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proposals are shown on the map entitled 11 Public 
Transportotion 11

• 

The Rail Transit Network Is Basically In Place, 
And Should Be Upgraded 

Chester County has a railroad actually or 
potentially in place for each of the three major 
development corridors. The County and the 
regional pions call for their development as 
follows: 

I. Chester Volley Route 30 "Main Line"" 
This has always been the main freight 
and passenger route from Philadelphia to 
the west since the early days of the 
colony, and is the backbone of the pub I ic 
transit service in Chester County. 

The Plan proposes that service 
gradually be expanded froni Pool i to at 
least Exton, and the turnaround be placed 
at Thorndale. The Exton station is now 
under design and should go under con­
struction soon. Other potential new station 
possibilities exist at Frazer (PA Route 352), 
and at Thorndale. Some limited add­
itional parking may still be possible at 
Pool i and some other existing stations 
along the Upper Main Line. 

2. Schuylkill Valley Railroads- Limited 
passenger se!Vice is provided to 
Phoenixville, Pottstown and Reading, 
that serves the Schuylki II Valley portion 
of Chester County. Eventual electrification 
to Phoenixville is a future possibility. 
Some upgrading and parking expansion 
at Phoenixville and other stations is likely. 

3. West Chester Branch- The need on the 
West Chester Branch is to provide direct 
through service to Philadelphia without 
change at Media, some upgrading of 
track, and parking and station improve­
ments. 

4. Octorora Branch - The Chester County 
Commissioners, Planning Commission 1 

Development Council, former State 
Representative Benjamin J. Reynolds, 



and many civic and buS"iness groups hove 
all called for freight and eventually some 
passenger service on the Octorara Branch. 

The Delaware Valley Regional Planning 
Commission, and SEPTA has agreed in 
principle to provide passenger service 
when funds start to become available, 
The first step is to save the line physically 
and restore freight service via means 
of a lease operator. 

Bus Transportation Con Connect Most Urban Centers 

Until 1970 Chester County had on excellent 
bus transportation system based upon the terminal 
at West Chester and reaching most of the County 
centers, The terminal at West Chester made it 
possible for the elderly and others who can't 
drive, to reach the health, governmental, legal 
and other social services that are concentrated in 
the county seat at West Chester, 

Discussion with SEPTA, indicates that 
there is the technical feasibility of restoring much 
of this service in an improved manner, if and when 
the operating subsides, or other revenues become 
available. 

I. West Chester To Philadelphia -(SEPTA 
Route W) - This is the major pub I ic 
transit lifeline to Philadelphia with service 
every 20 minutes during most of the day, 
The need here has long been at least a 
single fare to central Philadelphia, to 
permit interchange with the subway elevated. 

2, Coatesville- Downingtown- Exton-West 
Chesler- This hos been the second most 
heavily used bus line in Chester County, 
and service is being provided on a limited 
basis by the Reeder Bus Company, Expansion 
and upgrading of this line including a spur 
to Eagle is easily possible, Also possible 
is a westward extension to Parkesburg and 
or Atglen, 

3, West Chesler To Wilmington- This is the 
third I ine, important in the past, where 
service is not currently being perFormed in 
a useful way. This situation partially 
exist. because of legal jurisdication prob-
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lems of going out.ide the state (between 
SEPTA and Delaware DART systems), 

4, Pottstown- Phoenixville- King of Prussia­
This service by the Werner Bus Company 
provides six trips per day to some of the 
major employment centers in the Schuylki II 
Valley. If as proposed below a new 
West Chester to King of Prussia service 
were established, then a means could be 
available, even if a little circular for 
Chester County resident. in the Schuylkill 
Valley to reach services at the county seat 
in West Chester, 

5, Oxford to Chadds Ford ( And Then to 
Wilmington, West Chester and Medial­
Resident. of southern Chester County need 

public transit to reach employment centers, 
particularly in the Wilmington area, It may 
be possible to establish a bus route from 
Oxford to the rail terminal at Media or 
Elwyn to provide public transit access to 
Philadelphia, This line would also connect 
with the West Chester to Wilmington route at 
Chadds Ford to provide a connection to 
Delaware DART system, and thu.s reach major 
centers in Delaware. 

6, West Chester- Paoli- King of Prussia-
There would appear to be a basis for a 
new route from West Chester to Paoli 
(connections to train service and SEPTA 
Routes X andY) ond then to the major 
employment and shopping centers at King 
of Prussia. At King of Prussia, inter­
connection would be made with the service 
now operated by the Werner line to Pottstown, 
to Norristown and other place in Montgomery 
County. 

Car Pools And Community Employer Bus-Van Pools 
Only Alternatives To The Remainder Of Chester 
County 

The public rail-bus transportation system 
previously described would be the maximum 
system that would be feasible into the foresee­
able future, This would mean that many 
residents in the recommended development areas 
would be within walking distance of an integrated 
interconnecting public transporatiort system. 



THE LAND USE PLAN 

Objectives Of The Land Use Plan 

Purpose Of The County Land Use PI an Is To 
Start Discussion Of Major Development Issues 

The purpose of the Land Use Plan is to 
provide a beginning for discussion of the major 
land use issues by the County Planning Com­
mission, local officials and the general public. 
Alternatives were considered in the preceding 
chapter, and it seems reasonable and rational 
to provide for most growth in and around exist­
ing centers. 

The suggested plan design hopes to curtail 
the recent wasteful trends in land use and all 
the ensuing wastes of pub! ic and private re­
sources that stem from it. These include the 
wastes of energy, the costs of pollution, the 
loss of valuable farmlands and the high service 
costs of urban sprawl, 

A recent study by several Federal agencies 
entitled The Costs of Sprawl discusses these costs 
that are liorne by loco I governments through 
direct property taxes but also any other costs 
borne by individuals and by society as a whole, 
A higher density and more compact pattern 
lowered most of these costs and provided a more 
optimum trade-off of the many economic, 
environmental and social costs. 

The Plan suggests, in general terms, the 
best areas of development and approximately 
when development should take place. All de­
tails of development would be done in municipal 
and County sub-regional planning. 
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Land Consumption Figure• Are Related To 
Population And Housing Needs 

The land consumption figures outlined in 
chapter entitled "Holding Capacities And Com­
parative Densities" incorporate the Delaware 
Valley Regional Planning Commission's figures 
as modified by the Chester County Planning 
Commission. This land consumption amounts to 
approximately 22,500 acres, or about 13% of 
the total land area of the County by 1980. 
Therefore, the total land in residential use 
need take only a relatively small percentage 
of the County area. 

Curtailing The Wastes Of Urban Sprawl 

Within the general objective of provid­
ing for effective land use development, the 
following suggestions are made: 

1. Preserve As Much Farmland As Possible­
By concentrating growth in planned 
areas of relatively higher density, less 
space would be occupied and develop­
mental pressures automatically removed 
from some of the farmlands that should 
remain open. 

2, Keep Development Awcry From Critical 
Ecological Areas And Concentrate It In 
Environmentally Suitable Areas- From 
an overall viewpomt, it is apparent 
from the slope, floodplain and other 
maps of natural features, that some 
areas of the County are less sui ted for 
development than others, The Plan 
suggests concentration within the more 



suitable areas. More so than in neigh­
boring areas, development in Chester 
County is shaped by slope and other 
natural features. Approximately 50% 
of the area of the County has environ­
mental limitations. 

3. Put New Development Closer To 
Employment So As To Reduce Travel 
Needs And Thus Also Reduce Energy 
Consumption,Air Pollution And Traffic 
Congestion - One of the chief ways to 
reduce gasoline consumption is to get 
jobs and housing closer together so as 
to reduce commuting distance. Much 
of the employment, both existing and 
proposed, is heavily concentrated in 
central Chester County, and to a lesser 
extent along the Schuylkill Valley and 
Route 1 corridors. 

