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SECTION | GOALS

A framework of reference ~ a compre-
hensive plan - wos 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 Monogement
Plan of 1972 were responsive to state stimulus
and required comprehensive approaches which
were followed by the county. Indeed the very
nature of the studies ond the plans that were
eventually prepared made municipal boundaries
less distinct, They gave clear evidence that
vihere problems existed that were mutual to two
or more municipalities, the inviolability of
boundaries receded as a principle,

Further stimulus taward comprehensive
approaches was created by federal fegislation
and the imposition of the provisions of variaus
acts an all municipalities. Chester County's
participation in the federally subsidized plann-
ing assistance progrom acceleroted the mave to-
ward deoling with county concerns in a more en-
compassing foshion,

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

"To pravide 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 initiol guide for future development in the
County”,

In order to develop the Interim County
Plan to ifs present stage, some bosic goals had to
be pursued, goals which attempted to occommo-
dote lacol, county, state and federol interest ond
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 Plonning 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

ta provide guidance so that citizens have
occess to living accammadations thraugh awner-
ship or other arrangements, that are commensurate
with their ecanomic stotus and human dignity, that
provide safety from the natural efements, and are
sofe in construction or use,

Sacial Service

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

Econamic Development

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



to meet the needs of the employer, ond to promote
condifions which enhance the ability of organizotions
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,

Public 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-
fians -- services that are compatible with the citizen's
physical needs and economic status,

Transportation and Circulotion

to promote the utilization of private means
and to provide public services for the safe mave-
ment of people and goods for business, pleasure,
and other activities within and amang communities
of the county and to other counfies or states,

Natural Resources

to suppart actions that provide a physical
enviranment thaf appropriately balances the need of
economic development and recreational opportunity
agoinst the immediate ond long-term desires of the
citizens for space, notural beouty and environmentol
purity.
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INTRODUCTION

Many Existing Conditions Influence The Plan

There are some basic condilions present
on the lond that effectively assist in shaping
the fand use plon. Some of these condifions
are relotively fixed, i.e., natural features,
existing lond use, and transportation systems.
Other conditions are somewhat less fixed but
still significont land use shapers, i.e., govern-
mental policies, population and employment
development trends. Several of these condi-
fions are presented in this section.

Natural feotures are the most fixed de-
terminants; these include soils, fopagraphy,
geology and drainage. These notural feotures
hove been particularly considered in the de-
velapment of the lond use plon, Lonation of

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

Existing land use, the transportotion net-
wark, end water and sewer systems, although
naot as firmly fixed os natural features ond lo-
cotioh, are significant conditions thot in-
fluenced the resultant lond use plan. Govern-
mental decisions bearing upon the dbove also
played a significont role in formulating the
plon.

This section is designed to present an
overview in concise form of the background
infarmotion that ossisted in formulating the
plon. The lengthy detailed bockground dota
is ovoilable in several reports, tables and
mops in the Plonning Commission office,



NATURAL FEATURES

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

The natural feotures of Chester Caunty
form the setting for the varied human activities
which take place throughout the County. Al-
so, they ore a major force influencing what
ond where these activities can take place.

For these reasans the natural environment is
the first factar considered when planning for
future land use development, The natural
feature elements impartant in the planning of
Chester County are topography, geology,soils,
drainage and woadlands. Althaugh most of
the limitatians dictated by these natural feat-
ures can be avercome to suit man's needs, the
costs to overcome these limifations could be
very high and less pleasing aesthetically.
Therefore, a tharough understanding of the
physical conditions is necessary before con-
sidering how and what changes shauld oceur.

The existence of many varied landforms,
vegetation types and geologic formations con-
tribute to make Chester County an areo of
unique nafural beauty, Conscientious plan-
ning in the lacotion of develapment can serve
to mainfoin the attroctive surroundings we
volue so greatly.

Slope Of The Land Shopes Development

Chester County [ies wholly within the
Piedmont Province of the Appalochian High-
lands, which is an area of complex rock for-
mations and gently to steeply rolling topo-
graphy. It is the percent of slope, os it relates
to the londscape, that is the mojor land feo-
fure which permits or limits the type ond extent
of growth which can take ploce.

Steep slopes severely [imit the amount
and type of development, for the steeper the
slape the greater the difficulty for man's utili-
zatian. Fifteen fo twenty percent of the
County's land area is in slapes in excess of
15%. Included in this plan document is the
recent Caunty slope mop indicoting four cote-
gories of slope. Major areas of steep slopes
are along the various creeks in the Caunty,
particularly the French, the White Clay, the
Brandywine as well os the North and Sauth
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 fo this are the city of
Coatesville ond from Malvern eastward along
the South Valley Hills of the Chester Valley.
Slope mape is in jacket of this document.

Geology Is Responsible For Topographical
Character, Resultant Sail Condifians And
Affects Ground Water Supply

For the most part, Chester County is
underlain by deeply weothered, old, camplex,
hard crystalline rocks. 1t is a complex of
granifes, gneisses, quartzifes, gabbros and
schists. The geological exceptions to this,
are the [imestones and dolomites of Chester
Valley and the sandstones and shales in the
Schuylkill Valley,

The geology has been weathered and
eroded creating a landscope of gently undu-
loting to steeply rolling country. Generally,
the geologic ridge-like formations of that
landscope have on orientation of southwest
to northeast. Major streams cross much of
this surface tilf of the Piedment.



Most of the soils were formed in place
from the weathering of these crystalline and
sedimenfary rocks, Nearly 80% of the County
is underlain by soil associations formed from
mico schists, gneisses and refated meta-igneous
rocks. About 13% are soils resulting from
sandstone, shale and timestone formations,
These soils are primarily locoted in Chester
Valley ond near the Schuylkill River in north--
ern Chester County.

Ground water supply, becouse of the
preponderance of ignecus ond metamorphic
rocks, is likely not o reliable source for large
supplies of woter, This is due to the low
porosity and permecbility of these kinds of
bed rock, which mecns they cannot store or
transmit large omounts of woter. The poorest
yields occur with the gabbros, dicbases,
granitic gneisses ond quartzites {about 0=10
gollons per minute). Regions underloin with
Wisschickon schist yields are slightly higher
ronging from 10 te 20 gpm.

Ground water yields in the region of
Triassic sediments (northern Chester County)
are the County's most substantiol sources.

In the Stockton formation yields overage
over 100-150 gpm while yields throughout
the rest of this region ronge from 20 to 60
gpm.

The limestones underlying Chester
Volley are variable in their ground water
yields. As much os 1400 gpm has been found
in Chester Valley. The mojor problem is the
possibility of ground water contaminotion in
the solution limestone woter channels,

Most Of County's Streams Drain To Delaware
River,

Drainage is the nafural downflow of oll
water fo the sec ond the mode by which it
travels --~- whether thraugh surface ditches,
gullies, streoms, or rivers, Chester County's
bosic surface drainage flow is from northwest
to southeast,

Several stream and river systems droin
Chester County lands, The Brandywine Creek,

which rises in the Welsh Mounfains in north-
western Chester County, drains the largest
single percentage of the County lond orea -
37%. The Schuylkill River, which forms
the northeastern boundary of the County,
drains almost 24% of the County.

Other streoms forming the remaining
major droinage basins offecting the County
are the Clay, the Octororo ond Elk Creeks.,
These streoms plus the tributories of the
Delaware River droin just aver 39% of the
lond within the County.

The streams serve the County in several
ways: sources of drinking woter, dischorge
points for sewage effluent, ond places pro-
viding o voriety of scenic ond recreational
areos.

A detailed analysis of the physicol
environment of Chesfer County is contoined
in the report entitled Natural Environment
and Plonning. Copies of this report ore
avoilable in the Plonning Commission office .




THE REGIONAL SITUATION

Chester County's Location Within The North-
et Metropolitan Carridor Has Influence On
Land Use Develapment

Alang with mony ather caunties on the
seaboard of nartheastern United States,
Chester County is included in the region
named Megolapolis. This area is the most
urbanized region in the United States, and
Chester Caunty is along the central axis of
it if a line Is extended from Boston to Wash-
ington, D.C, See map on follawing page
entifled "Urbanized Nartheostern Unifed
States", Some of the important implicotions
of this location are the following:

Population Densities and Charocteristics

Although Chester County has a rural land-
scope character, only a small percentage of
the total population is classified rural farm
(55% 1s classified rurol but most are rural non-
form). The County's population is expected
to reach obout 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 Stotes.

Easy Access Within The Region

A chief advantoge of Chester County's
strategic megalopoliton focotion, os indus-
trial development publicotions proclaim, is
its nearness ( in fime and/or distonce) to
mojor national markefs and to the centers of
cultural activity. Access fo New York City
and the national capital ot Washington by
car or train is only about hvo to three hours
away .

The region is fayored with recognized
educational, cultural, historical, medical

and shopping facilities. Summer and winter
recreation are within o few hours of driving
time.,

The easy access indicated above is
possible because of major highway systems
in the immediafe area {Pennsylvania Turn~
pike, Interstate 5, U.S. | and U.S. 40).
It is facilitated by the railroad systems of
Penn-Centrol and Reading.

Some industries ond businesses in Chester
County have access also to the port of Phile~-
delphia, a major water facility on the At-
lantic Seaboard. The waters of both Delo=
ware and Chesapeoke 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 lorger region and the re-
gion's facilities such os major highways, roil-
roods and utilities, Therefore, local compre-
hensive plans must be odjusted to fit the re~
gional framework.

Quolity of Physical Environment,
In Chester Caunty

Chester County is relotively free from
noxious and obnoxious pollufonts found in the
Wilmington-Philadelphio region other than
those produced within the County. The County
is locoted upwind from the major sources of
oir poliution.

Most of Chester County displays a rural
to semi-rural appecrance, and it has oftrocted
o number of new residents becouse of this type
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of landscape. At the same time such residents
can commute to employment centers in the
Philodephio=Wilmingfon areas in « resonoble
amount of time.

The Availability of Public

Transportation

Southeastern Pennsylvania probebly 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 ond integrate it with the
bus ond subway systems. The Southeastern
Pennsylvania Transportation Authority (SEPTA)
was creoted to own end operate major frans-
portation facilities as an integrated system.

The three radial corridors in Chester
County -=-- Chester Valley, Schuylkill Valley
ond LJ.5, Route 1 —~-== are also served or
should be served by rail lines. 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 maoke these commuter lines 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 [ines.

Significance Of Federal
Metropolitan 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 Metropoliton Statistical Area (SMSA);
Chester County is part of the Philadelphia
SMSA, Detailed census dafa for Chester County
results from its inclusion in the SMSA,

A more direct meosure of actual conti-
guous urban influence is the Philadelphia Ur~

banized Area, This is a more accurate measure
of developed areas out from the city of Phila-
delphia. See mop 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 mefrepolitan influence,
The highway and public transit plans, while
designed to offer opportunities to all parts of
the County, will continue to create develop-
mental pressure within the present area of
metropolitan influence.,

Although the mare distant southern,
western and northeastern parts of the County
will probably grow more rapidly than in the
pest, 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 counties; others commute daily.
But whether they persanally 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 orea.

In County planning, much greater at-
tentian 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 coocperative efforts

with neighboring counties.



EXISTING LAND USE

Knowledge Of Existing Land Use Statistics Paint
Far Camprehensive Land Use Planning

Knowledge of the present land use pat-
tern and land use amaunts is one of the key start-
ing points far land use planning. To what extent
a municipality is already develaped of caurse, is
a direct measure of the amaunt of land that may
be available far further development. The pra-
partianate amaunt of land in induskry, in cam-
mercial uses, in various housing categories is
useful in understanding a municipality's econa-
mic structure, It does in foct alsa serve as o
guide to future land utilizatian.

Existing Land Use Paftern

Far the first time in time in fwenty years
of arganized planning, goad land use data is
ovatlable on o uniform basis for all of Chester
Caunty, The land use data resulted from the
combined effarts of stoff ot Chester County Plan-
ning Commission and Deloaware Valley Regional
Planning Cammission,

The 1972 land use dafa was mapped at
ane inch to ane mile and published ot ane
inch to two miles. The map oppears in the
jacket and is entitled "Existing Land Use"

The pattern of land use shaws development
(residential, commercial and industrial} in,along
and around the older boroughs and the three rail-
highway corridors -~-- (1} The Main Line-
Chester Valley; (2} the Schuylkiil Valley; and
(3) the U.S, Route 1 carridar. Expanded develop-
ment has occurred also in eastern Chester County,
Generally the industrial end cammercial land
uses are pretty much cancentrated in the trans-
partation corridors. Hawever, close inspectian

of the lond use map shaws widespread scattering
of residential develapment.

Land Use Inventary

Chester County Has 83% Of lts Tatal Area In
Agricultural And Waodland Uses

Accarding to the land use survey of 1972,
about 400,000 acres of Chester County land are
in agriculfural and woodland uses. In fact cbaut
ane-half of the total acreage is in agriculturol
use {cropland and pasturelond}. Dota from the
Pennsylvania Crop Reparting Service and U, S.
Census of Agriculture supports an equal division
of acreage between crapland and pastureland.

The next largest major land use cotegory
is woodlands comprising abaut 23% of the County
orea, mostly in the western and narthem part of
the Caunty an the steeper slopes. The woodlonds
serve the vital functian of maintaining the water-
shed by halding sails in place and preventing ex~
cessive runaff,

Unused land such as land in brush and
weeds accaunts for abaut eight percent of the
County's lands. Generolly this is [and referred
to os idle or vacant land.

Residential Use Is Primary Consumer Of Develop-
ed Lond

The largest amaunt of urban ariented
develaped land is in residential development
(abaut 44,000 acres ar nine percent of the total
County orea). OF all residential {and the largest
amaunt is in single family resident. Land utilized
for highways, streets, automobile parking lots
and railroads occupies 3.4% of the land area of



the County,

Parks and recreation arecs (private and
public camps, parks and golf courses) together
comprise abaut 1.7% aof the land area. Major
institutions, schools ond cemeteries accupy obout
1.5% ond manufactoring, commercial ond utility
uses altogether accupy only a little over 1% of
the total lond orea of the County.

Tobles hove been developed thot indicote
major land uses for Chester Caunty, counties
of the Region ond regions of the Caunty. These
tables are presented in this document an the
following poges. Tabulor dato of existing lond
use for all the municipolities of Chester County
are avoilable in the Plonning Cammission
office.



DVRPC'S 1970 LAND USE CALCULATIONS
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Sub-Regions Of Chester County Land Use Calculations
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ECONOMIC TRENDS

Employment And Economic Studies Are Basic
To Growth Trends

Employment ond economic studies are
omang the most bosie of olf planning studies.
Population growth is usually limited in the
long run by the number of jobs within commut-
ing ronge. The numbers and types of industries
existing or onticipated determines the amount
of land needed and its locotion, its utility
services ond its labor requirements; ond it
should help judge whether there is foo much or
too little industrial land, and whether the
proposed industrial lond is well located. The
numbers, types and earning levels of the em-
ployees measures tax-poying ability and the
amount of and type of public services demand-
ed and the amount and type of private market
retoil spending. Earnings, of course, deter-
mine omount and price level of housing. Tables
are provided of family income levels by muni-
cipality and region based upon 1969 eornings.

Because of the large omount of commut-
ing in and out of Chester County and other
metropoliton counties, economic studies must
be made on a metropolitan area besis. Studies
of the economy of Chester County itself are
nearly impossible because economic data fre~
quently is unavailable at the municipal level.

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

The Philadelphia region has on unusually
diversified economy that in the post World
Wor ll yeors hos tended fo grow at cbout the
some rate os thaot of the United States os a
whole -- not os fast os parts of the South and
Far West but foster thon New England, Of
the industrial specialities, petroleum refining
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ond manufacturing have been particularly
strong. The city is o Federal regional heod-
quarters ond in the past has hod strong repre-
sentation in novel supply and shipbuilding
activities. It is not especially strong in hard
capital goods let alone any one industriol
specialty, but perhaps is more sensitive, os
the recent fuel crises demonstrated, to flows
of Middle Ecst petroleum. The region has
generolly lost as a nationol headquarters lo-
cation despite a high level of amenity ond
livability, In some cases there hes been re-
cenf success with regional headquorters. The
regian is endowed with higher education in-
stitutions of nafional repute, particularly in
medicine.

A study of the Philadelphio region, suf-
ficient for planning purposes, has not yet been
made. Some bosic 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 Deportment of the U, of Pennsylvanio
has prepared inpuf-output analytical tobles,

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 Yeor
2000 by County as one input to their Housing
Allocation Plan, but the Commission stressed
that these are nof adequate for any other pur-
pose. However, the recently revised 1974
DVRPC Wark Progrom does provide for a start
on some limited economic projection work to
census fract level as part of the continuing up-
dafe of the fronsportation simulation process.
If is also reported that the newly orgonized
Philadelphia Partnership, a coalition of pri-
vate sector interests, may also underfake some
basic economic studies.



Chester County's Labor Force |s Growing More
Ropidly Than Employment Within The Caunty

As an effort to guin o "relatively im-
mediate insight in the current and future em-
ployment picture in Chester County", the
publication Chester County Employment sums
up some of the limited avaiioble data on em-
ployment, labor force and commutation, The
report summarizes data from the 1960 and 1970
Federal Census of Population on composition
af the resident labor force, the 1965-1972
overall employment trends from the Federal
Census of Business and the only municipal duta
from manufacturing employment from the
Pennsylvania Manufacturing series,

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

The table entitled "Selected Summary
Population, Lobor Force and Employment 1950~
1970" summarizes some of the key histarical
data ot the time of the 1950, 1960, ond 1970
censuses, The mast generol canclusion that
can be repched from this data appeors to be
that over the lost ten to twenty years totol
labor force residing in Chester County is ris~
ing foster than the number of jobs within the
County . This is suggested most specifically
by an increase in net out-commutation to
wark,

In both the 1960 ond 1970 censuses
Chester Caunty was an aut-commuting County
with obout &,000 more residents in 1960 leav~
ing Chester County thon those commuting into
Chester Caunty. By 1970 the net out-commut-
ing had grown to nearly 20,000 for on increase
of out-commutation of over 13,000 which has
to mean thot the ldbor force had grown faster
than jobs within the County.

The same general conclusion is shawn in-

dependently althaugh not quite os strangly os
the comparison of the numerical changes in total
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lubor and total employment. For example, be-
tween 1950 and 1970 the resident labor force
in Chester County hos grawn by about 50,000
persons, yet the number of jabs by only 30,000.

It is expected that during the 1970 to
to 1985 period the [cbor farce will continue to
grow more rapidly thon the papulation as o
whole due to the lorge number of young persons
born during the "Baby Boom" now dbout to enter
the labor 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 Fare-
casted To Year 2000

The Delaware Valley Regianal Planning
Commission has recently prepared tentative
employment figures to the year 2000, These
figures are presented in o regional formot for
Chester County at the close of this chapter.
The DVRPC figures indicate thot the employ-
ment of 1970 in Chesfer Caunty is projected to
increuse 127% by the year 2000,

The data also shows that non-bosic
employment proportionately will be higher in
the year 2000 thon is currently the case, This
means that service types of employment will
be mare prevolent thon basic farms of emplay-~
ment (i.e., farming, monufacturing, etc.)
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Family Income-1969

525,000 - 549,999

550,000 or more

MUNICIPALITY 50 - 53,999 54,000 - 57,999 58,000 - 811,599 512,000 - 514,%%99 515,000 - 524,999
AND
REGION Ne. % MNo. % No. % Ne. % Neo. % No. % Noa. k]
of familias | of fomilias | of families | of fomilies | of families | of femilies | of families | of fomilies of fomilies | of familios | of families | of femilles | of families | of families
AVON GROVE REGION
Avondale 20 2.2 a9 36.3 57 23.3 34 13.9 31 12.7 i4 5.7 0 0.0
Franklin 4] 12.9 38 1.9 86 27,0 62 19.4 70 21.9 17 5.3 5 1.6
Londen Britain 17 7.3 48 26.5 82 35,5 32 13,7 26 1.1 22 7.4 & 2.6
Londandarry 37 16.4 57 25.2 7% 35.0 25 1 25 1.1 0 0.0 3 1.3
Londen Grove 8 12.6 12 18.4 206 20.2 123 8.0 123 18.0 26 3.8 5 0.7
Now Londan 47 20,9 35 15.6 &0 26,7 24 11.6 31 13.8 26 1.6 o 0.0
Ponn 18 8.3 44 20.3 5 26,2 33 15.2 41 18.9 24 .1 0 0.0
West Grova 59 12.0 124 25.6 177 35.9 71 14,4 %% ] 14 2.8 o 0.0
Wast Marlbore 28 10.%¢ 100 39.0 43 24.4 a7 14.4 21 2.2 7 2.7 Q 0.0
REG IONAL TOTAL 353 12.1 44% 22,4 868 22.9 43 15.2 464 15.0 150 5.1 1¢ 0.4
COATESVILLE REGION
Caln 84 4.2 372 20.3 493 36.8 192 14,3 259 19,3 27 2,0 17 0.8
Coarozville 339 10,4 788 24,1 1045 32.% 479 15.0 4358 T4.4 &% 2.1 19 0.5
Ext Fallowfiald 64 7.0 204 22.5 300 3. 167 18.4 135 14,9 28 3.0 8 0.8
Madeng 1 4.7 75 3z2.1 i00 42.% 17 7.2 27 1.5 3 1.2 a 0.0
South Coctesvilla 77 7.5 165 37.5 0 23.0 40 e.1 49 1.1 7 1.5 ] 0.0
Valley 100 2.8 240 23,5 arz2 36,4 153 15,0 150 14,7 5 Q.4 Q 0.0
West Caln 64 B.3 170 22.1 279 36.3 110 14.3 130 16.9 10 1.3 4 8.5
REGIONAL TOTAL 739 9.3 1992 25.2 2480 . 1158 4.6 1205 15.3 149 1.8 42 0.5
DOWNINGTOWN REGIC N
Downingtown 135 6.9 461 23.8 552 28.6 232 17.2 406 21.0 40 2.0 4 0.2
Ext Coln 4 2.1 28 10.0 75 26.8 47 16,8 83 20,7 35 12,5 5 1.7
Newlin 21 10,8 a7 17.0 47 24.2 a3 17.0 23 11.8 33 17.0 "] 0.0
Uwehign 57 4.3 m B.4 325 24.6 283 21.4 470 35.6 71 5.3 0 0.0
Wast Brodford 76 10.2 97 13,0 228 20,0 166 22,3 157 210 23 3.0 o 0.0
Wazt Whitoland 45 2.5 152 8.5 574 32.2 387 21.7 524 290.4 85 4.7 12 0.7
REGICONAL TOTAL 340 5.4 786 12,5 1796 28.7 1248 9.9 1663 26.6 287 4.5 22 0.3
KENNETT REGION
East Marlboro 54 4.8 nz 14.2 183 23.3 124 16.0 189 24.0 80 10.1 41 5.2
Kannatt Square 149 n.z 283 22.2 284 3.7 149 1.7 231 18.1 48 5.3 B 0.6
Konnett Tewnship 48 7.3 183 19.6 182 19.6 T3 14.1 180 19.3 138 14,8 44 4.%
Now Gardon 141 12,7 295 28,7 246 25.% 143 12.9 128 12.4 50 4.9 & 0.6
Ponmsbury 17 4.0 3¢ 8.5 72 17.0 74 17.4 155 LR 57 13,4 12 2.8
REGIONAL TOTAL 428 2.6 F09 20.4 1088 24.5 623 14.0 883 19,8 393 8.8 113 2,5
NORTHERN REGION
Eest Covontry 72 2.4 177 0.7 285 33.2 120 15.2 146 17.0 30 3.5 15 1.7
Ecet Nontmeal 21 .9 40 28.23 59 27.8 13 4.1 44 20,7 15 7.0 4 0.0
Ezt Vincont 22 2.9 143 17.4 302 36.8 174 21,2 134 14,6 az 3.9 o] 0.0
North Coventry 140 7.5 42¢ 23 529 32.0 299 16.1 307 16.5 78 4.2 5 0.2
Sewth Coventry 51 12.0 a8 20.8 127 20,0 87 20.4 45 10.7 19 4.5 4 0.9
Warwick 2z 7.0 57 2.4 190 42.0 41 13.4 83 18.3 2% 6.4 0 0.0
Wost Vincent 42 8.4 &7 13.5 176 35.5 &6 13.3 49 13,9 40 12,1 15 3.0
REGIONAL TOTAL 390 10.4 1021 27.3 1731 4.3 230 22,2 B3 22,2 2463 7.0 3% 1.0
QCTORARC REGION
Atglen 1% 8.2 29 19.9 79 40.3 27 12.8 35 17.9 8 0.0 0 0.0
Highland 29 2.9 57 9.4 108 367 30 10.2 47 16.0 17 5.8 4 2.0
Perkesburg 75 10,2 106 14,5 275 37.5 118 14,1 148 20.2 1 1.5 0 0.0
Sodtbury 35 4.3 137 24.7 207 37.3 41 7.4 17 21.1 18 3.2 Q 8.0
Wast Follewfield 85 18,7 131 28.8 115 25.3 48 14.9 5 11,2 5 1.1 0 0.0
Wost Sadsbury 4 i3.8 55 22,4 es 35.8 17 4.9 43 17.5 5 2.0 4 1.4
REGIONAL TOTAL 274 1.0 525 211 872 38.1 301 12,1 441 17.7 56 2.2 10 c.4
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Family Income-1969

MUNICIPALITY 50 $3,99¢ $4,000 - 57,999 $8,000 - 811,5% $12,000 =~ 514,999 $15,000 - 324,997 §25,000 - 549,999 $50,000 or more
AND
REGION Ne. % No. % Mo, % MNa. % No. % No. % Na. %
of families of families] of familie] of familios | of families | of families | of fomilias | of fomilies | of families | of fomilies of familios | of families | of familios | of families
OXEQRD REGION
Eest Notringhem 137 21.6 159 25.1 187 28.6 44 7.0 ?0 14.2 22 3.5 0 4.0
Elk g 4.8 59 35.8 55 3.3 8 4.8 20 18.2 5 3.0 o 0.0
Lowar Oxford 77 16.2 121 25.5 152 32.0 45 9.7 56 11.8 23 4.8 o] d.0
Oxford 123 12.4 314 17 28z 28.5 129 13.0 1 13.2 10 1.0 [y 0.0
Uppar Oxford 40 13.4 nz 37.6 s 39.4 18 4.0 10 3.4 a 0.0 0 3.0
Wast Nottingham 40 1.5 133 3e.3 72 26.5 43 12.4 29 B.4 19 2.9 Q a.0
REGIONAL TOTAL 425 14.6 8%8 30.8 £30 30.2 288 7.7 346 1.9 70 2.4 [y 0.9
PHOENIXV|LLE REGION
Cherlastown 32 6.4 42 8.4 15 23 7 19.5 123 24,7 72 14.5 15 3.0
East Pikelond Fal 6.5 93 8.4 422 3.1 221 20.5 244 22,4 7 2.5 0 0.0
Phosnixville 364 9.6 774 20,3 1281 33.6 650 17.0 &40 16.8 92 2.4 o] 3.0
Schuylkill &9 4.8 184 12.9 2567 18.7 N3 22.0 416 29.2 155 10.9 17 1.1
Spring City 59 6.1 241 252 354 7.0 127 14.3 156 16.3 3 0.2 3 0.6
Wost Pikaland 43 1.0 27 7.4 EO 20,5 &2 15.% 123 a1.6 43 17.0 14 2.3
REG IONAL TOTAL 640 7.8 13463 16.7 2519 30.¢ 14380 12.1 1702 20,9 vz 4.8 47 a.5
UPPER BRANDYWINE REGION
East Brandywine 45 6.7 g5 12.7 217 32.4 108 16.1 172 25.8 35 5.2 -] 0.8
Elveren 7 5.8 34 28.3 42 35.0 1 7.1 17 4.1 4 3.3 5 4.1
Honoybrook Barough 23 7.4 64 21.4 134 45,4 30 10.0 46 15.3 ) 2.0 ] a.0
Honeybrook Townzhip 71 3.5 215 3.9 249 36.4 54 8.0 72 i0.7 15 2.2 0 3.0
Upper Uwehlan 14 4.0 37 15.% &4 28.4 42 18.1 49 21 24 10.3 0 0.0
Waollace ¢ 3.2 71 25.8 98 35.6 18 8.5 66 24.0 12 4.7 o] 0.0
Wast Brandywine 58 7.9 124 17.0 28 38.5 92 12,6 132 13.1 31 4.2 n 1.5
Wast Nentmeal 25 8.9 40 14.3 123 44,2 22 7.9 &4 23.0 4 i.4 s} 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 MA IN LINE REGION
Egsttown 56 2.4 192 £.3 280 16.4 245 10.6 772 33,4 557 24,1 199 4.7
Easr Whitelond 44 4.1 152 2.8 493 .9 2471 15.6 472 0.6 113 7.4 4 0.2
Malvorn 7 3.7 175 24,4 199 27.7 142 19.8 139 19.4 34 4.7 0 0.0
Trodyffrin 210 3.5 4451 7.7 733 12.3 647 10.8 2314 38.8 1339 22.4 251 4.2
Willistown 132 5.0 201 £.9 490 21.8 365 16.2 682 0.4 283 12.6 09 4.8
REGIOMNAL TOTAL 470 3.6 1181 &.2 2295 17,9 1642 12.8 4379 3.2 2328 13,2 473 3.7
WEST CHESTER REGION
BImingham 3 4.2 13 6.8 22 1.5 15 7.8 59 31.0 43 33.1 0 3.2
East Bradford ex) 4.1 114 14.3 244 30.6 181 20.2 131 16.4 72 1.5 21 2.6
Eqst Goshon 49 3.7 4] 10.7 aze 25.0 240 18.3 462 35,2 79 4.0 10 0.7
Pocopson 20 6.2 81 19.1 ?0 28.3 53 16.6 73 22,9 21 -N-] o] 0.0
Thernbury 8 3.6 7 30 45 20.9 37 16,8 &4 9.0 43 19.5 15 6.8
Wost Choster 320 7.4 744 22.5 1074 32.3 517 15.2 528 15.8 127 3.7 24 0.7
Wast Goshen 87 2.6 arl 12.1 227 25.6 N 22,6 954 29,5 198 5.1 37 1.1
YasHown 29 2.3 7% 6.2 226 17.% i z21.1 482 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 4864 7.3 11564 17.3 18830 28.1 10410 15.5 15296 22.8 4989 7.5 938 1.4

Source: U.5. Burpou of Census, 20% Sample
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Selected Summary
Population, Labor Force, Employment Trends

1850 - 1970
1950 Numerical % Increcse % Incrome % Increcse Numerie Increcse % Increase
1940 [ncrease 1950-40 1970 1960-70 19460-70 1950=70 1950=70
TOTAL POPULATION 159,141 210,408 51,467 32,3 277,746 47,138 31.4 118,605 74.5
LABOR FORCE ! &2,858 80,698 17,840 28.4 113,043 32,345 40.1 50,185 79.8
NUMBER OF LABOR FCRCE Data Not 53,873 -_— -— 60,017 6,144 11.4 Not Nat
EMPLOYED IN CHESTER COUNTY Available Applicable Applicable
NUMBER OF LABOR FORCE EMPLOYED Deta Mot 18,517 —— - 36,687 18,170 8.1 Nat Not
QUTSIDE CHESTER COUNTY Availgble Applicable Applicable
NET [N OR OUT COMMUTATION TO WORK Dete Not -5,907 -— - -19,676 -13,769 233.1 Not Not
Available Applicable Applicable
TOTAL EMPLOYMENT IN CHESTER COUNTY
(CBP) 33,043 46,150 13,087 39.46 72,510 26,360 57.1 39,447 119.3
TOTAL AGRICULTURE EMPLOYMENT 414 134 -278 =-67.1 322 184 136.8 - 92 - 22.2
TOTAL CONSTRUCTICN EMBLOYMENT 1,836 2,175 339 18.5 2,887 712 32.7 1,051 57.2
TOTAL MANUFACTURING EMPLOYMENT 18,671 24,905 4,234 33.4 36,596 11,691 46.9 17,925 94.0
TOTAL TRANSPORTATION EMPLOYMENT 1,820 2,923 1,093 59.7 3,716 793 271 1,886 103.1
TOTAL WHOLESALE EMPLOY MENT 822 1,431 409 74.1 2,921 1,4%0 104.1 2,099 255.4
TOTAL RETAIL EMPLOYMENT 6,136 7,217 1,081 17.6 10,4687 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 10,491 505.4
DVRPC (Housing Allocation} TOTAL EMPLOYMENT —— —_— ——— —_— 82,147 -— —— —— ——=
B &7,745 - —— 88,543 20,798 30.7 - -

DVRPC (AAM) TOTAL EMPLOYMENT
1

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



REGION

AVON GROVE
COATESVILLE
DOWNINGTOWN
KENMETT
NORTHERN
OCTORARO
OXFORD
PHOEMIXVHLE
UPPER BRANDYWINE
UPPER MAIN-LINE
WEST CHESTER

COUNTY TOTAL

REGION

AVON GROVE
COATESVILLE
DOWNINGTOWN
KENINETT
MNORTHERN
OCTORARO
OXFORD
PHOENIXVILLE
UPPER BRANDYWINE
UPPER MAIN-LINE
WEST CHESTER
COUNTY TOTAL

Source:

Projected Employment In Chester County

1970 EMPLOYMENT

Total
3,233

13,072
1,427
5,033
3,349
2,188
2,670
14,137
3,023
20,618
18,505

97,255

STATISTICS

Basic
1,299
7,539
7,235
2,416
1,821
1,173
797
8,978
1,813
9,374
7,231

49,676

Nan-Basic
1,934

5,533
4,192
2,817
1,528
1,015
1,873
5,159
1,210

11,244

11,274

47,579

1990 EMPLOYMENT

Total
4,984

20,236
15,095
6,036
6,750
5,018
4,945
20,682
8,820
37,652
31,237

" 161,455

Delawore Vollay Regional
Plonning Commission

PROJECTIONS

Basic

2,292
11,252
9,719
2,261
3,572
2,993
2,154
12,395
5,481
16,789
12,597

81,525

Mon-Bosic

2,692
8,984
5,376
3,755
3,178
2,025
2,791
8,287
3,339

20,863

18,640

79,930

1980 EMPLOYMENT
PROJECTIONS

Total
3,912

16,268
16,341
5,414
4,679
3,417
3,795
17,608
5,343
29,255
24,707

130,741

Basic
1,683
9,434
10,483
2,378
2,665
2,065
1,548
10,466
3,364
14,205
9,900

68,5

MNon-8asic
2,229

6,834
5,858
3,038
2,014
1,352
2,247
6,942
1,779

15,050

14,807

62,150

2000 EMPLOYMENT

Total
6,762

26,373
26,299
7,014
10,078
7,601
6,367
26,159
14,424

48,930

41,042

221,049

Besic
3,249
13,018
14,647
2,227
4,676
4,168
2,664
14,589
7,947
20,209
15,779

102,173

PROJECTIONS

Nen-Basic

3,513
13,355
1,652
4,787
5,402
3,433
3,703
11,570
6,477
28,721
25,263

117,876



POPULATION

It Is Likely That Rote Of Population Growth
In Chester County Through 1985 Will Continue
To Exceed | hat Of The Commonwealth And
The Nation

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 n 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 significont role in
population growth in Chester County {at leost
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 os well as the
Wilmington metropolitan area. Growth con-
tinues to occur primarily in the eastern and
s-outheastemn 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-
tian 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 estimoted that between 7,000
and 8,000 persons have been added onnually.
Chester County has increased in population
most porticularly in eastern Chester County
as a result af lacation near Philadelphia and
W ilmingfon,

Chonge In Birth Rate Does Have [mpact On Age
Structure Of Population

The median age of Chester County declin-
ed between 1960 ond 1970 reflecting the higher
fertility of the "fifties" and early "sixties".
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 asizable
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 camput-
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 Bulk Of
The County's Population Growth

MNatural increase from 1970 through
1974 was 9,396, which is about 25 percent of
the total growth. Therefore, net migration
(inmigrants = outmigrants) accounted far 75
percent of the the tatal growth, Migration’s
shore of growth has steadily increased from 48
percent in the 1940's, 52 percent in the 50'
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 cpproximately



12.8 per thousand ~=~~ the lowest since re-
cords hove been kept {approximately 1910.)
The toble entitled "Natural Increase 1968~
1974" shows the vital statistics for each County
municipality for each of the seven yeors.