4. Create Centen; Of Sufficient Density 
To Make Public Transit Feasible -The 
energy crisis makes it apparent that 
more reliance must be placed upon 
public transit. To a certain extent, it 
will be necessary to return to the public 
transit and land use pattern of post yean.; 
and business, homes and schools must be 
more rationally related to these facilities. 
The proposed PI an does try to relate 
proposed major residential development 
areas to public transit possibilities. 

5. Help Meet Public Service Needs By 
Providing A Tax Base Another rea­
son for more directly relating housing 
and employment is to equalize hous­
ing opportunities in relation to ability 
to pay. Presumbably a municipality 
and school district with extensive 
industry is somewhat better able to 
support housing. However, larger 
school districts and more state aid 
are making this fiscal zoning less 
vital than in the post. 

6. Relate Development Areas To Water 
And Sewerage Extensions - The pro­
posed development reserves are either 
within the areas proposed for water 
and sewerage in the 1985 Sewerage 
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Plan or are reasonable extensions and 
modifications of the basic plan. 

7. Minimize Deviations From Present 
Plans - Many key elements of a 
County Plan have already been de­
veloped-- the highway and transit 
plan, water and sewerage plan 1 and 
most of all, the present land use 
structure. In addition there are basic 
local plans and zoning ordinances in 
nearly all 73 municipalities. The 
biggest needs are a better effort to­
ward timing of development. 

The Plan suggests greater concentration 
in the principal developmental areas. 
Details including density and housing 
mix would be worked out at the County 
sub-regional level. 

Within the general objectives indicated 
above, and the criteria and detenninants out­
lined in previous chapters the major land use 
types can be discussed. Each type of I and use 
is specifically analyzed in tenms of the basic 
locational, ecological - environmental and 
social factors. The general amount and avail­
ability of land, os far os it now can be ascer­
tained, is also indicated. 

Industrial Land 

The most specialized land use require­
ments are the industrial lands since most in­
dustrial lands have a high priority claim on 
transporation facilities and utili ties. In general, 
industry needs the more level lands, certainly 
under 8% slope and preferably under 5%. 
Generally, industrial land in Chester County 
needs both water and public sewers. 

Most Industrial Land Is Well Located Either In 
Urban Centers Or Along The Transporation 
Corridon; 

The existing 4,800 acres (approximately) 
of industrially used land in 1972, os indicated 
on the 11 Existing Land Use 11 map, are located 
for the most part in the urban places or in 



industrial parks. Most industrial land has been 
located where the basic services and the labor 
supply were available. 

A major trend in suburban industrial de­
velopment after World War II has been the 
suburban industrial park. Industrial parks 
permit land to be used more efficiently. 
Utilities and other services can be provided 
more effectively. In Chester County there ore 
more than twenty recognized industrial parks; 
they ore indicated on the map entitled 
"Industrial Parks". In all cases the Chester 

County industrial parks are located near major 
highways, usually along railroads, and in areas 
where basic utility s~rvices are or will soon 
be provided. 

The Amount Of Planned Industrial Land Appears 
To Be Reasonably Appropriate 

There are approximately 25,000 acres of 
industrially zoned land in Chesler County, of 
which about 4,800 acres are now used for 
industry. This leaves about 20,000 acres for 
development. Of this amount about 17,400 
are within the 1985 Sewerage Plan. 

Whether this is too much or too little 
industrial land is in question. The industrial 
development agencies serving the County 
believe that there is perhaps some excess of 
industrial land, but it is believed that some 
excess is needed to provide sufficient competi­
tion to keep land prices realistic. Whether or 
not there will be excess industrial land depends 
upon what type of industry is attracted, and 
whether or not it is located in space-saving 
industrial parks or spread out on separate large 
tracts. 

Industrial development in Chester County 
has been somewhat slower during the 1960's 
than earlier expected. This was due partially to 
lack of sewers, and particularly due to the 
available space at the large King of Prussia and 
Valley Forge industrial parks. By 1974 these 
industrial parks were nearly built, and it now 
appears that sewers will be available in the 
Upper Main Line area. Therefore, it is reason­
able to expect more industrial development in 

Chester County during the late 1970's and be­
yond. However, future development for the County 
may be tempered by the prospects of some slow­
down in the rate of industrial expansion for the 
Philadelphia region as a whole. 

Office Pork Development Is A New Trend 

A new trend for the suburbs, in general, and 
for eastern Chester County, in particular, is the of­
fice park. The economic reasons for concentration 
of services in office parks is similar to those for in­
dustrial parks. Indeed it is sometimes true that the 
office park is part of the industrial park. 

However 1 the office park is even more 
sensitive than the industrial park to transporta­
tion and the availability of a suitable office 
distances. Female \'torkers, on the average, are 
probably less inclined to commute long distances 
than are factory employees. Thus office parks 
will probably be concentrated in eastern Chester 
County. 

From a community planning viewpoint the 
numbers of workers per square foot of floor space 
is generally greater in office parks than in typical 
industrial or warehouse parks. This tends to con­
centrate peak hour traffic flow and accentuates 
the need for public transit. 

Chester County's experience with the office 
park is still limited. The major concentration is 
in the Valley Forge area along Route 202 and 
highly accessible to transportation and support­
ing facilities in the nea~·by King of Prussia com­
plex. There is also a smaller center adjacent to 
Paoli station. Currently there is a proposal under 
consideration by East Whiteland Township for a 
major office pal'k adjacent to the Morehall Road 
Interchange of Route 202. There may be possibi­
lities in the Exton and Lionville area in the near 
future. 

More Attention Is Needed For Quarry Land 
Preservation 

One of the essential needs of any society 
is earth products in terms of crushed stone for 
road building, for concrete blocks, for dimension 
building stone and other construction purposes. 
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Other more specialized earth products are used 
for such purposes as refractory linings and ce­
ment making. 

The most important mineral resource in 
Chester County is the limestone in the Chester 
Valley. These I imestone formations have been 
identified by the Pennsylvania Geological Sur­
vey as having sufficient economic worth. There­
fore, quanying activity is recommended as an 
industrial use in these areas. 

Commercial Areas 

Location Of Commercial Areas Is An Important 
Part Of The Land Use Planning Process 

One of the most important aspects of the 
land use plan is the location of commercial use 
areas. Commercial uses provide goods and ser­
vices necessary to surrounding residential areas, 
contribute to the community's tax bose, generate 
a significant number of trips and provide employ­
ment. Commercial locations are important 
considerations for other elements of the Plan, 
particularly utilities, Circulation and public 
facilities. 

Factors Affecting Eorly Commercial Development 
Provide Insights For Current Planning 

In the past major commercial areas within 
the County were located in the population centers. 
Examples of these commercial areas could be 
found in Coatesville, Downingtown, West Chester, 
Kennett Square, Oxford, Phoenixville, Malvern 
and Paoli. Smaller central commercial locations 
were located in Elverson, Honeybrook, Parkes­
burg, Atglen, Spring City, West Grove and 
Avondale. 

Until recently most of Chester County's 
commercial activity could be described as being 
part of central business districts. However, as 
urbanization pressures and mobility began to be 
more of a factor, regional and sub-regional 
shopping centers were constructed. 

New Commercial Development Reflects Acces­
sibility And Population Density 

New shopping centers differ from the es-
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tablished CBD commercial areas because they are 
more dependent on highway access and are not 
centers of established communities with associated 
professional, business and residential districts. 
Generally, shopping centers specialize in a 
wider variety of goods and services which are 
needed less frequently than the goods and ser­
vices offered in the CBD's. 