Chester County's Population To Continue Dis-
playing Rural Non-Farm Characteristics

For the major part of Chester County's
history, the population has essentially been
rurally oriented, Even in 1970, 55.1% of ali
residents were classified os ruraf 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 populotion has drifted o bit more east-
ward. Opportunities of employment in the east-
ern part of the County brought about sizable
numeric population increases. Eastem Chester
County will continue in this century to be the
most populous area within the Caunty.

Historically the papulation of the County
has been an agriculturally based one and had
grown at a slawer rate than the United States.
However, since World War Il the urbanization
process has had an effect upan Chester County's
growth. The County's grawth rate now outpaces
the rate of growth of the nation and the Cammon-
wealth, The future is believed to hald a continu-
ed growth for Chester County, ane which will far
outpace the nation, the metropalitan areo; and
most of the nearby counties, since the County has
abundant land resources.

Two summary tables of populatian charact-
eristics and housing characteristics are included
in ths Plan providing a demogrophic-hausing
capsule of Chester County's 1970 Census,

Estimates And Projections Of The County's
Population

The planning staff estimates the papu=-
lation of the County at 315,602 us of mid-
1975, This respresents an increase of 37,856

or 13.6 percent since the 1970 census,

The estimates were prepared by using the
building permit method; this hos been the base
method of calculating estimates in the County in
the yeors beiween the Federal censuses. The
building permit method hos been found by the
Chester County Planning Commission and others,
including the Delaware Valley Regionol Planning
Commission, fo be the best method for estimating
population of municipolities in Chester County,

The building permit method requires gath-
ering data on building permits issued in each
municipolity 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 opartment unit

The resulting figure is an estimate of additional
hausehold papulation, This populatian plus
estimated change in nan~hausehold (institutional}
populotion will constitute the papulatian in-
crease above the number caunted in the last
Federal census,

The building permit data was collected for
the period January 1970 through December 1974,
The office assumed an average lag of six months
from the duta a building pemit is issued to com-
pletion of canstructian so that the units can be
occupied. Current estimotes (1975} are in=
cluded in this chapter,

A major problem in the methodalogy of
population projectians for small geogrephic
areas like townships and baraughs is the great-
er inaccuracy that results partly from the add-
ed uncertainties of internal migration and part~
ly fram the fact that errors tend to vary inver-
sely with population size. Further, it is true
that rate of ervor tends to vary directly with
the rate of populatian growth and with the
length of the projection period.

After 20 years, na methed any longer
provides accurate forecasts. The langer the



Natural Increase-1068-1974

1968 1969 1970 1971 1972 1973 1974
faglen Birrts  Deoths Rirtks Do b Birfs Dectts rtts Decths Borths Dectts Births Decths Birtha Decths
AVON GROVE
Aveedals z 19 21 1 26 4 25 10 1 18 19 18 kil 15
Frarklin ? 4 13 & 9 7 ? 4 10 5 5 s 7 3
Loeden Brita'n 5 - ? 5 10 4 4 5 1 3 F 4 0 4
Londerderry 14 3 19 & 14 5 7 5 [E] 2 9 n 9 3
Lendn Grove 70 24 53 26 43 24 53 “ ] n W 3 37 2]
Rew London 14 3 15 [ 15 3 13 4 1 4 3 1 1n ?
Pern 16 1 13 7 15 7 19 7 1t 0 15 ¥ 16 &
Vel Grove 7 19 k] 17 “ 18 45 21 4 k) as 37 3 2]
West Marlbom 10 8 13 3 16 4 1 3 16 5 10 P [ I
Tow! 194 94 =0 52 197 94 ) ] 147 ns 147 104 175 07
COATESYILLE ”
Cala 76 47 0 4 108 2 ] = 95 ol (1] It 4 4
Coxteselle 242 175 255 195 24 182 Ez] w2 201 17 24 pd 159 At
East Fallosficld 59 a 54 7 k7] 2% E7 25 &) s L a3 3
Hodsra 15 7 18 4 14 7 14 & 1 3 1 4 10 4
Soath Coesvllle z: w0 12 14 25 Is ) 12 18 12 2 n L I\
Valley n 3 7 * B 4 B 3 45 4 & o 8 ]
West Coln 5 15 E 3] EYS 2 2 Iy 3 18 5 22 42 I3
Tox! 555 37 557 3w 57 3t 53 325 FE) 313 in o] 35 izl
DOWNINGTONN
Donrbighzan 161 & w2 63 153 e4 161 85 w 3 15 B 134 73
East Caln 2 2 21 7 1% 3 15 6 13 ] 21 7 €] 12
Neull 0 5 3 4 I 3 13 8 12 4 10 3 4 7
Uachion a7 1 01 2] 131 19 103 25 106 4 81 2?7 0 p2]
West Brodford &5 a2 5% 26 59 35 75 3 8 =0 7 42 7 ]
Yest Whitelond 12 as 123 “ 121 35 123 IT) 125 45 105 35 105 4z
Tesd 475 151 01 167 2 179 ] ) 73 o7 187 40 185
KENMETT
Ecct Kerfboro <3 153 E 17 » el 2% 13 3] 2 a 3% ¥ 15
Kecrelt Squore 03 24 ] & e 7 01 7 & o 7 [ 73 5
KecreH Twp. £ 7 3 18 [ % a5 21 It 2 x al ) az
Mewr Gorden 1 2 1ot 0 % 3 w7 B 103 35 73 n 92 24
Perrsumy 12 n 0 4 P P Fel 8 15 n 74 2 1] ?
Totd 3 141 73 134 34 154 231 1% 274 14 3 6 262 14
HOXEHRERN
£ost Coventry » Ve 54 13 % N il 7 a7 21 % 25 41 20
East Renimead F) E] 14 3 s & in 5 12 ¢ 1 6 4 8
Eest Virceat & 75 &2 n = o s 51 ] H E) H 4 37
Morth Coventry 124 51 125 52 172 Y 1 = nz 4 13 24 n3 2
Sauth Coverlry 23 2 25 14 13 17 7 I3 1t 18 15 74 1% 13
Waraick 25 1% F i1 » 15 2% 15 EY] 1% 2 18 2 4
West Vincent 21 it % 9 12 15 10 15" 13 17 8 17 12
Totedl 13 187 35 173 M5 175 304 164 28 ., 153 w3 75 263 155
OCTCRARO
Abglen 2t 9 10 '] 12 15 15 14 10 12 12 9 7
HIgHond frl ] 12 ¢ n 7 13 10 14 5 14 10 16 &
Faredeng 42 L 37 M L] 2 w0 25 a «u n n 44 52
Soddury % 24 4 % 4 18 X 25 42 26 5 19 4 17
West Falloafield 24 18 2l 2t ¥ 15 31 1d i ] 14 » 1
West Soddvry v 8 18 1t 5 [ 18 P 13 7 17 g 13 [
Totd 16 H2 152 7 171 ) 145 o4 182 71 148 7 164 82
OXFORD
Eoal Mothinghas 32 2 35 [ 39 o 35 20 H 7 3] 2 3% 18
Bk 12 11 12 1 ) 7 14 9 5 3 5 3 5 4
Lower Oxced £ 22 @ 18 & 7 32 17 7] 1] Fd i ] 15
Oxferd &3 51 7 o s n n & u 71 & ) 4t
Uppsr Ondieed 1% & 1] 8 7 ) n ] o n 1% & 21 7
West Nolinghoa 4) 0 40 g Ly n 27 15 3l ¢ 41 n 3 14
Tetdd 25 [k 25 {1} 27 1003 187 7} =0 102 173 95 218 10
PHOERLAYILLE
Charlartoun 25 9 31 1 32 10 17 ? P 5 17 9 19 n
Eort Fikelad &5 18 w ) ) 19 47 25 It W7 td = 7 14
Fheerixvil la 284 175 254 173 27 185 237 t62 233 165 243 157 m 177
Schuy Al & 5 55 17 61 P &3 27 5 72 43 za 55 21
Sering City 46 a7 35 % 7 £ &1 41 35 41 n 3 2] ¥
West Pikelod 17 12 15 M 13 4 22 10 12 n 15 7 b1 15
Totel =7 225 473 27 493 274 s 274 42 71 43 [ 4 274
URTER XANDYWINE
Ecst Brondyelre L4 9 32 2 2 1% % 19 35 Fe) Tl 22 3 15
Thowsson 7 3 5 5 & P 5 9 9 2 7 ] 4 k]
Hareytrock Beva, 19 7 15 5 19 " 21 M 13 3 14 13 18 7
Heneybrosk Tup. & 22 BS a &0 25 HA F24 7 * 105 k) 1] A
Upgear U chlen 30 2 8 & 10 4 9 7 14 8 1 4 14 3
Wellwe = 3 22 ? 24 m 1% 10 2 7 18 7 73 ']
West Brendywira s 15 42 n # 13 4 0 kol 18 a5 15 24 18
West Fontreat 2 7 18 8 17 5 1% 5 3 4 1% 4 23 &
Tote! 25 0 X286 « 213 9 Frrd 169 28 ] 244 107 735 es
UFPER MAIN UKE
Easttoan 107 L7 93 k] & 5 76 45 70 5 &5 k] 45 <
Ecst Whikloed 131 < 105 59 126 5 s 40 3 L] a1 53 106 A7
Podvem 61 42 53 a5 61 5 4 7 43 ] 4 23 £ 2
Tredy firin <] 174 2 18 alg 13 283 159 24 1% w5 145 234 s}
Willtskoan 10 i 101 41 7 & 85 55 ] 49 a4 x 7 52
Total 735 45 837 376 &9 a4 557 173 511 3 476 38 513 314
WEST CHESTER
Birmingtor 14 3 13 7 8 a 8 5 ¢ ? [ & 12 4
Ecst BroFerd zn 17 M 2 a5 17 7 21 > 25 19 ol n =
East Goshen 71 12 0 19 et 2 & 2 0 24 o 2 57 25
Porrpson 17 37 n 15 15 a7 13 43 12 pus] & 47 15 AL
Thacrbory 3 7 L 4 15 — & 5 3 & 6 5 4 5
Weat Chaster 323 m 335 3 3 212 343 224 a7 =0 314 24 31e 734
West Gosten 204 2 214 & 233 73 216 &2 192 73 177 &7 W 73
WegHoan & 26 55 7] &2 73 55 25 N 14 L) 7 41 )
Total 715 407 764 233 £&15 m 751 21 710 T &3 41 494 FATH
Urhroan Residerce 1 1 T 1
COUNTY TOTAL 4425 2,75 4,49 2,222 £594 2,20 4,73 2,285 2,94 2,164 3,Ew 2,453 3,502 2,176

Sourca: Perssylvanla Departmert of Heclth
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Summary Of Population Characteristics
Mo.OF  %OF

Persons Persons
Density Kiedion S2 OFFamily % OF pedian Na. <= OF Sponish Spontsh
Kunicipality Total Pep. Est. Pep. % Increose Persons Femily Incoma Over Famifies Sehool Yrs. Block Block Spkg. Spkg.  Medien
And Reglon 1970 1974 1960-1970 Per Sy, ML Income 515000 InPaverty  Corpleted Pop. Pep. Lang. Lang. Age
AVOMN GROVE REGION
Avondole 1025 1125 0.9 2135 9227 18.4 5.7 1.6 284 35.5 & 1.9 27,6
Fronklin 1043 1130 27.7 49 11804 28.8 3.4 12,1 55 5.3 0 0.0 23.7
Londen Britain 963 1182 40.4 93 10373 23,1 7.3 12,4 3 0.3 14 1.5 27,3
Eondonderry 920 1030 28.1 79 8500 12,4 12.4 10,5 27 2.9 0 0.0 2.0
Londan Grove 3109 3457 13,7 175 10420 22.6 7.6 1.4 243 2.5 61 2.0 25.)
New London 938 1027 1.0 78 10033 25.3 15.4 1.8 21 2.2 0 0.0 2%.6
Penn 989 1243 -9.8 105 11553 N0 6.0 11.8 8 8.7 0 0.0 26,0
West Grove 1870 1923 16.4 3595 5082 12,2 7.7 1.3 320 17,1 2 1.2 23.7
West Morlbore 917 947 1.8 52 5000 10,9 3.1 1.7 37 4,0 0 0.0 7.1
Tatol 1,774 13,103 13.0 128 10,018 #0.1 7.5 11.4 1,178 10.0 16 1.0 27,4
COATESVILLE REGION
T Celn - £439 &n47 0.1 736 10527 24.6 3.3 12,2 1053 15.7 1 0.2 37,9
Coolesville 12331 12710 ~4.9 4775 9488 17.2 7.3 1.4 2555 0.7 133 1.4 3.6
Eest Faliowfield 3487 3735 27.0 722 Eall 18.9 3.4 12,1 424 12.2 44 1.8 27,8
Modeno 847 %05 0.9 2723 8744 12.9 4.7 2.1 188 21.7 0 0.0 21,2
South Coatesville 1583 1523 -22,1 915 7693 12.8 B.2 2.6 847 54,8 0 0.0 24,3
Vaolley 2791 2947 22,3 643 9776 15.2 B.4 n.3 1678 44,2 0 0.0 27,7
West Caln 3152 3778 47,3 142 10329 18,8 4.4 12,0 54 1,7 0 0.0 28,7
Total 31,900 34,765 4.5 554 9,750 18,3 6.8 1.5 6,819 21.4 208 0.7  31.8
DOWNINGTOWN REGION
Downingtown 7437 BO74 32,9 3477 10488 23.3 3.8 12.3 557 7.5 0 0.0 7.1
Eent Caln 1739 2574 129.4 497 13947 44 2.2 12,7 37 2.1 84 48 21,7
Newlin H464 1241 -0.9 72 11273 23.9 4,1 1.8 158 10.8 0 0.0 424
Uwchien 5473 4431 450.1 519 13754 41.1 4,2 12.8 33 0.6 44 0.8 22,6
West Brodford 296 4107 R.2 159 11593 24.2 B.9 2.4 55 %] 0 0.0 2.5
West Whitelond 7149 8203 £2.0 551 12934 35.0 1.2 12.4 114 1.6 71 1,0 248
Totol 26,258 30,507 73.5 437 12,185 3t.6 3.7 12,5 954 3.4 199 0,8 283
KENNE ON
% 03 3301 25.4 175 13036 39.5 4.1 12,6 195 6.4 9 3.2 29,9
Kennett Square 4876 5204 12.0 4925 10209 24.4 4.6 12.0 S 12.7 41 0.8 31,0
Kennatt Twp, 3394 3593 12,2 215 12698 39,2 6.6 2.5 246 7.2 147 4,3 3.0
Mew Gorden 4153 4644 n.7 254 8533 17.9 107 10.9 are 9.1 134 3.2 250
Pennsbury 1763 1972 98.4 176 15506 53,0 4,0 13.4 19 1.1 0 0.0 27.9
Total 17,217 19,019 19.1 289 11,375 31,7 6.4 2.1 1456 B.5 418 2.4 294
NORTHERM REGICN
Ecst Coventry 3284 2640 0.4 799 10754 22.3 3.2 12.2 7 0.2 0 0.0 2%.0
Eart Montmed! 858 961 17.5 52 9383 27.8 4.2 12.5 0 0.0 0 0,0 304
East Vincent 5084 4973 -6.8 359 10726 2.5 1.6 12,1 276 5.4 7 0.t 297
Morth Coventry 6450 7436 53.2 475 0422 214 5.4 12,2 82 1.2 38 0.6 .3
South Coventry 1518 1412 25.2 186 10736 16.4 4.7 12.1 7 0.5 0 0.0 30.4
Worwick 1467 192 16,1 87 10675 24.8 2.4 12,2 0 0.0 0 0,0 29.9
Vest Vincent 1890 2054 32.1 04 11000 29,1 5.7 2.5 0 0.0 0 0.0 0.0
Tatal 20,591 22,614 24.9 212 10,608 2.2 4.1 12,2 372 1.8 45 0.2 29.0
QCTORARQ REGION
Atglen B 740 813 2.6 BSG 7333 17.9 0.0 1.3 2 0.3 0 040 287
Highlond 1248 1393 21.3 70 10226 23.8 5.1 12.0 153 2.7 0 0.0 24.8
Parkesburg 2701 2884 2.1 2178 10533 21.7 7.5 12.1 213 8.6 0 0,0 322
Sodsbury 2103 2149 1.8 304 ekl 24.3 0.0 2.2 4 2.2 15 0.7 351
Vest Followfield 1694 1940 8.9 92 8230 12.3 13.6 1.4 3 0,2 0 0.0 4.9
West Sadsbury 1189 1337 7.9 11 10000 21,1 7.3 3.8 232 19.5 0 0.0 25.8
Total 2,675 10, 541 6.3 179 9,830 .5 6.1 11.6 &75 7.0 15 0.2 9.5
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Summary OFf Population Characteristics

No. OF % Qf
Persons Persons
Density Medion S5 OfFamily % Of !i:j}m T'OL ?;i. ol: Sé)o:?sh Ss;l);:fsh o
Auni i . Est. Pop. %o lncreomse Persons Femily {ncome Cver Families Scl Xrs. Blec Blac pko. 9. Jedicn
yw :RT::;.? mlu‘;;":)m 1974 1980-1970  PerSa.hi.  Income 513000 lofoverty  Corpleted  Pop,  Pop.  long, fong: A
EGION
_OXF'%R‘? -l\i'-o_g":_-ﬁin am 2407 2763 4.5 19 8456 17.7 13,6 10.7 4 1.7 0 0.0 ggg
Elk &49 710 20,4 76 9775 21.2 4.8 12.2 1 0.2 26 4,0 .
- 16,6 10,7 121 435 22,0 28 1.0 26.8
Lower Oxford 7818 3179 1.4 108 9315 . 2.9
Qxford 3459 Is2 8,4 2065 4542 4.3 2.9 12.2 39 9.5 o 0.0 .
914 3.4 7.0 12.1 910 45,4 0 0.0 20.6
Upper Oxford 1192 1178 9.7 12 he 20.¢
Vlest Nottingham 1440 1682 28,6 101 £013 11,2 8.9 1.0 a3 2.3 0 0.0 .
Total 12,089 13,275 18,8 148 8,535 14.3 10.1 1.7 1,769 14,6 54 0.4 26.9
PHOEMXVILLE REGION
Charlestorn 3528 3133 82,7 220 13325 42,3 2.4 12.7 234 6.6 25 0.7 2.6
East Pikeland 4324 4535 55,6 495 11548 25.1 2.1 12.3 27 0.6 a0 0.7 27.2
Phoenixville 14323 16526 7.4 40350 10248 19,2 6.1 1.0 853 5.8 57 0.4 30.1
Schuylkill 5779 5997 67.0 670 13826 41,4 1.0 i2.7 18 0.3 Ll 1.6 27,4
Spring Cily 3578 3613 13.2 4259 1001 17.3 2.7 .7 15 0.4 8 0,2 29,2
West Pikelond 1420 1533 81,4 139 14054 45.0 5.4 12.8 2 0.1 0 0.0 0.4
Total 33,512 35,450 29.1 742 12,116 42,1 6.4 n.g 1,149 3.4 21 0.6 23.5
UPPER BRANDYWINE REGION
Eest Brondywine 7741 a2 &9.4 243 11702 32.0 1.5 12.4 179 6.5 4% 1.7 25,3
£lveron 509 572 7.8 509 9700 21,7 0.0 1.2 0 0.0 0 0.0 30.5
Honeybrook Boro. ms 1233 9.0 2719 9591 15.4 6.0 12,1 13 1.2 33 3,0 29.7
Honeybrook Twp. 2383 3528 82.0 s 8794 12,9 12.5 9.9 4 0.5 25 0.9 23.5
Upner Uachlen 996 1500 9.6 ad 11951 31.5 6.0 12,2 7 0.7 7 0.7 26,7
Walloce 1347 1554 26.5 110 10442 8,7 5.1 12.4 ¥ 0.7 23 1.7 24,5
Vlesk Brondywine 2713 389 62,0 198 10327 21,9 4.3 12,1 53 2.0 0 0.0 2.9
West Nentreol 1285 1577 2.7 91 9742 24,5 9.0 1.7 16 1.2 34 2.6 20.4
Total 13,599 16,534 45,9 152 10,388 23.5 6.0 n.7 291 2.1 168 1.2 26.3
UPPER MAIN LINE REGION
Ecsitown 9565 9885 38.5 1144 18847 64,2 1.8 14, 233 2.5 235 2.5 29.3
Ecst Whitelond 7242 M7 42,6 655 12973 39,2 2.8 12,6 278 3.8 137 .y 23,5
Molvern 2583 mnz 13,9 2152 f0atd 24.2 3,1 12,3 162 4.3 3l 1.2 27.5
Tredyffrin 23404 25184 45,8 1175 18897 65.9 2.1 14.9 950 4.2 281 1.2 29.8
Willistown 9128 9350 40.6 42 15831 47.4 2.4 13,3 250 2.7 101 1.1 27.9
Total 51,922 56,654 413 B91 17,277 55.2 2,1 14,0 1,508 .7 785 1.5 28.3
WEST CHESTER REGION
Biminghen 834 1093 84.1 127 21271 69.5 2.1 13,9 4 0.5 0 0.0 20,1
Ecst Brodford 3260 3451 90.3 212 12130 0.7 4.8 12.3 138 4.2 0 0.0 27.3
Ecst Goshen 5138 7394 203.3 487 13706 42 17 12.9 30 0.6 30 0.6 25,9
Pocopson 1556 1978 18.3 184 11294 2.6 5.0 12.4 98 6.3 44 2,8 34,9
* Thorrbury 803 382 92.4 368 16875 55.5 1.8 13.8 731 50,9 7 0.9 21,5
Viest Chester 19301 20999 22,9 10321 10015 20.4 8.1 2.3 3043 15.9 gl 4,2 23,0
Vest Goshen 12859 15272 56.5 1084 13413 36.8 1.5 12,7 451 3,5 101 0.8 24,8
WesHowmm 089 5697 160.3 |2 15622 52,4 1.4 12,9 33 0.7 2% 0.6 26.8
* Total 48,819 56,756 53,6 740 12,731 34,2 3.3 12,6 4,548 2.3 1,075 2.2 25.5
County Total 277,746 309,658 3.9 w5 11,609 3.7 1.1 12.4 21,119 7.6 3,294 1.2 27.2

* Probable Certus Error - All domitories of Cheyney Stale College

believed to be in Deloware Counly,
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Summary Of Housing Characteristics

Quner
Municipality ) Number % n Occupied Overcrowdad Housing  Hewsing Lacking
And Reglon Total ¥ #Single  SOF Mulii- Multi-  Mumbar %5 0f tedian e, Of Units Plurding Focilities
AYON GROVE REGION Housing  Unit Single Family Fomily — Mcbile Mobile  VelueOf  Occupied Mumber Percent  Number Percent
—_— Units Structures  Fomily Units Units Hemas Homres tousing Housing  Unik Units Unik Uniks
Avordale %9 212 76.90 79 26,42 g 2.68 12800 £3.64 1 1.1 7 9.69
Franklin 316 269 85,13 29 9.18 17 5.38 16300 79.29 17 5.5 19 5.93
Loadon Britaln 374 262 95.42 18 3.65 2 73 26400 78.52 13 4.8 15 5.47
Londonderry 738 18] 76,05 1% 7.93 38 15.97 14500 70.34 3% 15,3 72 9.24
London Grove 842 439 75.89 110 13,04 7 10.81 18000 £3.62 97 156 20 5.93
New London 259 159 76.83 21 8.11 39 15,06 18200 72.66 25 7.8 13 5.01
Penn 275 728 9291 22 8.00 25 9.09 14300 71.85 ET] 7.4 17 6.18
West Grove 584 471 £0.38 112 19.01 3 .51 13400 68.24 38 6.6 18 3.07
Viest Marlborough 274 79 83.53 43 15,49 2 73 20000 42.01 14 5.2 i 4.01
Total 3363 2680 0,00 443 13.23 225 6.70 17200 £3,70 307 9.3 194 5.87
COATESVILLE REGION
Caln 1651 1487 £0.07 129 7.81 32 1.93 16700 76,19 118 7.2 2% 1.59
Coatesville 4221 %07 48.87 1306 30,94 5 12 1100 55.27 279 5.5 194 4.59
East Fallowtield 1000 793 79.30 %3 9.30 114 11.40 18500 92,32 81 8.2 5 5,80
Modena 218 183 83.94 k1l 4.2 4 1,83 700 59,63 a0 13.8 7 12.84
South Coatesville 497 35 71.03 141 28,37 3 40 9500 5,58 63 13.0 4 8,04
Yalley 134 904 79.72 183 16.14 47 4,14 11800 71.61 102 2.1 126 11,1
West Caln 902 730 8,93 44 4.88 124 13.97 15500 83,39 75 8.4 75 8,31
Total 9623 7357 74,45 1927 20,02 11 3.43 13200 65.74 496 7.2 55 5.72
DOWNINGTOH N REGION
Downingtown 2431 1494 61,45 924 38.01 12 49 14500 55,85 128 5.4 28 1.15
Eest Caln 405 244 0,25 10 2,47 151 37.28 40000 40.33 10 2.5 I 1.48
Newlin 720 192 87.27 E! 5.18 1o 4,55 15300 72,56 17 7.9 12 5.55
Uwchlon 1491 1247 83.64 231 15.49 13 .87 29500 78.03 42 2.9 14 0.93
West Brodiord 508 824 0,75 28 3.08 58 6.17 20700 86,27 18 2.0 n 1.21
Vest Whitelond 1850 1707 70,80 00 5.32 72 3.82 23700 86,11 84 4.5 18 0.95
Toto! 7335 5708 77.82 130 17.87 34 4.28 22100 71.18 299 4.1 89 .21
KENNETT REGION
Eest Korlborough 878 779 88,73 79 .00 20 2.23 28500 70.99 43 4.9 35 3.9
Kennelt Squoce Borough 1632 1635 63,42 596 36,52 4 06 29000 54,946 92 8.9 4] 2. 51
Kennatt Township 1053 915 86,89 €0 7.60 55 5.22 16700 73.44 &9 4.4 50 4.74
New Gerden 1183 844 71.34 228 19,27 m 9.38 17700 57.72 151 12,9 73 7.86
Pennshury 473 40 97.25 12 2.54 1 21 0600 83.73 I 5.2 5 1.05
Total 5219 4013 77.7 995 19.04 189 3.60 24600 63.34 349 7.1 224 4.2
NORTHERN REGION
Ecat Coventry 936 829 34,08 19 12,07 ] 3,85 194600 82,28 35 3.6 1% 1,62
Ext Manfmeo! 280 240 85.71 Fad 10,34 ? a2 19300 75.38 15 5.8 24 8.57
£t Vincent 954 755 794 118 12,37 8 8.39 20700 50,42 0 4.2 16 1.43
North Coventry 2305 1515 65,73 762 33.08 7 1.00 17700 61,63 79 3.6 ] 1.73
South Coventry 454 98 87,67 4 9.69 8 1.76 18700 83,37 70 4.6 g 1,32
Worwick - 549 455 82,88 39 7.10 49 8.93 16400 76,46 2 5.1 30 5.45
West Viacent s81 ] 92,60 2% 4,99 12 2,07 23200 75.54 25 4.5 21 a.81
Totel 6109 4730 77.43 1140 18,44 219 3,58 15000 70,04 240 3.9 55 2.55
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Summary Of Housing Characteristics

Cr ner
1Aunicipality Pumber St Ccevpied Overcrewvded Housing  Howsing Lacking
And Peglen Total* #Single % OF Multi- HAolh- Hursker <508 Medion 2 OF Unils Plu=hing Fecilitios
Hausing Unit Single Femily Fomily Mobile Kobile Valve GF Occrpied Mumher Percent Mumber  Percenf
OLTORARD REGION Units Stivetures  Fomily Units Units Homres Hemes Heusing Houiing  Units Units Unik Uniis
Atplen 239 150 62,76 &% 37.24 [ .00 13100 1.4 10 4.2 5 2,09
Highlond 328 253 7774 27 8.23 44 14,02 16800 78,02 K1 1.8 3% 10.97
Perkesburg &7 672 75.42 218 24,47 0 0,00 12000 69,72 3 4.1 &7 5,27
Sodsbury 713 4845 49.97 217 30.35 12 1.68 14900 68,1 3% 5.0 17 2.37
Vest Fallonfield 482 384 79.67 55 n.4 43 8.2 16500 74,38 kL 7.7 il 4.14
Viest Sadsbory 330 276 B83.64 3N 9.39 22 6.67 14300 78.5% H 10.9 39 11.81
Total 2933 223 74.47 437 21.34 123 4.12 14300 49.88 190 4.4 164 5,49
OXFORD REGION
East Notiingham 718 564 78,55 42 5.85 112 15.60 13000 74.18 58 8.2 58 8.07
Elk 195 158 §1.03 16 8.2 2] 10.77 15200 75.79 T4 7.4 15 7.6%
Lewer Oxford 571 499 84.43 S 8.63 37 4,60 15700 74,02 Bx] ?.4 54 .13
Oxlord £33 biz4 S%.50 525 .44 14 1.05 13600 5t.28 &0 4.6 &0 4.30
Upper Oxford b 269 87.04 25 8.1 14 4,53 14400 73.74 25 8.4 ? 2.9
YWest Mottingham ol s 73.15 28 7.16 77 19.469 1200 72,89 435 1.5 38 2.7
Totol 3535 2558 72.64 487 12.43 277 7.83 13600 62,60 255 7.2 234 6,62
PHOENIXYILLE REGION
Chadlestown 811 564 92.31 45 7.35 0 ¢.00 30400 77.21 20 3.4 4 0.66
Ecst Pikeland 1222 1132 .15 70 5.3 17 1.3% 21700 84,52 49 4,1 3] .90
Phoenixville 4962 506 72,47 13562 27 .45 2 0.04 12800 65.48 234 4.9 183 3.78
Schuylkitl 1621 1397 86,18 106 6,54 188 11,60 28700 86,28 45 2.8 34 2,09
Spring Clty 1288 784 60.87 497 34.5% 7 0,54 11100 5%9.64 41 3.3 23 1.78
Vest Pikelond 433 4 2,61 28 6.47 4 Q.92 33700 £0.91 8 1.9 7 1.61
Totol 10137 7874 77.68 2108 20.80 218 215 18205 70.18 397 3.9 267 2.83
UPPER BRANDYWINE REGION
Eost Brandywine 744 659 84,58 57 7.8 7 3.63 19700 8L.66 44 6.3 21 2.82
Elveron 167 1346 81.44 27 16,17 4 2.40 12700 76.88 5 3.1 14 8,38
Honeybrook Borough 345 244 66,85 108 7.59 13 3.5 15460 69.38 21 5.9 9 2.44
Heneybrook Twp. 794 411 3176 &4 8.06 313 39.42 14300 78.22 N H.7 &4 8,04
Upper Uwehlon 279 pri] 79.21 4] 14.70 16 5.73 19500 $2.50 6 3.9 8 2.86
Walloce 351 %9 82.83 42 11,43 14 .88 18400 73,89 7 3.3 8 2.2
West Brondywine B04 837 79.23 &0 7.46 105 13.06 17900 €0.25 45 5.7 26 3.23
West Nentmeal 312 234 75.00 37 11.86 3 1. 146900 76.74 29 .6 12 3.84
Total 3826 2841 74,26 436 .40 518 13,60 17100 75.14 272 7.1 162 4,23
UPPER #AAIN LINE REGION
Ecsttown 253 2325 72.15 198 7.85 o 0.00 38100 85.87 37 1.5 14 0.55
Eost Whitelond 1679 1409 B3.8% 123 7,33 148 8,81 2630 84.25 89 5.4 3t 1.84
Malvem 837 542 84,76 25 35.24 ] 0,00 16800 59.75 3 4.7 16 L9l
Tredyffrin 7031 5135 74,48 1788 25.43 7 0,10 37900 71.31 145 2.F &3 .89
Williskoan 2570 2273 83,44 8% 1n.25 3 G.12 32700 80.56 53 2.1 2] 0.81
Tefa! 14540 11783 £0.48 2693 18.40 153 1,07 35400 7.4 352 2.5 145 0.9¢
WEST CHESTER REGION
Bimingham 07 221 93.25 15 4.3 4 0.0¢ 49700 0,70 3 1.3 4 1,68
Eent Brodford P17 783 85.61 124 13,52 7 0.76 24100 75,98 44 4.9 23 2,50
Ecst Goshen 1531 1033 47,80 483 31.55 10 Q.65 200 42,19 35 2.4 n ¢.71
Pocopson 356 340 95.50 L] 4.4% 9 0.00 23800 86,00 10 2.9 12 3.97
Thornbury 243 228 93,83 15 1617 0 0.00 31300 85.04 3 L3 4 T.64
West Chester 5041 2777 55.09 2361 44.85 2 0,04 15300 45.63 780 5.8 107 2,12
West Goshen 3989 2875 72,07 1078 27.02 a3 0.8 25700 69.467 93 2.4 28 0.70
WesHown 1371 124 84.%9 149 10,87 Q 0.00 J2300 83.14 75 5.6 B1 5.9%0
Total F3685 9484 69,30 4141 30.26 52 0.04 23700 61.26 54 4.0 270 t.97
Chester County Total BO457 61291 76.18 16520 20,53 2633 3.27 2100 70,17 3931 5.0 2455 3.0
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POPULATION ESTIMATES