There has also been a marked increase in 
the quantity and size of strip commercial devel­
opments. Again, this trend reflects several 
important factors: rapid growth and urbanization, 
the built-up and congested nature of existing 
CBD's,and the availability of large amounts of 
relatively cheaper vacant land along the major 
traffic corridors. 

Amount Of Land Zoned For Commercial Uses 
Exceeds Current Demond 

Urbanization is not only affecting the 
character and location of commercial land uses 
throughout the County, but it is also affecting the 
demand for commercial goods and services. The 
amount of land which is now zoned for commercial 
uses exceeds current demand. This is a.reflection 
of the practice in a municipality of zoning large 
strips along major roads for commercial uses in the 
hopes of supplementing the community's tax bose. 
As is the case with industrially zoned land, this 
has the effect of keeping the price of commercial 
land lower. 

Generally Commercial Areas Are Currently In 
The Right Place 

Areas planned and zoned for commercial 
uses in Chester County areas ore generally in the 
right places. Most of it is located in established 
urban centers or along major transportation 
corridors, These areas are either currently served 
by public water and sewer facilities or are pla~ned 
for such service. 

The commercial areas shown on the County 
Land Use Plan are based on three primary 
sources: existing commercial areas, areas which 
are currently planned, or areas which are zoned 
for commercial activities by the municipalities. 
Thus, the Plan reflects the thinking of the local 
municipalities. 
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The County's commercial plan emphasizes 
CBD's which are essential to the sub-County 
regional planning concept. In addition, the market 
or service areas of the various central places 
generally reflect the planning regions which hove 
been proposed by the Planning Commission. 
Hopefully, CBD centers will be maintained and 
rehabilitated in the near future. 

Commercial Centers Are Shown Symbolically On 
The County Land Use Plan Mop 

The County's proposed land use map shows 
three categories of commercial centers. The 
largest red circles represent large scale, regional 
shopping centers. The centers affect land 
economics, land use and circulation patterns, but 
are not the economic centers of communities. 
There are two such regional shopping facilities 
shown on the Plan: Exton Mall in West Whiteland 
and King of Prussia Mall in Upper Merion, 
Montgomery County. 

The middle-sized red circles represent sub­
regional shopping centers. These centers are 
generally those with market ares of more than 
50,000 but less than 100,000 population, The 
effect of these centers on local land economics 
and circulation patterns is great. Generally, these 
areas are of a strip commercial design and are 
aesthetically unpleasant, An example of this 
type of center if the Thorndale complex in Cain 
Township. 

The smallest red circles on the proposed 
land use map represent central business district 
commercial areas located within established 
communities. In Chester County these centers us­
ually have market areas of less than 50,000 pop­
ulation, They have traditionally been the backbone 
of the County's commercial network. However, 
they have recently been threatened by the devel­
opment of regional shopping centers, by strip 
commercial development and by traffic congestion. 

CBD commercial centers are the central places 
around which sub-County planning regions are 
built. Each planning region in Chester County 
includes at least one CBD center. The hinterlands 
of the1e CBD's generally define the areas of the 
planning regions. 

Residential Development Plan 

Basic Residential Locational Criteria-­
Accessibility To Employment And High 
EnVfro;;me;11aT Qual Hy 

Of all the land use, residential land is freest 
to locate almost anywhere. Nonetheless, locations 
with the greatest accessibility or locations with 
valuable mineral resources are generally not 
available to residential development-- the cost 
of the land is too great. 

Two criteria are important in choosing sites 
for residential development: time-distance (from 
place of employment to home) and environmental 
quality. Residential land is generally limited to 
an automobile travel time of one-half to one 
hour from place of employment. The second 
criterion affecting residential location is the 
environmental quality and the real or perceived social 
quality of an area, The social and environmental 
quality of an area is determined by many factors: 
quality of municipal and school services, the 
level of taxes in relation to public service, the 
natural beauty of the surroundings, 'Pub I ic safety, 
quality of housing, etc. 

Pub I ic Water And Sewers Are Major Determinants 

Of all the public services, public water and 
sewerage are the most difficult and expensive to supply 
and thus I imiting to relatively dense development. 
The linked pipe systems must be continuous and thus 
they have a major effect on development in directing 
a more or less continuous and successive building 
outward from existing centers has the advantages 
in providing other types of pub I ic service more 
efficiently. 

Every municipality, the County, DVRPC and 
the Pennsylvania Department of Environmental 
Resources has adopted a basic sewerage plan unde• 
the Pennsylvania Act 537 to the year 1988. With 
few exceptions, the areas proposed for sewering 
are also accept able on the basis of topography, 
access to transportation, access to existing or 
planned employment and other criteria discussed 
elsewhere in this Plan. It is expected that more 
detailed sewerage studies will be made in the 
years ahead. 
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It would seem that this sewered land should 
be used with reasonable efficiency at reason­
able densities. The sewered areas are not the 
places for large residential lot.. 

In the density chapter it is suggested that the 
lot sizes in the sewered areas not be larger than 
one-half acre in terms of zoning policy. 
Exceptions would be flood plains, slopes over 
15%, major institutions and other planned open 
space. 

Overall density should approach four unit. per 
acre gross residential density as indicated in the 
chapter about comparative density. It is 
expected that a variety of housing types would 
prevail in these residential development areas. 

The Sewered Suburban Residential Lands Should 
Be Used Fully 

Since the sewered residential lands proposed 
for development are strategically located in 
terms of accessibility and natural conditions, 
they should be fully used consistent with 
environmental quality. The appropriate 
residential density always involves a trade-off 
between land, utility and transportation savings 
with these higher densities and the ecological 
social frictions. 

Density standards always involve a specific 
tailoring to a given site and locality, and thus 
no arbitrary rules can be given. Density 
always involves a trade-off between land and 
a more open environment. 

Many publications have brought out the 
fact that the PRD fonnat for most development 
is generally the best compromise between cost 
savings and environmental quality. It is 
expected that the planned residential 
development may become the prevailing pattern. 

There Is Ample Residential Land For Future 
Population Growth 

The developed and undeveloped areas 
within the 1985 sewerage plan were mea-
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sured and are available in tabular fonn in 
the Planning Commission office. 

The 1988 sewerage plan includes about 
125,000 acres out of the total County area of 
487,000 acres (just about 25% of the County's 
area). Of the 125,000 acres about 50,000 are 
wholly or partially developed. Even within these 
developed areas there would be some possibility 
for uti I izing some existing vacant lorn. Of the 
75,000 acres of undeveloped land about 20,000 
has been proposed for industrial, commercial and 
major institutional uses. Thus 55,000 acres 
remain for reddential use. Perhaps about 
10,000 acres might be deducted since this includes 
areas of steep slopes or alluvial soils. Thus a 
minimum of 40,000 acres exists for residential 
development within the proposed sewered areas. 
It is apparent that at an average gross density of 
four units per acre, there would be space to 
accomodate 160,000 new housing units. 

Plan For Agricultural Preservation 

It is hoped that the County Plan will encourage 
the preservation of agriculture by: (I) Guiding 
urban growth into suitable locations at reason­
able densities thus removing urban pressures 
from rural areas (2) Helping to develop 
a better pI an ned pattern of rural uses so that 
agricultural and urban uses con live together 
compatibly. 

In the past, land use controls that restrict 
usage to agriculture have had only limited 
application, and they usually were in effect only 
where there was voluntary agreement among the 
land owners. Thus, in West Nantmeal Township 
landowners supported ten acre minimum agricul­
tural zoning. Also, there is some exclusive agri­
cultural zoning for some of the best fannlands in 
Lancaster ond Berks Counties. 

The Pennsylvania General Assembly with Act 
515 of 1966 and the recent Fannland Assessment 
Act 319 gave major real estate tax concessions 
to agriculture and open land. There is also 
discussion and interest among planners and 
others as to the transfer of development right. 
that could help preserve agricultural lands. 



EXISTING SERVICE AREAS 

AREAS WH ERE PUBLIC WATER WILL MOST LIKELY BE 
AVAILABLE BY 1985 ACCORDING TO MUN ICIPAL 
AND COUNTY PLANS, AND LOGICAL EXTENSIONS 
OF EXISTI NG WATER LINES 

._,_._,_/.-_,.-.,. OCTARARO WATER CO. TRANSMISSIO N LI NE 

-----· CHESTER MUNICIPAL WATER AUTHORITY LINE 

d!!l~ EXISTING RESERVOIRS 

... PROPOSED RESERVOIRS 

------

* 

POSSIBLE PIPELINE FROM SCHUYLKILL RIVER 

POSSIBLE WATER SERVICE LI NE FROM CHESTER 
MUNICIPAL WATER AUTHORITY 

The pipeline route depicted here is only one 
o f several routes under consideration for 
poss;ble added water supply . 

Prepared by the Chester County Planning Commission 
for the Chester County Water Resources Authority t 
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Criteria To Be Used To Designate Agricultural 
Preservation Lands 

Some of the criteria used in suggesting those 
lands to be considered for agricultural prese1vation 
includes: 

I) Agricullural Quality of Soils- Refer to the 
map entitled "Agricultural Land 
Capabilities': This map displays the cop­
ability of soils in terms of agricultural 
potential. It is opporent that there are 
large areas of good agricultural soils in 
Chester County, 

2) Remoteness From Urban Pressures - Lands 
remote from the process of urbanization. 
can maintain their rural identity. 

3) Areas That Have Economically Viable 
Farm Operations - Those rural areas 
where farming is the prim:1ry form of 
livelihood should be maintained. 

4) Presence of Agricultural Support Facilities­
Serious agriculture needs support facilities 
such as agricultural implement dealers, 
feed grain sources, fertilizers, veterinary 
services and marketing sources. For the 
most part these essential support services 
are located in the western part of the 
County, often shared with Lancaster and 
Berks County farmers. Absence of these 
services in eastern Chester County is 
making serious agriculture there more 
difficult. 

5) Local Plans and Zoning- Townships with 
agricultural preservation as a goal and a 
willingness to entertain large lot zoning 
can help preserve agricultural lands, To 
be effective agricultural zoning should 
be at least len acres since this is the 
minimum size required under both Act 515 
and the recent Farmland Assessment Act 
319. Housing and other activities needed 
to support farming could be permitted in 
agricultural zones, but preferably on the 
poorer soils and steepe1· slopes. Sub­
divisions and non-farm related businessess, 
however, would not be permitted in 
agricultural prese1·vation areas. 
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Agricultural Zoning Would Need To Be Supported 
By County And Sub-County Regional Planning 

The present strong direction from the Penn­
sylvania courts is tho! zoning and public regul­
ations can not be used to deny essential needs 
of society. The courts suggest that an effective 
regional planning process might result in their 
reconsideration of the area basis upon which 
their j udgmen Is have been made. I I is hoped 
that the metropolitan plan, the County Plan and 
the resulting sub-County regional plans would 
be the basis for that planning process. 

It is further hoped that the courts will recog­
nize the need to preserve agricultural lands 
smce food and open space are also essential to 
the needs of society as they have recognized 
society's need for housing commerce and industry. 

Recreational And Other Public Open 

Space 

Over the years planners and those in recre­
ational professions have developed 11Standards 11 

for various categories of recreational open 
space. The earlier approach was to establish 
a somewhat arbitrary number of acres (suCh as 
twenty acres per 1000 population for regional 
parks) as the goal. The more recent "activity 
onalysis 11 attempts more complicated behavioral 
measures (such as number of square feet of 
swimming area per unit of population), These 
standards and their application to Chester 
County were analyzed in the 1973 study entitled 
Open Space Inventory. By either approach 
Chester County would be considered deficient in 
both local parks (554 acres of municipal parks in 
1970 versus a "need for" 1470 acres); and 
especially in larger county and regional parks­
having only 1670 acres versus a 1970 need for 
3,390 acres or a deficiency of 2,325 acres, 
These deficiencies 1 of course, would continue 
to grow with population increases and as the 
standards or goals also continue to rise. 

These standards may be criticized as being 
idealistic and may not take private open space 
and other alternatives into consideration, They 
were originally developed for small cities and 
may not realistically apply to I ightly settled 
rural or suburban areas, where there are many 
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alternatives for some areas in private recreation 
space and facilities. 

The lack of pub lie open space is, however, 
partially compensated by considerable private 
and semi- public open space, such as camps, 
golf courses, and arboretums within the County. 
Major recreational areas along the New Jersey 
and Chesapeake Bay shores and in the Pocono 
Mountain region are less than a half-day's 
travel time, The major private, quosi-public 
and pub( i c open space are shown on the mCip 
entitled "Recreational Land 11 and in statistical 
detail in the Open Space Inventory. 

In Chester County there is a great reluctance 
to involuntary acquisition of private lands for 
pub I ic open space. However, in some cases 
landowners can be persuaded to donate some 

lands, or to take advantage of federal tax ded­
uctible conservation easements. 

As of early 1975, it does not seem that there 
are public funds available in the near future 
from any level of government for major open 
space acquisitions. The State "Project 70" 
and "Project 500" funds are committed, The 
fiscal strains on county government suggest that 
large capital outlays for parks are not likely, 
Federal funds from the Bureau of Outdoor 
Recreation are reduced, and there is now a 
strong feeling that what funds are available 
should be spent for active recreation in "ghetto 
type" areas rather than for rural or suburban 
parks. 

Hopefully, the present fiscal difficulties 
may not always be the picture; and that long 
before the Year 2000, funds and public 
support may become available for a much more 
imaginative and active public open space 
acquisition. There is much public interest in 
outdoor recreation, and a gradual trend to more 
leisure time for more people, One hopeful 
sign is the new Housing and Community 
Development Act of 1974, which among other 
thinfJS would permit urban counties and other 
eligible to spend for recreation; 
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The County Plan Suggests Priorities For Future 
County And Regional Park Acquisition As Funds 
May Become Availa e 

The County Pion, however, can attempt 
some general proposals for additional larger 
county or regional park proposals, some of which 
are under serious thought for acquisition, They 
follow in appropriate priority order, Much 
additional work will be needed in future 
planning to prepare a more specific plan. 

I. Abandoned Valley Forge Hospital 
Ground Acquisition- The County 
Commissioners in 1974 made applit;ation 
for 53 acres of the abandoned hospital 
including a 9 hole golf course, swimming 
pool, bowling alley 1 tennis courts, base­
ball field ond other grounds with the hope 
that it would become a Iorge playfield type 
of active use county park, This park 
might serve as a testing ground for the use 
of and popularity of this type of active 
recreational pork for other locations within 
the County. 

2, Abandoned New Hoi I and Branch 
Acquisition- The County Commissioners 
in October, l974,mode preliminary 
application for the last of the state 
project 500 funds for the acquisition 
of 6.7 miles of the abandoned New 
Holland Branch of the Penn Central 
from the Route 30 Bypass north along 
the Eost Branch of the Brandywine 
Creek to Comog. This acquisition 
would make an extraordinarily valua­
ble hiking and biking trail, flood plain 
protection help, and nature observancy 
area. In addition, most of the line 
would be used for the necessary 
trunk sewer for the Marsh Creek Park 
and Reservoir. 