Mumeric
Populaticn Populotion Flncrease Papulation %Elncrenss lncrecse Population
Reglon~Township Ap:it, 1970 April, 1973 1970-1973 April, 1974 1973-1974 1970-1974  Aprii s 1975
1. Aven Grove
Averdale 1,025 1,125 9.7 1,125 0 100 1,127
Franklin 1,43 1,130 8.3 1,130 4] 87 £, 18%
lenden Britain P43 1,097 13.9 1,182 7.7 219 £,262
Lendondarry 920 1,002 8.9 1,050 4.8 130 £,081
London Grove 3, 107 3,320 6.B 3,457 4.1 348 3,551
Mew Loaden 938 1,013 8.0 1,027 1.3 82 1,047
Parn 89 1,074 10.6 1,243 13.6 254 1,383
West Grove },B70 1,918 2.6 1,928 .3 58 1,955
West Marlboro f17 941 2.6 942 2.2 45 984
Total 11,774 12,640 7.4 13,103 3.7 1,329 13,584
2. Costesville
Caln 6,689 6,9% 3.2 8,047 16.5 1,358 8,201
Cootesville §2,33 12,459 2.7 12,710 3 379 12,720
Eost Falloafield 3,487 3,419 3.8 3,735 3.2 248 3,928
todeno 867 bl 3.8 P25 -6 38 911
South Coatesyille 1,583 1,614 2.0 1,623 & 40 1,633
Vaoltay 3,9 3,925 .5 3,967 1.1 176 3,984
West Coln 3,152 3,512 11.4 3,778 7.6 624 3,967
Total 31,500 33,145 3.9 34,765 4.9 2,845 35,354
3. Bowninglown
Downingtosn 7,437 7.731 4.0 B, 074 4.3 439 8,467
Eost Caln 1,739 2,319 33.4 2,574 1.0 B33 2,51
Newlin 1,454 1,251 -14.5 1,261 .4 =203 1,427
Uhwehfan 5,473 6,572 20.1 4,681 1.7 1,208 6,701
Vest Bradford 2,99 3,780 26,2 4,307 8.7 1,111 4,374
West Whitelend 7,149 8,154 14.1 8,208 7 1,059 8,623
Totel 25,258 29,807 13.5 30,907 3.7 4,649 32,13
4. Kennstt
Eost Ma+lboro 3,03i 3,185 4.4 3,301 4.3 270 3,374
Keanatt Squore 4,876 4,938 1.3 5,204 5.4 328 5,228
Kennett Township 3,374 3,694 8.8 3,898 5.5 504 3,993
Mex Garden 4,153 4,571 10.1 4,644 1.6 491 4,696
Pennsbury 1,763 1,924 9.1 1,972 2.5 209 2,030
Total 17,217 18,292 6.2 19,01% 4.0 1,802 19,324
5. Morihem
Eost Coventry 3,284 3,501 5.6 3,640 4.0 35 3,735
East MNantmeol 853 913 6.4 951 5.3 103 283
Eost Vincent 5,034 4,804 -5.5 4,978 3.6 -10% 5,039
Morth Coventry 6,690 7,140 5.7 7,436 4.1 745 7,587
South Coventry 1,518 1,593 4.9 1,612 .2 94 1,644
Vionwick 1,467 1,823 2.4 1,923 5.5 255 1,952
Vlest Vincent 1,8% 2,006 8.7 2,054 2.4 sl 2,105
Total 20,991 21,770 3.8 22,614 a.8 1,623 23,045
6. Qcloroie
Atglen 740 752 1.6 813 8.1 73 758
Highland 1,248 1,357 8.7 1,393 3.0 150 1,459
Parkesburg 2,701 2,881 6.7 2,884 .1 183 2,899
Sedtbury 2,103 2,114 .5 2,149 1.7 44 2,210
West Fallowfield 1,694 1,921 1.4 1,960 2.0 266 1,596
Vest Sadsbury 1,189 1,270 4.8 1,337 5.3 148 1,403
Totol 9,475 10,295 4.4 10,541 2.4 846 10,724
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POPULATION ESTIMATES

MNumeric
Population Popufation Slncreoss Population StIncrecse Increose Populofion
Region-Township April, 1970 April, 1973 1970-1973 Apil} 1974 1973-1974 1970-1974 April, 1975
7. Ouxlord
East Noftingham 2,402 2,654 10.5 2,763 4.1 35 2,981
Elk 649 496 7.2 710 2.0 61 737
Lower Oxford 2,818 3,134 1.2 3,179 1.4 as) 3,153
Onlord 3,658 3,730 2.0 3,762 .8 104 3,771
Upper Oxford 1,122 1,165 3.9 i, 178 1.1 55 1,193
West Nottingham i,440 1,653 1.4 t,683 ] 243 1,707
Total 12,089 13,033 7.8 13,275 1.9 1,186 13,542
8. Phoeaixville
Charlestown 3,528 3,081 -12.7 3,135 1.8 ~393 2,234
East Pikeland 4,384 4,558 4.2 4,636 1.5 252 4,679
Phoenixville 14,823 16,000 8.1 16,526 3.1 1,703 17,332
Schuylkill 5,779 5,953 3.0 5,997 7 218 &,017
Spring Cily 3,578 3,5%% & 3,613 4 35 3,618
West Pikeland 1,420 1,515 6.7 1,583 4,5 163 1,.5¢%
Tota! 13,512 34,748 3.7 35,4%0 2,1 1,78 35,47%
9. Upper Broadyw~ine
Ecst Brondywine 2,741 3,070 2.0 3,121 1.7 380 3,233
Eharson 509 521 2.4 522 .2 13 523
Honeybrook Borough 1,115 1,226 10.0 1,233 .6 118 1,244
Heneybrook Tewnship 2,883 3,749 30.0 3,828 2. 945 3,910
Upger Uwehlen 996 1,364 3.9 1,500 10.0 504 1,599
Wallace 1,347 1,513 12,3 1,554 3.4 217 1,621
West Brondywine 2,713 3,053 12.5 3,189 4.5 476 3,218
West Mantmeal 1,285 1,510 7.5 1,577 4.4 292 1,632
Total 13,589 16,005 7.8 18,534 3.3 2,945 16,960
10, Upper Main Line
Easttoan 9,555 ?,835 z.8 2,884 .5 321 9,860
East Whitelond 7,242 8,384 15.8 117 8.7 i, 875 9,045
Holvem 2,583 2,898 12.2 3,117 7.6 534 3,148
Tredyfirin 23,404 24,817 6.0 25,184 1.5 1,780 25,373
Vitlistoan 9,128 9,272 1.4 9,350 8 222 9,358
Totol 51,922 55,205 6.3 55,654 2.6 4,732 56,7684
11. West Chaster
Hirmingham 434 1,018 2.1 1,093 7.4 259 1,238
East Brodford 3,260 3,376 3.6 3,451 2.2 191 3,305
East Goshen 5,138 4,151 23.6 7,394 16.4 2,255 8,199
Pocopron 1,555 1,884 19.8 1,978 6.1 422 2,038
Thombury 803 as] 6.0 892 3.6 79 893
West Chaster 19,301 20,897 8.3 20,999 .5 1,698 21,153
YWest Goshen 12,858 14,652 14.0 5,272 4.2 2,414 15,854
VWesttoan 5,059 5,480 8.1 5,687 3.8 _s18 5,795
Totol 48,819 54,469 1.6 55,756 4.2 7,997 58,680
Grand Total 277,746 299,449 7.8 307,458 3.4 4,912 415,611
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projection period the greater the [ikelihood of
unforeseen developments which can cause the
actual papulation to fall cutside the ronge
projected. Similarly, papulation trends are
less regular for small populations than large
ones, [t is recommended that projections for
small geographic areas should be carried out
for fewer years than projections for large
geographic areas as o whole. Based upon these
circumstances it is suggested that there is need
for frequent revision of the projections for
geographic areas.

Although Intemal Migration Is Often An lm~
portant Factor In Local Population Growth

And It Must Be Taken Account OF In Projections,
The Alloweance For This Factor Does Not Have
To Be Explicit

The various methods for municipality
projections include mathematicol ratio methads;
cohort = component methods; methads using datg;
and combinations of these methods. The ratio
method has primarily been used to allocate the
Chester Caunty totel thot essentially was de-
rived by the cohort survival method (adjusted
downward becouse 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 Environmentolly Sound Helding
Capacity A Basic Need

In opproaching the question of the land
availabilty for development it is necessary to
have basic stotistics on the land avoilable for
development of each municipality, planning
region and for the County os a whole, These
statistics con serve fo indicate the amount of
space that might be occupied by varying omounts,
mixes ond densities of development. Some real
estate land volues and much discussion about the
County being built aver oppear unrealistic in o
large County that is still nearly 83 % undevelop-
ed. Develapment alang existing road frantages
tends fo make the Caunty look more developed
to o casual ground level observer than wauld be
the case from the air.

As a guideline, at least 300,000 acres
out of Chester County’s approximately 487,000
ocres would be avoilable ond suitable for re-
sidential development ofter deductions are made
for industrial, commercial, institutional uses,
as well as deductions for unsuitable slopes over
15% ond alfuvial fload plain soils.

Anyone can make his own assumptions
as to average number of units per acre thot might
be developed. Using four dwelling units per
acre this holding copacity would come to
1,200,000 dwelling units. At on overage of
only 3 persons per housing unit this holding
copocity 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 yeor 2000 will consume
only about 22,500 acres, a fraction of Chester
County's lond.
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The Yeor 2000 residential [and consump-
tion would be about 13% of the totol acreage of
the County, Even with lower density assump-
tions, it is still clear thot omple land is avail-
able. Even ot 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 Arecs Exceeds Year 2000 Deve-
Topment Demands

When looking at the undeveloped lands
within the Seweroge Plan, one con onalyze
holding capacities. The toble entitled "Land
Avoilability Within The Sewerage Areas" shows
for each municipality the net area within the
proposed 1985 Sewer Service Area, This is the
gross area zoned far residential use minus the
generolly develaped areas os well as flood ploins
ond steep slopes within the 1985 service area.
This nef area for the entire County encompasses
34,000 ocres. However, much of the steep slopes
and flood ploins can be included os open space
in planned residential developments so this might
not be excluded from colculations of gross density.
Even af a minimum overoge figure of 34,000 ocres
at the suggested 4 per acre there would be room
within the sewered areo for 136,000 housing
units -- twice the total projected need of 65,000
dwelling units by the Year 2000 and olmost four
times the 36,000 needed from 1970 to 1985,

Holding Capacities Measured By Present Locol
Zoning Ordinonces

An attempt wos made to estimate octual
helding copacity within the sewered areas os 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 potfentiol

ollowable residential densities and potentiol
dwelling units, Detailed tobles of these figures

ore filed in the office of the Planning Commission,

The County totols resulting from these
tables shaw that between appraximately 215,000
ond 546,000 additianal people {about 71,600
and 182,000 dwelling units respectively) can
be occommodoted within the 1985 proposed
sewer service orea based on locol zoning
ordinances and enviranmental constraints. This
is more than the Year 2000 need of $5,000
odditional dwelling units,

Greoter Understanding Of Density Impartant
To Effective Planning

One of the mojar variables vital to
oll the land use issues discussed in this Plon,
such os farm lond and open space preservotian,
deals with haw much space future residential
development will or should take up.

A major suggestian of the Plan is that
municipalities, developers ond the residenfs of
Chester Caunty give serious cansiderotian to
the concept of residentiol density, and ta see
whether or not persanal and community gaals
they seek cauld be met by higher densities than
has been the case with much recent develop-
ment.

Chester County Is Lowest In All Categories
Of Camparative Density

The table entitled "Comparative Re-
sidential Densities" provides same statistical
basis for various ways of looking of and meo-
suring density. It was prepared by cross tahu-
fatian of the 1970 Federal Census of Populo~
tion and Housing with the 1970 Land Use data
compiled by the Delaware Valley Regionol
Planning Cammission and athers, There may
be imperfectians in the data, but some useful
guidance is provided.
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It is apparent from the data that
Chester County is lowest in every statistical
way density could be measured. Perhops of
oll the severol approaches the net residential
density is the most significanf, This is the
actual lot size exclusive of streets, parks and
all other uses that usually go into computing
residentiol density,

Chester Caunty's overall net resi-
dential average is only 1.81 housing unifs
per acre. The other Pennsylvonio counties
of the Philadelphia Metropolitan Region range
from a high of nearly 25 houses per ocre in
Philodelphia, followed by 4,25 houses per
acre in Delaware County, 2.8% in Monigo-
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 spraw!
and scatterotion is not anly a Chester County
problem, but it is found oll over the notion,
ond particularly in the metrapolitan regions
of northeastern United States, It is recog-
nized as the notion's most serious land use
problem.

A cansortium of severol federal
ogencies prepared a detailed cast anolysis
of several alternative patterns of develop-
ment from a number of ecological, econo-
micol, and sociol viewpoints, and both per-
sonal and public costs.

To summarize the results of this ex-~
effort are beyond what can be dane here.
Obviously there are many offsetting costs,
However, the most generol conclusion wos
summarized as follows:

"“The majar conclusion of this
study is thot, for o fixed number
af households, sprawl is the

most expensive form of residentiol
development in terms of econom-
ical costs, natural resaurce con-
sumption and many types of per-
sanal costs.”

1
The Costs Of Sprawl, Cauncil on Environmental Quality, Department of Hausing and Urban Developement

ond Environmentol Protectian Agency, April 1974, o, 7,



Comparative Residential Density

Population and Housing Grosy Ovwerall Denslty Gross Daveloped Densily Nat Reskential Densily Single Famdy Datached Density
Wuedepality Tatsl Total Tt berrefhcre HalLhcre Terat Penorafboe Mo fhes T Pervra/bcrs H.U.fhere PStra H.U. A cre
Ard Feglsn Pep. Kosvrg Leed Deeliped Fes 2

Urin Area Aoy Aorer

AYOM GIOVE FHGION

Averdste 1025 wr a7 EE) &7 T .97 2.03 71 1443 421 190 .26 0.3
Fro-kitn 65 H P 12 K} pass 2.8 e 320 3.25 K] Pl 233,71 1.8
Lamdon Beitein 8 74 ey T o 128 2.4 .u 04 s 50 241 392,75 124
Lamdorderry 510 7 7345 a2 ) 74 338 et 142 64 1.6 157 17,7 0.45
lodon Greve 3107 242 Nva 28 @ 1143 2 n e 5.5 1.4 &7 511,93 082
Hew Lokn ¥ 257 7644 a2 @ 435 1.9 53 282 3.9 ) 197 216,60 100
Pezn 37 25 BE] s o 435 2.4 i 175 5.65 157 157 162,37 0.82
West Grove 1870 533 3% i 147 20 8.9 277 155 1204 78 i 19,2 032
West Morsaxo 917 74 16222 K] R m L7 5 %t 3.5 1.04 25 252,62 132

Feglorcl Tetdl 13774 153 5977 as 05 457 2% &2 2255 EXe 1.4 P 2,3 0.7%
COATESVILLE FEGION
Ceh w57 1651 557 1.9 Kl w5 241 B ] 7.65 1.5 ey 93,62 0.69
Cotenille 123 4721 Tis4 19.41 3.5 26 5.9 5.02 an .0 10.22 245 163,35 0.2
£, Follaafleld a7 1o oz M4 R 8 413 .18 554 (% 1.2 761 7,47 0.7
Wodera [ 213 218 a7 10 10 753 1.53 [ 12,75 ER 13 51,42 0.4
5. Coctaraille 153 e 126 14 & a2 n 13 143 11208 347 20 167,74 0.51
Velly aml nu 33 R o 1573 2.2 74 1% .22 2.5 203 227,61 0.3
West Cela 352 w02 sk r) o 1857 .92 55 53 b 1.1 3] 59,09 071

fageel Tovd 3150 %621 a1y ) .2 7290 4w 131 057 1.4 304 7 250,28 0.5
LONNINGTOWH SEGICN
Dewvnlngmen 747 20 154 527 102 518 8.0 2.84 w3 9.6 643 ™ 235,01 (%)
Eo Cetn 17 £5 240 9 A% 2 1.8 35 32 575 [ 260 255,97 0.53
Healin ] 70 748 K W 225 5.1 ) 18 10.45 .57 163 1M, 0.0
[re iy 573 131 534 Kl = 1517 3.6 53 103 5012 [ 123 101402 .82
West Bradord s 903 11942 25 o 153 1,34 5 733 s Nz 725 704,63 0.97
WarWhinlod 7147 1830 25 £ n w73 e rr 1357 54 135 71t 135,45 0.7%

Feg'orel Tets's 24258 T35 Hezd 63 Rl 71863 2.E8 ) 2135 &5 .52 571 AL 7Y 0.76
KERIETT FEGHOH
ot MarBor w0 8 [ K @ 1224 2.45 71 1 5.4 1.8 789 8,23 0.49
Kevett Sqome 4476 132 91 7.65 2.% 526 5.28 EAY Bl 1819 5.42 a3 24,14 0.3
Keeratt Tup. 2 105 10734 31 K% 1530 C 5 1776 2.41 8 03 176,23 1.4
Faw Garden I 18 10174 8 Lt 1257 s 7 524 7.0 2.02 641 53,3 0.5
Pevab.er 178 ] (2] 26 K 53 154 A7 559 35 en 43 =010 1.3

Pagorad Totchs 17217 219 xn10s 45 .13 =0 2,74 R v 5,15 1,5 278 nr.a 0.84
HORTHERM REG ION
East Coventry 2 535 &35 45 a4 1 2. K = 3.7 K1 e 80,67 .oz
Fost Montreal 25 ) 10515 “ o2 54 1.4 s a 248 ks m 30.76 a7
Fort Vincent o 234 i & 0 1555 3 59 762 s 1,25 752 7i3.75 0.57
Noeth Covietey 0590 05 8559 Ed 2% wer 3,74 1.23 1264 57 152 1536 672 0.84
South Covertry 1918 24 5530 » ) 731 207 2 a7 3 " RO 9.3 125
Wernick 1667 559 75 a o7 15 65 B a2 7.43 6 3 1,61 126
West Vircens 157 B3t mez s o5 st 1972 5 e 269 52 534 70,29 13

Fagomdd Tetes 20991 AL 5343 L35 W10 EBT) 2,35 43 s 4,14 L& 4573 451941 1.05
OCTOIAO REGIOR
Arglen L) 3z 525 1.42 A5 162 4.5 1,47 73 1013 3.7 122 8.7 0.5
Hiend 120 ¥ 1070 KD @ o EX) R 7 7.21 167 243 18373 0,67
[ 201 591 [ .35 .10 75 7.2 2.3 2 n= 382 47 19453 047
Sukbry 2108 715 33 5 .1E 518 408 133 au .11 2.7 435 w407 070
Weat Felloutfield 1694 &2 1548 14 o 1o 1543 B 20 .05 172 28 4.4 0,65
West Sokbory ez E 9% a7 o 52 2.0 35 35 3.3 2 23 YR 1.7

Begiona Tosshy  $875 55 Y 3 ro 25 EX L@ 1 x| 2.05 1459 134,78 0,73
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Comparative Residential Density

Pepuation and Housing Gross Overall Denslly Grosa Daveloped Densliy Het Residential Density Single Family Dotached Density
Maurdetpadity Tat Tetd Total Penarefbers H,U./Acre Tes=l PersorafAcre H,U./hera Tetadl Persorgfhcre HU, fhere T57gs tperes Hol fAcre
Ard Ragion Pop. Ho.s Lod Devetoped Fastdernid Sirghe

Area Arez Acrat e Fomily

CIFORD FEGICH

Fod Metfirgtan 2872 718 V228 .18 05 730 3,3 R 300 .40 237 553 220,04 0.51
18 12 195 £655 K7 &2 ETd 191 57 2 297 &7 137 192,21 1.45
Lewsr Chaferd 1777 51 11555 Al L0 3 2.4 W73 235 8.0 2.8 473 U7 [
Caford 5 1331 120 342 110 44 7.8 2,84 254 14,43 5.24 574 =L 0.37
Upper Qaferd 981 367 12243 .15 02 o7 4.8 75 150 13.07 2,04 7 143,25 0.5
West Holtirghan 148 ¥ 323 15 K] 13 1,09 K 2 6.2 ) 24 w72 (%]

Bagleedd Totcls 12067 535 5474 7 08 057 2.57 85 1400 8.6 2.5 7273 128308 0.57
FHOEMIAVILLE FEGION
Chalustoun 3528 41 e ] 07 1224 2,63 47 78 4.5 9 1 763,57 1.34
Ecet PEcelond 4324 122 se45 7 .21 1217 3,60 1.0 770 5,49 1,53 1 751,68 0,88
Fresrteeills 14523 462 774 624 2.09 1472 0.5 3.5 &0 21,43 719 1624 443,19 0,25
Sehy, il 77y 1421 2] 55 26 287 264 74 1271 4.5 1.7 I 1226, 0.50
Serleg City 378 1223 518 5,50 2.9 345 10,31 2.37 25 15.50 5.4 a5y 131,85 0.37
Wes? Prkaland 1420 41 &0 22 08 530 .87 81 EE] 4,2 1.3 EE] 0.2 0,25

Pegeral Tetdls 30512 0777 F=tdl 1.15 W 5305 547 1.7 5% 8.2 2,42 £E) 72,01 0.45
LE7ER EXAMDYWINE SEGION
Sl Bemdpaiva 2741 744 720 ] .10 75 2,60 76 oz 1.0 1,05 &5 673,34 .04
thersm E 167 Iy Kl 26 135 3,77 1.2 &4 7.55 2.40 13 53,92 0.37
Heoaybeock Bsco 7115 a5 275 405 HEH] 168 6,71 2,19 103 10.%2 354 242 97,61 0.4
Horgybeook Tup, 2323 794 14435 a7 K] 858 3,22 51 373 7.9 202 31 05,22 0.63
Upger Lackban 554 279 75 32 .03 802 1,63 s 1 4,55 1.3 735 150,22 0.81

a8 12184 an 02 &7 z.2l K =7 4.8 1.3 1 264,91 110
208 2517 a1 ] 550 2.82 .83 522 519 1.8 e 4w,03 0,71
312 as 4 03 57 168 45 B 4.0 57 Fl w955 )
128 s1e K] 05 47 2.7 76 2524 524 1.43 F2rog 345,85 0.85
WFFER MAIN LINE FEGION
Eettoan 9385 a1 5197 1ed .43 743 3,43 1 il 4.77 1.25 201 1524,55 9.50
Eert Whidalond 7242 ia7e 6931 A 24 el 742 . nH 63 1.43 137 1084,07 0.73
Wibem 2533 &7 73 kR 113 3375 5.53 21 0 1.9 4.4) we 153,52 0.41
Tredfhin 2307 7031 12883 .8t .55 4438 3,5 105 94 5.5 1,47 4738 4050, 64 0,62
Willirbzan 9123 2578 1 ki .21 3537 2.5 72 2576 ERTY] K7 212 254,15 116

Pegoct Tet2s 51888 1459 v 1.7 k) 16289 3.1 57 177 503 1.4 1er2 947,56 0.83
WEST CHESTER FEGHOM
Bt 2] 237 [ 2 .05 EH 1.45 4l 3 2.51 Kl 207 326,52 1.56
Ecat Brostard £ 217 7855 3 £ ne 2.9 B2 &5 4.56 1.3 724 &0.44 0.80
Ecl Geshin 513 151 451 ki ] 1647 211 52 1255 4.9 12l 2 120,70 n24
[ 1555 3% 5432 2 08 452 2.3 S 10 3.4 82 axn 422,74 (%]
Tharbry 1435 243 25 .55 67 &2 2.0 5 2 3.4 &7 242 ErTR] .47
West Chasr 11 51 1152 1675 437 W77 17.592 4,83 551 35,02 2.4 108 2.9 277
West Gonbiin 1285 e 257 1,6% .52 2451 %] 115 wl 6.3 1,97 75 192401 0,69
Westtzan £ 13 5530 RY 24 1676 3.02 .81 1355 3.74 1,00 1244 130,27 1,06

Pegonad Totch 49451 12458 47158 107 k) LT 4.5 1,2 [ 7.9 1.9 7648 8219 0,85

FHILADELFH1A FEGIONAL TOTALS
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RECENT DEVELOPMENT TRENDS

A Plan Needs To Recognize Developments That
Are Already Committed

A plon must recognize developments thot
are olreody committed, since there is o good
probability that mest will be built in some way.
Since 1951, ond particulorly since the new
Pennsylvenio Municipalities Plonning Cade be-
come effective in 1969, the Chester County
Plonning Commissian has reviewed neorly oll of
the propased subdivisions and land developments.
Even though sometimes subdivisions may not be
octuolly built, os originolly submitted, there is
in general, a good prospect thot something may
be built. The proposed developments are the
best available foctual indication of the actual
intent in the lond market.

The map entitled "Subdivision Re-
views, 1969 through 1974" shows proposed
developments comprising ten or mare single
lot subdivisions, and apartments with 20 or
more units, The occampanying tobles show
the total number of lots ond units reviewed
and are listed by sub-county plonning regions
and by municipolity.

It is apparent from the map of “Sub-
division Reviews, 1969 through 1974" thot
there is consideroble sprawl ond that many
developments ore beyond the limits of the
1985 proposed sewerage orea, olso indicated
on the mop. This reflects the needs of de-
velapers to seek cheaper building ground
where they con find it, even though higher
costs in other woys eventually ensue, both to
the buyers of the houses ond to the public in
service costs,

{0
[

As stated in mony ather places in the
Plan document, ane of the major abjectives
is to curtoil this sprawl. However, it is ne-
cessary fo recognize major commitments.,

Subdivisions In Excess Of Building Activity
May Be Producing Lorge Backlog Of Approved
Developments

During most of the period of County sub-
division review during the 1950's ond 1960's
the rate of subdivision activity wos in reason-
able balance with the rate of actual building.
During the 1950's accarding to census doto obout
17,100 dwelling units were added to the County
londscope, ar an average of about 1,700 per yeor,
During the 1960's about 21,000 dwelling units or
on overage of 2,100 per yeor were added.

Duritg the early 1970's there was on
apparent step~up bath in the rate of actuol
building ond rote of subdivision activity, The
ber chort "Comporotive Subdivision Reviews
and Building Permits 1968-1974" ond the tables

"Subdivision Reviews, 1969 through 1974"
show recent building and subdivision activity,

It is now apporent that the rate of
subdivision activity particulorly in 1973 ond
1974 averoging around 12,000 units is woy
ahead of any octuol ar likely building of obout
3,000 units. For the period 1968-1973 inclus-
ive, there were 30,100 units reviewed, and
about 13,600 built providing a patential sur-
plus of 16,500,



SUBDIVISION REVIEWS

JAN,, 1969 —DEC., 1974
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UPPER MAIM LINE REGION

HNu=kar of Units

Map Ne, file Mo, Municipality Onaner or Applieant Acces S, F, L, Act, T, H, M. He Jotal No, _ Date Approved
i* 1421 E. \Whitelard Willlarm M. Galheun n H n 1/2/73
ix 2078 Rob=it Enice 15.7 24 24 8/10/70
1 2297 Anthony Yalpl 13 6 1€ 124/10
o 2462 LHI Valley + 3 5 5 10/10,/72
5 2466 G, V, Lickown 22,7 40 40
& 2467 Ada vig Es 52 42 42
7 2603 Doinle Cllilerta 12,7 10 10
84 2753 Spring MUY Tarn $ec. § iz 1z 12 4/19/73
4% 2759 Spring Mill Farey Sac. 6 38 a8 a8 4/13/73
10 2844 Westgate Asseclate 21,5 230 230
1+ 2685 Kingsway [statas 12 24 24 10/8/73
12 3108 Laurel Ridgs 25 00 100
128 s Xaolllrock 14 13 13 9,/10/74
Municipal Total; 228.6 7382 330 565 -
13 2277 Fasltown Joseph Mullray 54 &2 52
14+ 2538 Brya Mavr Hozas 25 12 1z 7/16/73
15+ 3298 Buttenwood Faro 34,7 24 24 8/16/14
Municipal Total: ui.z7 83 . i3]
16 2101 Malvern Main line Heusing Corp. 3 10 10
17 2380 K, R, I, South Corp, 20 12 12
HMuaiclpal Total: 23 22 22
18* 1804 Tradylfrin V7. A, Raynor 20 z 28 a0 8/11/69
15% 2078 Leon Fazanjlan 18 71 21 5/8/72
20 2176 21 Haver Corp. £84.2 24 24 12/28/71
21+ 2180 Robzrt G. Walker 17 12 13 1/16/70
22 2340 G, ¥, McEKomm 15 20 20 4712/
23 2574 Chesterbrook Fhrase T uz,2 120 120 §5/10/73
24 2657 Raymond Freybarger 72.2 22 22 /27772
25+ 2761 Glen Hollow Rty 33 33 3/26/73
26+ 2360 Tollins 38.9 42 42 2/25/7_4
27+ az3l Arbondzan 17.3 B4 84 8/23/T4
Muplcipal Total: B+ W B TV 28 84 408
Reglonal Total: 750.1 642 358 B4 1084
WEST CHESTER REGION
28a 2031 Birmingham Radley Run 28,1 19 12
28+ 2696 Dilworhtown Oak Est, 63 53 5% 4/12/73
29+ 3023 Lindsn Associates 39.9 12 12 3/8/14
30 3031 Yileae Inc. 22% 12 1z
Munlcips] Total: 356 102 102
3 2821 East Bradiad Valley Creek 58 53 58 2/12/74
2z 2962 Charles M. Darcont 39 24 24
3 2937 Byran Frick is 13 18
Munlcipal Total: s 100 100
34% 2102 Fast Goshen Suralt House .4 134 134 2/15/71
35+ 2429 Hankin & Rebinson HL.7 160 160 Lr2z/7
36% 2443 Rldgewood Apt. 44 &0 €0 4/18/72
4 2482 Mill valley+ 40 35 35 10A10/72
37+ 2453 Goshen Valley 47,3 414 274 688 4/18/72
6 2467 Ada Tewls Est,+ S 3 3 as22/12
g 2517 Hershay Mills 171.23 158 158 8/15/74
39+ 2582 Gacbone 97.2 15 15 2/19/74
40 2675 lawrence Glnter 18 35 as
41 2840 Rose HLLL 1T 3.6 35 35 2/3/14
42+ 2870 Geneal Dev, Gop, 138 51 sl /21714
43 2883 Paul Stefanik 29.9 3B4 384
4% 29Z1 Marydall Apt, 29,3 384 384 9/18/72
45* 2593 Supples Valley Fara 100.9 58 98 6/5/74
46 2997 Thomeomit no 49 49
47¢ 3014 Hersey Mills 767.8 2687 2687 1/20/23
48 3255 Bow Trea Farn 534 169 1,336 1,505
49 2873 Gackone Brothers 65 73 73 BAS73
Munleipal Totals 2354.3 3633 2712 308 €654
50 2191 Pocopson Jars Jefopolus 26 1t 11 4/8/70
8l 3253 Carrlages House Invast, + 3L6 8
Munfelpal Total 57,6 13 13
2+ 2606 Weast Chaster Meaghe Constructlon Co, g 16 e 9/22/12
53k 3234 lavrerce Ginter 5 16 16 913/74
Munlecipal Total: 13 32 32
54 014 West Goshen Hetherweod Getp, 51 95 95
S4A 2007 Taes, H, Kelly Ir, 77.2 123 123 8/1/72
55 2186 Goshen Terrace 13 12 1z
56% 2229 Eracktaven Ho—es, Ira, 96.8 ie4 164 4/3/14
57 2264 Knollwood 21.4 28 26 B/1L/71
13:4 2474 V/est Chester Dav. Cerp, 10,5 20 20 /8/12
59+ 2819 Regent's Walk Sec, 3 23 384 agd 9/18/72
0* 2715 Glen Constru, Co, 16 20 20 10/28/73
a1+ 2733 Edward Walsh, jr. 25 &5 65 10/28/13
62 2792 Ticher Run Apt, 17.1 232 232
63 2636 H. & R, Builders a 13 13
Munlcipal Tolal; 361 514 66 1180

+-- Indicates that subdlvision 1s situated in =ore Lhan one Munlcirality

* — Irdlcates that subdivislon wag approved
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Nurber of Unlts

Map o, File No. Munlcipality Owner or Applicant ACres s, F. L. Apt, T. H, M, H, Total Mo, Date Approvad
64 2282 Wesitown Wesitewn Hunt Inc, 76,5 65 65
5% 2378 Birclalr Adas 23 i 4 11/2/71
66 2416 Black Rose Farm 68.7 56 56
67 2437 Ted Rubino 25,2 18 18
€8 2662 Go, Dine Constr. Co. 15 10 10
€9 2127 Tox Run il n I
0¥ 2524 Hoopes & Ieam 109 12 uz2
7l 2348 Land Crant Farms 74 57 57
iz 2538 Sycamwe Spring Fid 67 &7
73 3136 Hyde Dav, Corp. 26,6 20 20
Tfunicipal Totaly 506 430 . 430
Reglonal Total o 37629 4860 33T 30w 8497