The abandoned West Chester - Frazer 
Branch may also have recreational possibi I ities 
and would hold the right-of-way should it be ever 
needed again for transportation. If additional 
railroads are abandoned they should similarly be 
held and reused as recreational lands. 
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3. Additional Brandywine Plan And 
Other Water Supply Reservoirs- The 
costs and difficulties of large- park 
acquisition, and the need for water 
based recreation is so great that it 
is unlikely that large reseJVation 
type parks will be acquired (unless by 
gift or some special price) unless they 
are also reservoir sites. 

Two of the reseJVoirs proposed for the 
Brandywine Plan and now completed are the 
large Marsh Creek and the smaller Struble 
ReseJVoir. They hove already some appropriate 
recreation. 

Additional rese1viors are being planned or 
considered on the East Branch Shamona, and 
the west Branch in the vicinity of lcedale, or 
a smaller alternative upstream near Birdell. 
It is hoped that these reseJVoirs could also be 
used for appropriate recreation as well as for 
water supply and flood control. 

4. Stream Valley PreseJVation- Flood 
plains, and other wetlands and 
slopes along streams have long been 
recognized as the most important 
lands to keep open and have proposed 
innumerable times in virtually every 
planning report for open space 
preseJVation. Although many of these 
ecological benefits can be obtained 
under private ownership, it is obvious 
that many more could gain the 
aesthetic and other recreational bene­
fits if some stream valley areas were 
available to the public, as is the 
Wissahickon Creek in Philadelphia. 

5. Additional Large Playfields in 
Populated Areas- If suitable land 
became available in either Eastern 
Chester County or in the West Chester 
area there would seem to be an 
opportunity for a Iorge playfield type 
of park with swimming, tennis, base­
boll and football to seJVe functions 
similar to the proposed park at the 
Valley Forge Hospital site. 
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6. Schuylkill River Frontage- River 
fronts have always been potential 
park areas ever since cities existed 
since the wc1ter aspects add to scenic 
attractiveness as well as providing 
flood protection and water quality 
protection. 

During the late 1960's the then 
Pennsylvania Department of Forests 
and W cJters, on the basis of consid­
erable study proposed a park and 
historic restoration project at the 
Black Rock ReseJVoir upsh·eam from 
Phoenixville. It would seem that 
this project might now be reconsidered. 
It would complement the Valley Forge 
Park. 

Other sites along the Schuylkill 
including some of the urban renewal 
land in North Coventry, may have 
some possibilities. 

Private Actions Will Have To PreseJVe Most 
Of the Open Space 

Because of the limited funds for public 
acquisition, the private actions will remain 
the major way open space can be preserved. 
Of particular importance in some areas is the 
role of the non-profit Conservation Trust in 
acquiring and holding tax deductible lands. 
Chester County is fortunate in having two 
such trusts serving the County which have 
both hod success in acquiring considerable 
I ands of an ecologically sensitive nature. 

The French and Pickering Trust serving 
northern Chester County, has acquired con­
servotion easements on many key porcels 
along the flood plain of French Creek. 
The Tri-Counfy ConseJVancy at Chadd's Ford, 
in oddition to an extensive environmental 
research program, hos acquired easements on 
nearly all the main stream of the Brandywine 
from Lenape south cmd some additional lands 
elsewhere. 
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Only Limited Progress Has Been Made In 
Preserving Historic Sites 

As an area whose historic roots ga nearly 
all the way back to the earliest European 
settlement in America, Chester County is un­
usually blessed with a rich historic heritage 
covering, in varying degree 1 America 1s 
architectural experience, particularly the 
colonial period as well as early rural 
architecture. Yet only in more recent years 
has any systematic effort been made to 
inventory and evaluate these sites. 

The most important single preliminary step 
is to secure registration on the Pennsylvania 
Inventory of Historic Places, and if the site is 
of sufficient importance, on the National 
Register of Historical Places, Placing a 
building or a site on either register makes it 
somewhat difficult to destroy them. 
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1970 EXISTING LAND USE 
Source: D V R PC Land Use Survey 

Other Re5idcntial 

(0.6%) 

Agriculture (51.1%) 

Undeveloped (32.0%) 

-._ / \ \~ OtherRe~ource 
_ ~ I\\ Production (0.3%) 

Manufacturing (0.4%) 

Trodo (0.5%) 

Uti!itio~ (0.1%) 

PROPOSED 1985 LAND USE 
CHESTER COUNTY INTERIM GENERAL PLAN 

Farm (12.7%) 

Futuro Development 
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SOU.. SURVEY INTERPRETATIONS ARE THE KEY TO FARM AND CONSERVATION PLANNING 

Use of land In accordance with its inherent 
ct~pt~billties is the basis of all fann and conser­
vation planning, and the soil survey is the key. 
Soil suveys were originally devised to Indicate 
the land that Is suitable for cropland, for pasture, 
or for only woodland, and the conservation treat­
ment needed for each. 

the U, S, Soil Conservation Service. The cate­
gories and even the colors are the same as used 
in the Individual fann plans prepared by them. 

Eight categories of agricultural land capabil­
Ity were designed by the U.S, Soil Conservation 
Service as defined below, although on this map 
categories V through V'II (these are not suitable 
for cultivation) were lumped together. 

The Chester County Planning Commislon ac­
quired (In 19 62) advance copies of the 72 detailed 
soH maps and during 1962 and 1963 hand colored 
the eight categories of agricultural capabilities 
via the established standards. These 72 maps 
were reduced to a single County map and color 
separations prepared. 

Agricultural land capability classes are de­
tennined by parent material, slope, soil depth, 
drainage, and erosion. They are not necessarily 
the same as productivity. Estimated crop produc­
tivity under average and good management is giv­
en in the soil report, 

In order to show a large county on a single 
small sheet, and thus the overall relationships, 
some of the categories had to be generalized and 
may oontaln other categories within a single in­
dicated category. More detailed interpretative 
maps vital for individual fann planning are on 

This map was based entirely on the detailed 
Chester County Soil Survey made acre by acre 
during the 1950's (and published July 1963) by 

file at the Chester County Planning Commission, 
or may be learned from the raw data maps in the 
published soil survey. 'Further help and individu­
al detaHed fann plans are available without charge 
on application to the Chester County Soil and 
Water Conservation District. 

AGRICULTURAL LAND CAPABILITIES 

Land Suitable for Regular Cultivation 

r-'l lliW (5,022 acres, l% of the County area)- These 
L......J soils have few or no conditions that limit their use. 

They are deep, well drained soils and are level areas found 
on uplands and silty soils on flood plains. They can be cul­
tlvllted safely without special conservation treatment. 

r-lllilll! (255,529 acres, 52.5% of the County area)­
~These soils have some natural condition that limits the 

kind of plants that can produce or that, when cultivated, call 
for some easily applied conservation practices, The soils are 
found on gently sloping areas, are deep to moderately deep 
and well drained to moderately well drained. There are also 
shal low soils In this class that are well drained anli foLlnd 
on ne11rly level areas. 

Class III (57 ,933 acres, 11.9% of the County areal­
These so lis have more serious or more numerous llmltll­

tlons than those In Class II. The limitations may be natural 
ones- such as steep slopes, sandy or shallow soils, ortoo 
little or too much water. Thus ti1ey are more restricted in the 
crops they can produce, or when cultivated, call for conser­
VIItion practices more dlfficuit to Install or keep working ef­
ficiently. 

Land Suitable for Oceailional Cultivation 

~ (72, 195 acres, 14.9% of the County area)­
These soils have several limitations that restrict the 

kinds of plants they can grow . They are suitable for occa­
sional but not regular cultivations and require very careful 
mane~gement. These soils are usually more severely eroded 
or have more excess water than those In Class III. 

Land Not Generally Suitable for Cultivation .vati.Q.n 

-

Ciess V (13,401 acres, 2.8% of the County area)­
Class VI (57, 835 acres, 11 .9% of the County areal 

ClassVII(20,571 acres, 4.2% of the County area)- The se- ~ 
vere limitations in these groups are wet land, steepness of 
slope , erosion and stonlness. The lower slopes can be useq, 
for pasture but the most intensive use for the remaining areas 
is woodland, wildlife, food and cover, recreation and water 
supplies. u 

Source: Chester County Soil Survey Report 
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Resklential 

Multi~Unit Structures-apartments, condominiums coopera· 
tives,.mobile home parks (with 10 or more units per acre). 

Urban-single unit structures on lots of less than 5,000 square 
feet, or double homes, row homes and townhouses which aver­
age less than 5,000 square feet per unit. 

High Density-areas with residential densities from 5,000 to 
11,999 square feet or approximately Y4 acre per unit. 

Medium Density-areas with residential densities from 12,000 to 
29,999 square feet or approximately 112 acre per unit. 

Low Density-areas with residentiat densities from 30,000 to 
69,999 square feet or approximately 1 acre per unit. 

Rural Density-areas with residential densities from 70,000 or 
more square feet or approximately 2 acres per unit and agricul­
tural uses. 

Central Uses 

Public and Institutional-public and private schools, lodges, 
public buildings, cemeteries, hospitals, union halls, utilities (ex­
cept water reservoirs), and railroad right-of-ways, major highway 
right-of-ways if on plan separately. 

lndustriod-all categories of industrial uses and related offices 
and parking areas. 

Commercial-offices, wholesale and retail businesses, ware­
housing and associated parking areas. 

Open Scace 

Re«:reational-public parks, including flood plains designated as 
parks, golf courses, and other public and private recreational 
uses. 

Conservation-flood plains, wet soild, high slopes, public and 
private open space, historic districts, woodlands, and water sup­
ply reservlirs. 

Comprehensive Plan In Process 

No Comprehensive Plan 

Published 1974 

ATGLEN PARKESBURG 
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Composite Land Use Plans 
As Proposed By Municipalities 

Or Their Consultants 

Basic authority over land use controls in Penn­
sylvania is vested in municipalities so that plans 
at this level should most closely reflect what type 
of development is proposed. This map shows the 
generalized land use categorie:; as proposed in 
municipal comprehensive plans. Municipalities 
without any patterns did not have completed 
plans when t~t; map was prepared, although 
some of these-·ao have zoning, a situation at odds 
with the Municipalities Planning Code which re­
quires that zoning ordinances refer to a plan or 
detailed statement of community objectives. 

Categories shown on local plans were review­
ed and placed in the general categories on this 
map. In this process several guidelines were fol-

lowed: When severa l densities were allowed in 
one district the most dense use is shown. When 
clustering was allowed the average number of 
units per acre was used to determine the cate­
gory, in most cases P~D densities would follow 
this guideline. lf no densities were provided the 
zoning ordinance was used to determine the 
category. When a municipality used a sliding 
scale based on the prOvision of sewer and water 
service to determine density, districts were 
mapped on the basis of County sewer and water 
plans and data. lf the whole area on the local plan 
is not within the service'" area for sewer and/or 
water the majority of the area determined its 
category. 
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Residential 

Multi-Unit Structures-apartments, condominiums coopera­
tives,.mobile home parks (with 10 or more units per acre). 

Urban-single unit structures on lots of less than 5,000 square 
feet, or double homes, row homes and townhouses which ave·r­
age less than 5,000 square feet per unit. 

High Densjty-areas with residential densities from 5,000 to 
11,999 square feet or approximately V4 acre per unit. 

Medium Density-areas with residential densities from 12,000 to 
29,999 square feet or approximately V2 acre per unit. 

Low Density-areas with residential densities from 30,000 to 
69,999 square feet or approximately 1 acre per unit. 

Rural Density-areas with residential densities from 70,000 or 
more square feet or approximately 2 acres per unit and agrirul­
tural uses . 

Central Uses 

Public and Institutional-public and private schools, lodges, 
public buildings, cemeteries, hospitals, union halls, utilities (ex­
cept water reservoirs), and railroad right-of-ways, major highway 
right-of-ways if on plan separately. 

Industrial-all categories of industrial uses and related offices 
and parking areas. 

Commercial-offices, wholesale and retail businesses, ware­
housing and associated parking areas. 

OpenScace 

Recreational-public parks, including flood plains designated as 
parks, golf courses, and other public and private recreational 
uses. 

Conservation-flood plains, wet soild, high slopes, p_ublic and 
private open space, historic districts, woodlands, and water sup­
ply reservlirs. 

Zoning In Process 

No Zoning 

Published 1974 

PARKESBURG 

M A,. .... .,.. R y 

The P"'f<''"tion of the >Oport WOI linonee<l io por! 
tl,coogh o compcehen<ive plann ing g rcnt !tom the De­
portment of Hou>ing ood Ud,on Devel<>pment, u..de< 
the p<ov loiom of Se<tioo 701 of th~ H<>J>ing Act of 
195~, a! amended and O> O<lministered by the Bur'"'u 
of Planning, Penn>y lvonio Deportment of ( .,.. monity 
Affair>. 

ELVERSON 

L A N D 

WEST GROVE 

• 
S\;ALE IN MJLI>S 

........ 

AVONDALE 

SPRING CITY 

... , . .,. 

MALVERN 

,.., . ., .. 

WEST CHESTER 

DOWNINGTOWN 

Composite Zoning 
As Proposed By Municipalities 

Or Their Consultants 

Basic authority to control land use in Penn­
sylvania is vested with the municipalities. There­
fore, municipal zoning ordinances most closely 
reflect where the various types of land uses are 
allowed to occur throughout the County. 

This map shows local zoning district regula­
tions placed within uniform land use categories. 
Categories on this map were specifically design­
ed to be compatible with those on the compos­
ite land Use Map. Municipalities without any 
patterns did not have adopted ordinances when 
this map was prepared. 

During the process of placing local zoning 
within uniform categories several guidelines 
were followed; When several residential den­
sities were allowed in one zone, either directly 
or by qualified special exception, the most 

dense use was shown. In cases where different 
types of uses were alloWed, commercial was 
given precedence over residential, while indus­
trial was given precedence over both commer­
cial and residential. If clustering was permitted 
and resulted in a higher gross density than was 
normally allowed within a zone, the higher 
density was used on this map. PRD gross den­
sities were not used to establish a zone's cat­
egory, even though they were permitted with 
different standards for the separate residential 
zones. When a municipality used a sliding scale 
based on the provision of sewer and water ser­
vice to determine density, zones were mapped 
on the basis of County sewer and water plans. If 
the whole area in a local zone is not within the 
planned sewer and water service area the ma­
jority of the area determined its category. 
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Land Use 
The land use pattern as it has developed in re­

spo nse to the forces of history, geography, ge­
ology, and changing economics and technology 
is the starting point for all planning, since we 
must begi n from where we are now to plan for 
better use of the land, and correct past misuses 
and abuses. 