KEHNECTT REGION

T 1748 East Marlboro CedarcrofL 14 12 1z 12/10/710
5% 2333 John L. Hicks 6.6 22 22 10/9/72
Ter 2533 John Clazk 86 50 50 6/10/74
7 2831 Quail Hill 11 10 10 10
7’ 2888 Hick & Bean 30 26 26
72 3027 jehn Britton 45,1 33 a3
51 3299 Carrlage House Invest., + 15,5 38 61
Munleipal Tofals 327.2 214 1T
80+ 2318 Kennett Greenwood Hills Sec, 1,2,3 65.9 a5 35 5/14/73
8i* 2556 Foxeeadow Farcs 84.12 62 62 S/7/T4
:74] 2515 Burrow Run g2 41 41 12/27/13
Munlcipal Ttal: 232 138 138
B3x nz New Garden Do Francesco 50.5 47 47 /312
24 2765 Landonberg Rancs 29.3 z7 27
85% 2308 Vallay Inc, 5ec, 1 20 22 22 4/2/14
8o 3000 Daddezio & Basciani 18 16 16 1/5/73
Munlelpal Tewal: . _117.8 112 112
87 2575 Pennsbury Fern HIll Sec, I 33 14 14
88 3300 Three Hills 44,5 UNITS ARE NOT CALCUIATED
Munleipal Tetal: . 77.5 14 14
Reglonal Totat: - 754.5 455 455

AVOM GROVE REGION

89 2074 Franklin Blackman 54 4 14 12/15/69
90+« 2037 Alfred Roy 21 17 17 10/2/69
91 213% Franklin 1. F. Blackman 37,8 10 . 10
92+ 2566 Kerblovills West 55,6 38 38 7/6/12
93 2832 Franklin Germres Conslr, Co, 27.8 13 13
94 3060 Hackney Fara 102,5 47 47
Bfunicipal Total; 249.7 139 133
95 Bil Lozdon Britlan Trederick Lang 15 10 10
g6+ 1977 Charbar Rock Faro 2 12 12 7/23/74
97+ 2260 Foxhrook IV 15 15 15 9/16/72
98+ 2445 Dr. Naroan Culter 86,6 20 20 9/9/714
a9+ 2455 Sky Crest 85,3 49 4% 3/20/72
Municipal Fotal: 2%0,9 106 105
100 2027 Tondon Grova D, Edwands 49,9 38 a8
101% 2235 Alfred Roy 28 17 17 8/9/72
102 2450 Guernsey Hollaw 12 11 i
103 2497 Rlclnghan Realty 52 28 28
104 2623 Frantham 25 26 28
105 2803 Jaces Mulhem 32 32 3z
106 2860 Defrancesco & Sons 25 25 25
107 2990 Carcp 11 6 24 24
g 3003 Heather Helghts 38.8 13 210 310 639 12/5/74
Jiunlcipal Total: 244.7 220 210 3 1) 740
10BA 2058 Londondarry Glecens Forking Marells 38.8 ¢} n
luy* 2095 Loadondery Elk Vallay Faros 70 45 45 12/6/69
110+ AL Elk Valley Faros an as 35 1/6/72
noy 2456 Lozdorderry Jo=eph R, Plersen 30.2 1 n
e 2825 Deerybath Knoll 15 1% 16 7/31/73
n2 2847 Hickpan Dev, Corp, 54.7 38 36
Munlcipal Total: 28977 154 154
113 2907 Penm ~Chsistoher Shipp 8.7 22 22
14 3156 Martin-Pepple 37.3 12 13
ns 3378 Mar Bet 27.5 17 w7
116 3199 Red Rose Run 31 30 0
y
Municipal Total: 124.5 82 82
117 2468 Wast Grove Viest Grove villags 13.2 e8 88
Mynlcipal Fofaly i3.2 28 80 88 B
T8+ 21 West Marlbero Mra Crest Wllage i7.4 14 5/22/74
Reglomal Total: . _ 1209.1 715 9 2101 398 - 1323
OXFORD REGION
119 2321 East Nottirqhar Mickman Daveloprent Cerp, 73,1 32 3%
120 2406 J. Deat Cheek 12,1 10 1u
121# 2585 Last Netnghanm Noltinghao East Sea. 2 23,9 13 18 7/25/72
122 3517 Hickory Kill Est+ 5 16 16 6/17/74
Municipal Folal: 139,1 75 76
123 2753 Elk Raycord Cashel 62 13 13
e+ 3017 Hickery Hill Est. + a0 15 15 6/12/74
Munieipal Total: 32 28 28

+- Indicates that subdiviston is sltuated in core than cne ounfcipalily

* - [odicates that subdivision was approved 3 6



Eile Ho.

Elunleipality

Hurber of Units

Xap Mo, Cwmzf or Arplicant Meves §.F. L, Apt, T, H. b B Tatsl No. Date Apgeoved
124 2500 Lower Onfeed Ehillip Steal 170.% 13 13 5/1/72
125% 7 Ctaster Water fnth, 5.3 1 11 36773
26+ 2768 Rotert B, Wiy 22 2 25 §/8/73
127+ 2300 Shkannon Fepple 30.3 15 13 4/8/74
129 2925 Uncola Grean 10 49 28
129 s Jehn Butler 8.3 12 12
130 1253 Linzaln Univarsity 19,2 96 a5

Muntcipal Totaly e . 330.1 139 96 T s
13)+ 2057 Oxferd Sucmit Hill Apt. 4.7 43 89 3/:7/89
112 2414 Saultan & Teasr 14.3 39 39
133 2505 Oxlord Homes Inc. 5.8 48 48
134 2503 Oulord Village Apt. 5.1 0 &0

Muntelpal Total; - 79,5 33 195 235
1315+ 2250 Upper Oxfard francis Ferkins 57.1 13 18 8/3/10
136 2447 Uppar Cuxferd Clay G. Hess 75.1 7 17
137% 2487 Gaotge Stewart 9.8 12 iz 8410772

Muntclpal Total; _Ldz 17 47 o
135+ 2738 West Hotlinghan Tox Chase Runt 125 50 50 7/30/73
139+ 2943 Charles €. Shock 101 33 33 1/9/74

Municipal Tetal: 228 &3 . 83

Feqlom] Towal: o asEr 412 194 [ 704

OCTORARO REGION
140 2526 ItighlapA Bleakay 1.7 it 1

Municlpal Total: A TV it 1 R
141+ 2428 Sadsbury Claster County Fund £2.2 42 42 12/30/71
142+ 2448 fred Freuninger 25.5 25 25 12A3/74
143+ 2755 Bates ard Schulze 25 27 27 4/9/14
144 3136 Buck Run 49 5t 51

Municipal Tedal: 161.7 145 145
145 2542 West Sadsbury G. G, 0, Inc. 186.7 27 27

Muznicipal Tolalt 86,7 27 27
146 3202 Atglen Pannicgton Park 13 23 23

Municipal Total: 13 23 23

Regiom] Total 3 ) . 373.1 208 206

COATESYILLIE REGION
47 1301 Caln H. MiHer Jr. 10 0 0 5/8/13
148+ 2150 Meadowlaks Apt, 143 1026 1026 3/13/713
149+ 2271 Granger Placa 8,7 15 15 9/15/72
150+ 2563 Ferguson & Fiynn a5 55 55 8/21/72
151+ 2573 Thernadale Assoclates 275 1039 435 1525 9/10/74
152r 2577 Caln Crest 7.5 100 98 138 /1571
153¢ 2785 Mam. Dev. Corp. 24 41 41 10/7/73
154+ 2796 Gordon Reed n ik 17 7/17/13
155% 2837 Rarley Sheaf a8, 4 230 230 12/28/73
196* 3044 Fercs & VWatson 21,6 23 23 5/16/74

Livnicipal Total: 633.2 ji3] 2156 823 3140
157 3143 Coatasville Regarcy Park 91 548 548

Hunieipal Total: 9] 548 54H
158% 2525 East Fallowlield Narcan Aacodt 23 21 23 £/16/71
159 2610 Fallowlield Estates 141.% 76 270 566 912
1600 2919 vieteria Hills 57 38 38 3/12/74
165+ 3167 Fallowfield Farm 631.4 50 50 917714

Munleipal Total: 284,9 157, 229 66 1023
162 2950 Yallay Vallay View 12,31 170 170

Muntcipal Totat 12.3 i70 179
163* 2248 West Galn B. J. Dav, Corp. 84,3 376 376 8/15/72
164 2551 Yest Galn Fstates 22.8 20 20
165 2581 Jacob's 120 94 94
166 2640 Phillipsville Esatates 40,4 10 40
167+ 2713 tevin MysT 50 34 34
168 2734 Chester Saatnoff 22 17 17
143% 275% Bates & Schulze 29 27 27 4/3/74
169+ 2730 Levan Brothees &0 240 240 3/26/74
170 3062 Sandy Hill Villages 162,2 150 350 500
7L 373 Cedar Knoli 7 15.8 16 16 9/26/74
172 3294 P. C. Patakas s 233 [13

Municipal Yolal: 711.5 434 330 656 1440

Regloral Total: 1732.9 782 25%6 2287 £56 6321

DOWHNINGIOWN REGIOH
173 2151 Devinfogtorn Beleas Company 31.5 450 450 5/20/69

2untcipal Total: 31,5 450 450
174 3235 Last Caln Rublno Ladd Cetp. 27.4 245 245

Hunictpal Totals . 27.4 245 245
175 13 Hewlln Rotert Mellvain A4 15 15 2/13/74
176+ 2872 Kucera Bros. 22,6 20 20 10/5/73
177 2558 Wheatlard Viila Faro 51.2 42 42
178 3109 Bosquete 20%.3 127 560 687

Municipal Total: 367 204 560 764

+ - Indlcates that subdlvision is sitpated in core than one cunlelpality

# - [rdicates that subdivision was approved
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Nucker of Units

Map Ho,. File No. Munfclpality Ovirer or Applicant Aces 8., F, L. Apt, T.H. M, H, Tetal Mo, Date Approved
179 2663 Usichlan Ginter Assoc, 20.4 455 455
lag+ 2912 Fred Batz 9.8 17 17 3/13/73
Hunlcipal Fotal: 36.2 17 455 472
181 2067 Vest Bradford Calontal Woods 95,8 134 134
182 2266 Dooglas Turpln 42.2 39 kL]
182 2401 Edward Watson 12 1n 1
1p4* 2439 Crverlook Actes 3.2 21 21 2/8/12
185 2489 Broadran 80 253 259
136+ 2856 Haamilten YWest Corp. 53 4 1 8/17/73
1874 2668 D. Lawrence a8 20 20 2/13/73
1ag* 2681 Bornfe Bras 13 12 12 a/27/74
189+ 2682 D. Lawrerce 9 17 17 8/14/73
150 2729 Robert H. Hodge 20 20 20
191 2945-A Phillip Davies 30 30 30
29458 Fhilitp Davies 22 97 97
1945-D Phillip Davies 46,5 76 75
2845-F Piillip Davies 12 13 3
192 3034 Pine Hill 7.2z a0 30
193+ 3072 Vishneskl a0 28 28 4/24/74
194 3295 Fhillip Davies 21 az 37
Munloipal Total . 542.9___ 828 30 858
4+ 462 W, Whiteland Ml Vallay+ 42 40 40
195% 2617 Slavilz 20,6 252 252
Munigipal Total & 62,6 40 T 252 292
Reglonal Total: 1093 16339 1710 252 30 3081
NORTHERN REGION
156+ 2069 E. Brardywice Newlin 63.5 12 12 9/4/69
157% 2195 Tast Erandywine joseph Kehler 35.9 23 23 5/18/70
198+ 2407 Hedgerow Dov, £0.9 2% 148 177 TS TL
189 2672 Erardywine Manor 108.1 43 72 3ls
200% 2770 Hoopes & [ercel a3 84 a4 315/74
201* 2495 John Fasal 72 12 12 12/7/73
Munlolpal Total; 439.4 403 239 623
202 2554 Honeylroak Seulah Sitder 2,2 19 10
203 2735 Horeybrook Hilk 40 40 40
204k 2861 Chestnut Trea Village 123.9 as 35 10/8/73
205 3233 Tel Hai, Retlrement 125.7 350 350
Munleipal Total: 302.8 85 350 435
205 2426 Upper Uwchlan Nobb Hill Tnc 35 &9 &9
W7 2743 MclIntyre & Tleoing 1L 10 10
208 2842 Betz 56,5 43 43
209 3184 Eagle Hunt 121, 7 123 123
20 azsn wclnhyte & Flaoing 58,4 42 42
Munlcipal Total: 276.6 287 287
211+ 3047 Wallace Anthony Janlec 45,2 34 34 8/15/72
212 3075 Speing Hill Tara 56,4 23 23
Municipal Total: 10).6 57 57
2]3% 2093 W, Eratdywine fulia E, Reason .75 n ] 5/21/23
214 2149 Indtan Run Villsge 29 150 50
2HA 2347 West Brandyinwa Fratts Dare 128.3 120 480 60 560
215+ 2379 TDogwood Dell Sea. T 21 15 14 12/22/12
215 2673 Goodfellow 25 10 10
217 2587 East Eq, Eslates 61,4 14 15
217A* 3012 Vest Crandywine Coauntry Castles 51 34 34 5/13/74
218 3085 Springlon Glen 45,3 35 a3
219 3212 land Mark Hoces 159 16% 169
Munleipal Total: 523.4 404 480 €0 159 1054
220+ 2306 . Hanteeal Clemens & Forling 95 24 24 5/5/71
221 2317 Rowdan In¢, 40.6 H 18
RV L] 3047 Tanice 55.5 1 i 615772
Munlelpal Fotal: 191,1 51 51
Regional Total: 1833,9 1287 480 638 150 2847
UPPER BRANDYWINE REGION
z22* 2143 Tast Coventey Fox Gate Farm 24.2 10 10 10/30/69
223 2453 Ware Inc. 78,3 63 63 6/5/72
224* 2501 Garrhone & Wilson 46 23 23 5/7/13
Municlpal Tofal: 148.5 56 98
225 2441 East Nantewal David Welhrill 21.8 10 0
225+ 2568 John Blatt 17 7 17 7/6/72
227+ 2600 Annlo McAlce 80,9 13 13 12/15/12
Municipal Total: 19,7 40 40
228% 2723 East Vircent Realty Inveslzent 40 I it 6/4/73
228% 2876 Five Brook 30 EH s 6/26/73
230 3066 Garden Apt. 20 206 206
21 2069 arbons Bros. 146.7 138 118
Munloipal Tolal: 136.7 184 206 390
232 1836 H. Coventry D, Jates Marshall 52 20 20 2/22/48
213 2036 Covertry Farns 123,5 48 48
234* 2089 Coveniry Form Inc, 70.5 26 26 8/23/74
235+ 2457 Ferguson & Flynn 34.6 40 40 10/5/12
236+ 2588 Glen Oaks Estates 62,9 190 100 12/1/72
Munlclpal Totals 43,5 2314 234

+ - Indicates that subdlvislon 1s sifvated in core than one municlpality

4 - Indlcates Lhat subdivision approved
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Map Mo, File Ha. HMunfolpality Cvmer of Aoplicant Actes S.F, L. Apt. I, H, M. B, Total No. Date Approved
237+ 931 Scalh Coventry Wedgewood Acres 20 16 18 6/4/173
238+ 1825 Fhilltex- Gxtord 20 23 23 571473
239 3043 Joseph Scafetta 24,5 20 20

Munlcipal Todals 61 59 59
240% 2531 Vaarsick Grace Mauvger 44,5 14 14 5/12/72
241 2553 \Willian Park 35,5 16 15 /12
242% 2840 Conshoohocken Gonstr, 45,9 13 1B 472773
243#% 2854 Farcette Village ?4 1 i £/4/73
244 28397 Gachone & Wilsen 105 2 21

Municipal Totals 254.9 2] 80

Reglonal Total: 812.9 £33 208 863 S

PHOENTXVILLE REGIOX
245 2252 C‘rnrlesto'-;“n Crarlestosn Park Apt, 1.6 354 as4
245% 2284 Anthony Volpl 519 20 29 10/14/71

Munlgipal Totals 73.1 20 354 74
247 2152 East Plkoland Allen L, Bevan 9.7 36 36 7/6/7
248% 2488 Mencure Robinson 15 2z 22
249 2762 Midcoast Censtr, Co, 17 24 24
250 2852 Pusey 42 74 73
251% 2901 fce A . Fuleo 24 a7 7 4/2/74

Munleipal Totaly 127.7 133 153
252+ 2234 Froznixville KIrbarion Sprngs 5.1 nz nz 8/11/70
253% 2251 Jce Puleo .6 13 5] 5/23/73
254 2294 Ecauel Deliutis 2.2 27 27
25% 2298 Weodlawn Manar 2 44 44
256+ 2304 Jo2 Mcawley 29,9 360 60 1072671
57 2312 Fhozninville Apt. 1.9 &3 63
245 2253 Ficberon Sprlegs + 16.1 144 144
258 2385 Bevan 2 10 C 10 7/a/12
259 2629 Calnes Creek 20.8 188 188 17/14
260 2920 Goxlman Hozes URITS NOT CALCUIATED
261 3256 Willlan F, Bamreit 2,1 27 27
262 ans Turchberg & Racba 3 12 12

Munlcipal Totai: 85.7 &2 938 1000
%63 2044 Schuylkill Yallay Forge Mts, 4 44 44
264 2674 Edward Mesroplan 17 14

Munleipal Tetal: 6L 58 44
265 2020 West Plkaland Canby Lodga Ina, 129.5 53 53 713771
266 2045 High View Gardens 45.3 0 10
267 2046 Wellirg 40.3 16 16 a/11/72
26B% 3171 Poplar Howes 15 22 22 1/6/12

Munlcipal Tolaly 234.) 101 10}

Reglonal Tetal: 581,6 434 1292 1726

COUNTY'S TOTAL: 22,537 11,772 10,376 4056 836 27,040
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Approximately Half Of Recent Developments
Has Been For Aportments

Another very sfrang trend of recent years
that is expected to continue for the neor future
is the trend to opartments ond other forms of
multi-family units. In some recent years (1968,
1970,1971,1972) the number of oportment units
have exceeded the number of single fomily
units, while for the longer run it is now onti-
cipoted thot apertment units may be {ess thon
hatf, [t is likely that there will be o balancing
increase in townhouses, duplexes, quad (or
four) plexes, and other forms of multi-fomily
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 plonned PRD's. The reality of

4]

present housing costs in relation ta mast incomes
may, however, moke the tawnhouse the best
oveiloble choice for many families even though
they might actually wont the canventionol
single fomily home,

Higher Density Housing Will Require Adequate
Facilities And Services And They Should Be In
Suitable Locations

The continuing trend foward o wider
variety of higher density housing types will re-
quire thot such hausing be in suitoble locations
where sewers, water, fire protection, recreotion
and hapefully public transit con be effectively
and economically provided. The lacations should
also be near jobs, shopping and other community
facilities. Thus more ottention must be given to
suitoble locotions, nat just economics of ariginal
fand costs. H is suggested thot the locations
described in this Plan could meet these basic
planning requirements,



GOVERNMENTAL POLICIES

Introduction

Govemmentol Programs —- Intended And Unin-

Federal Government Policy

Federal Government Policy Now A Major Force

tended Consequences Greatly Affeci Chester

In Land Use Change

County Developmental Possibilities

A detailed study of all the governmental
policies and progroms that offect Chester County
development would be a vost effort far beyond
the efforts of this Plan. However, it is desiroble
to try to identify o few of the more important
policy implications of the programs and actions
of several levels of govemment os they beor upon
this Plon. Governmentol octions ot oll levels are
so pervosive thot they connot be avoided. Often
there are requirements connected with the in-
creosing federal ond state grants that greotly
affect lond use development. Very often govern-
mentol policies in seeking o particular objective
have unintended and unrecognized consequences
that offset the odvantoges of these policies.

it is particularly desirable to gain an
appreciation as to what exfent the individual
and collective impact of these many policies are
or are not supporting the goals identified in this
Plan as the collective gaals af Chester County.
As well, Chester County residents will hove to
give much more serious consideration to nafional
goals thot offect, for example, energy use, land
cansumpfion and protecting farm land.