The Chester County Planning Commission 
gave early emphasis to preliminary generalized 
existing land use studies. Initial surveys were 
made during 1960 and 1%1 by the then County 
planning consultants, Harkins and Alvare. Dur­
ing 1962 and 1963, additional detail was added 
using such sources as aerial photographs and the 
tax records. from the data collected, the first 
generalized land use map of the County was 
published in 1963. 

As stated in the title, this map represents the 
uses of the land as they existed in 1972. The actual 
period of survey was from early summer of 1972 
through September of that year. 

A special feature important to an urban fringe 
"county like Chester (and not shown on most 
usual land use maps) is the separation of agricul­
tural land into basic components of crop and 
pasture. The predominant agricultural use is 
shown, which recognizes that some good crop 
land may temporarily be idle. 

The map generally shows actual use rather 
than function or ownership; but where possible 
ownership-function is also shown as border out­
lines. For example, the prison farm is shown as 
cropland; but the ownership boundary is Insti­
tutional b lue. 

EXISTING LAND USE - 1972 

D RESIDENTIAL 

D APARTMENTS 

D COMMERCIAL 

INDUSTRIAL 

INSTITUTIONAL (Public & Private) 

D UTILITIES AND TRANSPORT A liON 

AGRICULTURE- MEADOWS & PASTURES 

D AGRICULTURE - CROPLANDS 

WOODLANDS 

RECREATIONAL (Public & Private) 

WATER BODIES 

OvACANT 

Source: Field Surveys, Aerial Photographs, Tax 
Records, Municipal Planning Studies, Secondary 
Source Documents. 
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The p«opo•oli"" of ohe .eport ""' n""n<ed in ~"' " 

l~ro..gh a <ompre h..,,ivo plann ing grnnt frnm the De ­
por1Mon1 ol Ho.,1ing aod l!rbon Dove l"f"'onr , undor 
tho pr.,.itiono of SO<Ii"" 70f of t~e Hoo1 in9 A <I of 
19S4 , OJ omonOod ond 01 admini1 l0rod by lho llmeao 
ol PloMin&. PoMty lvonio Doponmenl of C"'""'...ni>y 
Alfoir>, 

1'\J&USHEil 'y THE CHESTER COUNTY PL\NNING Co-ISSlON 
COURT NOI.t$1' ANNEX WI'S! CNESTER. PENNSYL YANIA 

.......... 

... ., ... 

,. . .,.,.. 

,. .. , .... 



........ 

D Sewered Suburban Residential Development 
The<elo ,.,.ldentiollond proposed for !Ub<rrban de<nitie< and where,_,.,, ore propo .. d in pr....,nt 

plaM. lhe Count~ Pion doe< nor anempr to !Ugge<t spe<:ific houslnB densill"' or ml•"' of >1ructural rype<, 
otl1er th•n the denoiry >hould t>. enoush latle.iSione-hallocre k>l<)to )u01lfy public ,.WOfO. I! losun.,ted 
rhtt d...,elopment should over>B< about 4 uni" pe.- aoe. with s.omewhat 111Bher densll)' In the urban node<. 
PRO"o ore P"tlcular l~ a pp<opriote. In genenlthe County Planning Comml"lon '"88"'" that gross r"'l· 
dentlol, rl• pe.- O<fe for onoChed townhou..,, and four per ooe for slnglelom lly. In d...,elopment """• • 
mulmum lot ol<e of Yr acre (2 dwelling units P"' acre) i< "'88"'ted. 

D Future Development Reserve 
Th"'e oreao cou ld r,,._ development potential but are not actual ly n.,..de<l for development until well 

beyond 1'!M. Th..., land< could t>. reoched at wme future lime by exten>looo of reslonal oewe"· but that 
tlmeli a long woy off. Since. It io not to foreo.,.. futu re n~ed• in tl1e,. are.,, tl1ey shou ld <emoln In Iars~ lot 
•onlnB for the pr...,nt. In some <:a>e> limited pcack•se plont> or los<><>m> might be conoid..-ed, If they are 
otl1erwl<esultoble. 

D Agricultural, Conservation 
and Limited Rural SeHiement 

This atqory contoln< prime aopland ond f"'ture land. Hopefully, mort of thio land will remoln In 
lorm<. Many are vlabte productive farm>. and th lormer< '"' committed to po-...,rvlng agriculture. The 
<atqory al<o Includes""""' environmentally "'mitive lands, """P ok>pe< ond !load ploln<. Much wood­
land io ols.o pr....,nl In thi< c.otqory. 

In Be,.... of terms, th lando In tbio category Ofe not..,iloble lor de""' de>-elopment.l!.egk>naloewers 
ond water $Upply ore not proposed for these lando in the foreoeNble future. Larse lot oonlnsh rK<>rn· 
mended In term• of rO<idential u..,. 

• Commercial 
No attempt Is mode in rhe County Genero l Plan to di<tingui<h amon~ variou> typ"' ol commerdol u .. o 

•uch '" hlshwoy, >hopplns center. Iorge and small buoine" diltrir:t. 

Regional Center 

Highwoy oriented commercial and service comple.es with market areas ol approximately 100,000 
person<. 

Sub~Regional Center 

Highway O<lented commercial ond >ervice o<:tivities with market are01 of approximately ~.000 ,..rs.ons 

• Central Business District 

~ lndustri;ll 
L•nd 1enerally >Uited ond zoned for indumiol development. Municipal >nd <Ub-r:ounty reslonal plan· 

nln8 should lu!lher define pe.-lom>ance >1andard> for indu>tri•l zonins def>Onding upon conditions In 
••d• re1ion. 

• Institutional- Public & Private 
Tl1o"' are lond• under public or private owne1>hip thot >hould rem•ln open. Included ore larse oci10<>I 

sites with reo-earionallacil iti .,, and other private in>titutional sround. 

• Parks & Recreation 
The,., are Iondo under public or pdvate owner>hlp that shou ld remain., citizen""" for re<rntlonol 

use>. Included here are pari<~, arboretum>, golf cou"""· etc. 

Flood Plains, Wet Soils and Sleep Slopes 
Th"'e ar~ ar<a> that >hou ld remoin und.,.elof>"d b=>u .. .urfoce cond ition s moke building dllflo:ult '' '''"'"'if."' 

•nd very e•f>On~ve. FIO<>d plain< and wet ooad ho.e beo.n idenr;t;ed from the wil clmificatlon> of USDA 
Sci I Con~varion Ser>ice. St""P >IOf>O>incfude •II "eas<Wer 2W•; the,.>lopes were oloo define<! from Sell 
Con .. rvarlon Setvl<e Data. 

Highways 

():!STING PROPOSED 

--------
M>)or Four L•n• --

Commuter Rail Service 

EXISTING PROPOSW 

Se.vice line> 

bl.,lngStation> • 
0 

,JC Water Bodies 

COUNTY TOTAL V.ND AREA - 4M,QII7 oo .. 

M A ,..,.. ... R 

0 

y L A N D , ....... 

.. ....... 

0 

CHESTER COUNTY 
INTERIM COUNTY PIAN 

Published 1974 

The proposed Ch"''"' County lntOfim County Plan io the fir>1 oveull 
<tatement of the Chester County 91anninB Commission dealing with bnd u>e 
ond developmentol tlmlns. As oppropriote to a County Plan the definiliOft> ore 
mO<e sene<ol thon for muni<ipcal planning; ond the cotegori<-> >loould be 
hmher dellned In munlclpol and S<Jb-<o<mty resk>nol pionnins. 

The lnr...-im Pion wa< booed upon • greot many factors, >Orne of the moot 
lmporront WOfe: 1he notutalle.atures of the count)' (slope, flood pl•lns, and 
woodl•nd>l, exi>linsland u .. , the Counry"o hi8hway and tron>it plan, "''I" of 
PRO location ond development trends and accO<<ibility ro other urban a<ti•i· 
""'·'"d "''"'"8 munlcfpol pl•n>. 

The mojor obj..:tlve of the County Plan i• to rurtail the m•ny ,.,,..,of 
urban >prlwf and «ltterotion, costS ond ,. •• farmland and o,..n •poce. 

The Coun!y Plan propo"" mo<l urbon !ypt d~velopMent ~ concentn!«< 
within the""" of the 19M Sewe•ase Plan. About 119,000 acres (251'• of the 
County! would !huo be in the development area•- Approximately 70,000 of 
rhe>e '""' 1re undeveloped. of which about 40,000 are resident iolly zones. At 
about 4 unlll per a«e this fond would accommodate OVOf 160.000 hou>lng 
unit<," le"' five time< tOe County e>timated 10-yeor needs of about 11.000 
unlto. 
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MOST PUBUC RECREATIONAL LANDS ARE THE ANCHORS OF THE 
TOTAL OPEN SPACE 

Most of the open space that should be preserved In Chester 
County for conservation, water protection, flood prevention, 
agricultural land preservation and for a pleasing living environment 
must remain under private ownership. The relatively small percent­
age under public or seml- publlc ownership available for active rec­
reation Is the most Important of all. 

This map shows the location and approximate area of most of the 
lands available for recreation. Public means land owned by a govern­
ment or publlc school board . Semi-public /private Includes prtv;:ote 
schools , non-profit camps , Institutions , foundations, country clubs, 
some camps. 

Country Club & Golf Course 

Swim Club 

Playground & Athletic Field 

Camp 

School, Public Institutions 

fbrk, Woodlor1d 
( h State Game Lands} 

Private & Semipublic 

Governmentally Owned 

' ') 

(\ /) 

~ 

-i Z) 
_i ___ ---==---- -------· 

STATE OF MAi\"LA!>ID 

'" 

RECREATIONAL 

LANDS 

1968 

CHESTER COUNTY 

PENNSYLVANIA 

I'UIUSHil> lY 1Hf OlfSIU COUNTY~ ~SOON 

CCM!r IIOUSf- Wl$1 CMOIH, ~VAN4 
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URBAN SUITABILITY SOIL MAP HAS GREAT VALUE FOR MANY PURPOSES 

!>' ...... 

Basic soil properties such as texture, depth 
to bedrock, depth to and seasonal variation in 
water table , slope and drainage have recently been 
found to have great value for many urban as well 
as fanning purposes. Urban soil interpretation 
is a new field with much still to be learned; but 
soil surveys are useful for indicating relative suit­
ability for septic tanks and cesspool sewage 
disposal, _sanitary landfills, landscaping, and 
many engineering purposes such as airports and 
foundation suitability. 

Deep, well drained soils that are suitable for 
septic tanks also tend to be suitable for many 
other uses such as sanitary landfills, golf 
courses, cemeteries, trees and shrubs ,farmlands. 
Conversely, shallow, orwet, or floodplain soils 
tend to be unsuitableformost of these puqmses. 
More detailed information is available in the text 
and in the official published soil survey report, 
although the septic tank information in the map 

URBAN SUITABILITY 

-

Suitable (36, 63S acres, 7.5% of the County) - Deep, 
well drained soils w1th s lopes of 0 - 15%. This group 

is suitable for al l type of buildings, and is suitable for on 
site sewage disposal because it has good penneability and, 
in most inst<mces , does not have a. ground water pollution 
problem. 

~Variable Probably Suitable (199, 758 acres, 41.4% of 
L______J the Co1.lnty) -Moderately deep , 1.lS1.laliy well drained 

soJis with slopes 0 - 15%. This group is usually suitable 
for all types of buildings on the gentle slopes, and residences 
and small buJidings on all slopes. The minor restrictions 
to these sops are the nearness to bedrock. Detail/ explor­
ation should be made on the Glenelg sOils , partio1.llarlythose 
over mica schist bedrock in the soudlem part of the Co1.lnty, 
when considering a site for heavy buildings since this soil 
Is often underlain by saprolite (rotten)rock. Even though these 
soils are classified as well drained and permeable and are usu­
ally suited for on site sewage disposal systems, the Glenelg 
soils m1.lst be checked for permeability with a "percolation " 
test to determine feasibility of each site. * 

r------1 Hazardous - With Gro,nd Water Problems (Solis over 
L______j limestones 20,613 acres,4 . 3%) These soils are 

deep and well drilined, except for the Hollinger which is 
shallow, with slopes 0- 15% . These Soils are suitable for 
most types of buildings but care should be taken to determine 
if sinkholes or underground caverns are present under proposed 
building sites. 

These soils have excellent permeability, but very often 
the seepage from on site sewage disposal systems reaches 
the underground channels, thereby polluting the ground water 
supply, Excavation problems are extremely variable. 

~Conditional-Too Shallow (72, 496 acrcs,l5. 1% of the 
~County). Major restrictions in this group are nearness of 

bedrock to the surface, difficulty in excavating for basements 
and sewage disposal systems. 

This group of soils is shal low and suitable for all build­
ing types on the more gentle slopes and residences ·on slopes 
of 0 - IS%. This group of soils Is classified as well drained, 
but beca1.lse of the shallowness satisfactory on site sewage 
disposal systems are difficult to install properly so they will 
function satisfactorily. 

~Uns,itable-TooWet (66, 12lacres, 13.7%ofthe 
~ Co1.lnty area) These soils are deep to moderately 
deep, moderately well drained to poorly drained on slopes 
0- IS%. The sons that are moderate ly well drained such as 
Bedford, Beltsville, Conowingo, Glenville, Lehigh, and 
Readington can be 1.lsedwithcare for most types of buildings, 
but on the somewhat poorly to poorly drained soils, the land 
can be used for residences and other small buildings if the 
basements are sealed or fill is used to raise the basements 
above the water table, 

This group Is 1.lnsultable for on site sewage systems, 
and If buildings are constructed on these soils, public sew­
age sYstems should be available • 

.. Unsuitable- Flood Plain Soils (27 ,527 acres- 5.7% 
of the County) This group is subject to overflow of 

high waters from streams periodically, and sho1.lld never be 
used for b1.liiding sites. 

-

Unsuitable- Excessive Slopes and Stoniness (59,327 
acres, 12.3% of the County) Grouped in this category 

are all areas having slopes steeper than 15% regardless of 
the type of soil. 

There may be many residences and small buildings on 
slopes up to 25%, and people will continue to build on these 
steep s lopes. If b1.lildings are constructed on these s lopes, 
it should be confined to the deep well drained soils and ex­
treme caution should be taken with the foundations and sew­
age disposal systems . 

Source: Chester Co1.lnty Soil Survey Report 

*Black tint over V.uiable soils indicates either 

areas of Neshaminy or Montalto soils which may 

influ.,nce the handting of rl<:!tergents _ 

M 

and text of this report supersedes that in the 
official report. 

The seven urban suitability categories as de­
fined below, partioularly for in ground sewage 
disposal by septic tanks and cesspools were de­
veloped on the basis of recommendation 'of the 
State Soil Scientist, U.S. Soil Conservation Ser­
vice, and the Pennsylvania Department of Health, 
and is the latest information as of the summer of 
1963. Continuing experience may result in more 
refined definitions. 

This map is a composite and reduction of 
interpretations made from the original large­
scale soil survey map essential for individual 
preliminary site evaluation, and may be slightly 
generalized. More detailed color interpretative 
maps are available at the Chester County Planning 
Commission Office, or in raw data form in the 
officially published soil survey report. 
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