At first thought, most Chester County
residents may think of their township zoning
ordinance as the prime develapmental control.
Hawever, federal, state and regianal palicy
ond programs have o profound influence on the
general econamic, sociol and legal climote in
which Chester County development takes place,
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The impact of the Federal government
on lond use change become significant after
World War If. This impact hos occurred by ex-
tending Federal financial aid through cotegorical
gronts earmarked for specific progroms. For the
most port these programs focused upon social and
humon services, olthough some increases were
mode in the community facilities areo.

In Chester County some Federol oid
was received for public park acquisition ond for
urban renewal projects like Downing Center.
Major funds were received for the Downingtown
regional sewer plant upgroding, for improve-
ments in the water ond sewer systems of Phoenix-
ville and substantial funds {pending) for the
Volley Forge regional sewer system, A consider-
oble portion of the costs of major highways od-
ministered through the states is octually federal
aid money provided to the states for the primary,
secondary and interstote systems.

During the period of the 1960's ond
early 1970's lorge sums become ovailable for
educational, medicol, heolth, job training,
community actian and community development
purposes. During this period the Chester County
Commissianers established new county progroms
that were largely federally financed ond odmini-
stered thraugh the County. These included the'
following programs:

1. Cammunity Development Bootd-
Plonning and stimulating pragroms




in housing and job fraining educa~
tian to help persans and families of
fow incomes, and in other ways
provide for overall coordination.

2. Regional Health Planning Council-
Health facilities planning is con-
ducted through o Meiropolitan
Health Planning Council serving
the entire Philadelphia 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 specicalized health plan-
ner assigned primarily to Chester
County prablems,

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

4, Criminal Justice Planning - The
Caunty Cammissioners have establish-
ed a criminal justice planning pro-
gram to improve crime prevention
and the criminal justice system,
financed largely through Federal
law enforcement assistance grants.

5. Manpawer Training and Planning ~
The County Commissioners have
organized a manpower training
financed thraugh Department of
Labar funds.

It is haped that these federally financed
human services agencies will develop campre~
hensive plans for their respective functians that
are effectively coordinated with this Plan,

Federal Palicies In Housing Have Had An Effect
In Chester County

Mot until the 1960's did the Federal govern~
ment became seriously concerned obout the saar-
ing costs and the inadequate supply of housing

43

far law and moderate income families. Chester
Caunty did develap a madest but highly suc-
cessful program of 459 unifs 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
ond other interest rate subsidized programs in
Kennett Square before the programs were sus-
pended in January, 1973,

The recently passed Housing ond 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,
amang other things, upan the recipients devel-
oping o housing assistance plan and acceptance
of regianal housing allocations. The County
Plan daes recommend residential areas af rel-
atively high density near centers af employment,
near available transportation, near shopping and
serviced by utilities,

More Flexible General And Special Revenues
Will Increase Caunty 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
supervisian required. The most exireme rejax-
ation is the'General Revenue" sharing whereby
such funds may be used for nearly any lawful
public purpase. Chester County has used its
general review funds primarily for additional
building acguisitian, thus saving a bond issue
at a time of high interest rates.

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



plonning. The funds ore made available on o
formulo reloted to need,

It is expected that the new progroms will be
helpful to Chester County and its municipalities
to meet their needs. As of September 1974 the
money availoble to Chester County under the
new oct hod not yet been determined. The new
gronts are bosed upon o formulo which includes
the number of low income persons ond other
meosures of sociol needs, which may be on off-
setting foctor in Chester Caunty due to higher
medion fomily incomes,

State Government Policies

Stote Government Is Now Becoming More Active
In County Government

In recent yeors the Commonweolth of
Pennsylvonio hos become more inveolved in plon-
ning-relofed octivities that offect Chester County.
Although supported by Federol funding, odminis-
trotion of programs so funded is by the state.
These include such progroms os 701 Plonning
ossistonce, highway construction ond seweroge
improvements. Also, the stote executive, legis-
lative ond judiciol bronches establish the entire
legal system in which plonning operotes. Some
of the major trends in stote activities would in-

clude:

Stote Assumes Mare Finonciol Responsibility In
Regord Ta Public Schools - The greatest orec of
stole effort is in financing public schools, which
now takes over haolf the state budget. Since the
end of World Wor 11, the stote hos groduolly
been assuming maore and more of total school
costs. From the viewpaint of lond use plonning,
it is hoped ond expected that state equolization
of schaal taxes will continue to the point thot it
will make little difference what the lond uses
will be in terms of locol toxes. Eliminetion of
the need for fiscal zoning of the municipal fevel
would be o greot incentive to overall improve-
ments in lond use plonning.

The Stote Also Helps With Open Spoce And
Other Planning Funds - Mony other stote fund-
ing projects and stofe services hove proved use-
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ful to Chester Caunty municipalities other than
the mojor schoal, highway ond enviranmental
funds, Some of the most used funds were the
Project 70 ond Project 500 open spoce ond re-
creotion gronts, the SPAG (Stote Plonning Assis—
tance Grants) which reploced the eorlier Federol
701 funds os the only source of funding for plon-
ning ossistonce, speciol central business district
studies, help for Community Action Boord finonc-
ing ond many athers.

State Lond Use Plonning Now Being Discussed -
There hos been much discussion in recent yeors
cbout the need for the State govemments to re-
ossert o leodership role in generol lond use de-
velopment., While there hove been severol public
conferences ond much inter-ogency discussion
omong severo! stole departments, no octive stote
lond use progrom is yet underway .

There Is Now Mojor Caunty And Locol Input In-
to The Tronsportotion Plonning Process - There
hos been greot improvement in the highwoy ond
tronsportation process over the yeors, Environ=
mentol, sociol, ecanomic os well os engineering
considerations of tronsporfotion plonning ond
development ore now considered. This greoter
complexity ond the increased costs, however,
hove greatly slowed the copocity to plon ond
build highways.

The Pennsylveonio Deportment of Tronsport-
otion now looks to the Chester County Plonning
Commission as o mojor partner in the tronspori-
ation planning process, The County recommend-
otions on priorities ore given consideroble weight,
ond thus con influence and partially shape stote
and federol expenditures to the highwoy needs of
Chester Caunty residents. However, we mustbe
guided by the many technical requiremenis of
the state and federol progroms. The increased
emphasis upon public franspaortation olse gives
the County some odditianol toals to build amare
compact ond economical lond use structure,

Environmental Planning Particularly For Woter
And Sewer Is A Major New Area Of State
Concern - A major new areo of stofe responsi=
bility is in the environmentol area. Activity be~
gon with the first Clean Stream Law of 1947, [t
continued slowly during the 1950's ond 1960 ot




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

Perhaps one of the first milestones was
Act 537 of 1964 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 hos taken several years for these agencies
fo get into full operation, ond their effects upon
Chester County development have only started to
be effective. The Pennsylvania DER has under-
taken a comprehensive state planning process for
water resaurces planning, which has particularly
ratsed concern in Chester County about the
availability of adequate woter for present and
future needs. Pennsylvonia DER is ahout to he-
gin an elaborate and detailed water quolity
planning program (COWAMP) which is expected
to be a major basis for refinement of the County
Act 537 Moster Sewerage Plon.

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

Regianal Agencies

In oddition 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 has maintained a close
working relationship with these agencies.

Chester County hos 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 hove ended long ago. The SEPTA
organization vtilized the existing commuter rail
network, considered one of the nation's best,

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

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

The Land Use Plan Lends liself Well To Public
Transportation

The major public transportation
possibilities are shown on the map entitled,
"Public Transportation”. This system provides
for rail service on all three carridor railroads:
Main Line, Schuylkill Valley and Octorora.
Bus service would also be resumed or strength-
ened along the corridors ond new bus lines would
be established between West Chester and King
of Prussia viu Paoli. All existing commercial,
industrial and residential centers would be
served ond West Chester would be a special
junction point accessible fram all parts of the

County,

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



ployer/agency or community vans thaf would
interconnect with the bus and rail routes or
with major commercial or employment centers.

It is opparent that SEPTA is trying fo
serve Chester County within their financial
limits. It is anficipated that the world-wide
increased cosfs of fuel and outo operation may
make public transpartatian again more import-
ant.

Delaware Valley Regional Planning Cammission
Will Become Mare Of A Factor Influencing
Chester County Planning

During its early phase as the Penn
Jersey Tronsportation Study from 1959 through
1965 the Delawore Volley Regianol Planning
Commission octivities were confined primarily
to technical fransportotion planning matters
and affected only the extreme eastem portion
of Chester County within the so-called "cardan
line". Since their rearganizotian as the Delo-
wore Valley Regional Planning Commission in
1965, their activities have increosingly offect-
ed all of Chester County, even in plonning
motters beyond transparfotion,

For example , neorly oll applications
for federal cid have to be processed through
Delawore Valley Regional Plonning Commission's
Project Notification and Review System (PNRS)
and many have to be in conformance with re-
gional plonning. So far, the Chester County
Plonning Commission working with the Delawore
Valley Regional Plonning Commission has been
able to meet the planning requirements so as to
keep the regian certified and the federol funds
flowing.

The Delaware Volley Regional Plan-
ning Commission hos underwoy major planning
programs in highwoys, public tronsporfotion,
water supply , waste water disposal, open space,
population ond housing. Increosingly, techni-
col moteriol ond dota has been ond is coming
from Delawore Valley Regional Plonning Com-
mission including the five yeor cerial photo
progrom, land use doto utilized in this report,
some maps of regionol natural feotures, ond
projections of populotion and employment.

The Delaware Valley Regional Planning Com-
mission will increasingly play an important
coordinating role among federal, stafe and
municipal planning. The major role of the
Delaware Valley Regional Plenning Com-
missian is fo meef federal and stafe regional
planning requirements needed to keep large
sums of federal aid farthcaming.

Delaware Valley And Chester County Plans Are

Generally In Agreement

The Chester County Planning Com-
mission has worked together with the Delaware
Valley Regional Plonning Commission fo reach o
consensus an nearly all planning issues so thot
in nearly every case the mefropoliton, caunty,
state and municipal plans are similar.

Recently the Chester County Plann-
ing Commi ssion adapted changes to the twelve
Year Highway Progrom, These amendments have
been processed thraugh the Delaware Volley
Regional Planning Commission, and they will be
added to the PennDOT highway plan.

The Chester County Act 537 Plan for
sewers and the Delaware Valley Regionol Sewer
Plan ore virtually the same, The County's Water
Supply Plon is olso generotly in ogreement with
the Water Supply Plan of Delawore Volley Re-
gional Planning Commission,

The Delaware Volley Land Use Plan re-
commended on overall [and use plan bosed upon
o corridor-center concept. The Delaware Volley
Regional Plonning Commission Plan recommended
large multi-purpose centers ot Exton and near
West Chester ond Phoenixville. Generally, the
Delawore Valley Regional Planning Commission
Plan and the County Plan are in agreement.,

Regional Project Notificotion And Review System

Helps Coordinate Public Programs

One of the chief responsibilities of the
Delaware Volley Regionol Plonning Commission
is to administer the required Federol Project
Notification and Review System. Regionol review
is needed for mast applicotions for federal oid,
particulotly those involving physicol facilities



RAIL AND BUS COMMUTER TRANSPORTATION TO SERVE MAJOR el
POPULATED AREAS OF CHESTER COUNTY .

Commuter transportation (bus and train) existing and planned
will provide service for the populous areas of Chester County: Chester
Valley, Schuylkill Valley, West Chester area and the Ri. 1 Corridor.
Expanson of existing services is being studied and would entail pro-
viding more trips per day in some cases and extending or providing
new service in other cases.
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Primary roil commuter service has been and will continue to
be provided along the "Main Line" of central Chester County . Com~-
muter service is and will continue to be available to Phoenixville,
Royersford and Pottstown along the Schuylkill Valley; ond as well
between West Chester via Media to Philadelphia. Commuter traffic
along the Route 1 corridor is a possibility for the future if the Octoraro
Branch is reactivated.

Bus lines follow the same corridors that the rail lines utilize.

.
In addition, there is inferconnecting bus service with West Chester o*

serving os the hub. Nl
g ol el / WEST -iﬁur,{m\
The possibility of extended service to King of Prussia from West \f'\?* 7
Nt

Chester is being studied. As service is extended ond increcsed, it is
hoped that public transportation will serve a majority of the residents
of Chester County.
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such as sewers, highvrays, transit, parks, fed-
erolly aided housing projects and many social
programs, Under this system, the counties and
other interested parties ore notified of pending
applications for federol aid, and they are given
an opportunity to reply. The grant applications
are reviewed by the various technical committees
of Delawore Vallay Regional Plonning Commission
with the Boord making o determination as to
whether or not the application is consistent with
overoll regionol plonning.

No applications from Chester County have
yet been found inconsistent with regional plan-
ning. This fovorable circumstance hos come obout
from the desire of all concemed to keep the
regional, county ond municipal plons recsoncbly
consistent sa that conflicts do not develop.

Municipol Planning

Municipol Plons Reflect Both Local Velues And
Regionol Pressures

The best overall summary and reflection
of municipol fond use policies is in the "Com-
posite Lond Use Plons™ ond the "Composite Zon~
ing" maps thot oppeor elsewhere in the book.
Local plons ore responsive to o voriety of forces,
ond mast ore based upon cansiderable in-depth
studies of locol conditions and regional relotion-
ships.

Locol plons ond zoning ordinonces are
reviewed in detoil by the stoff of the Chestfer
County Planning Cammission ond eveluoted as to
what extent they meet regional needs. The gen-
eral conclusion is that locel ordinonces are re-
spansive to regional needs.

A number of municipalities have accept-
ed higher densities where the sewers ore 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 ond metropaliten plonning
have increcsed greatly in recent yeors; funds for
county plonning have increased only moderately;
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but municipal planning funds have mostly declined
in Chester County. The Federal two-thirds 701
grants to smoll municipalities ceased about 1970,
and they have only been partially reploced by
50% state granfs (SPAG funds).

In partial response to the need for plan-
ning, the Chester County Plonning Commission is
estoblishing o municipol planning assistonce
unit to work with municipalities ond particularty
with regions. The Chester County Plonning Com-
mission has suggested eleven plonning regions
shown on mop entitled "Planning Regions”.

Neighboring County Coordination

Coordinotion With Neighboring Counties Is Gaod

The Chester County Plonning C ommission
ond the plonning commissions of neighboring
counfies hov2 always worked closely together
since their estoblishment in the early 1950'.
Knowledge of both the plons and octual develop-
menf in neighboring counties is importont to
Chester Caunty, since major development in
neighboring counties has its effect in Chester
County. The King of Prussio complex is an
abvious exomple.

It is believed thot the respective
county plons, especiolly in mojor facilities
such os highwoys and tronsit, are well coordi-
nated with few prablems. A county by county
summary follows with remaining problems in-
dicoted:

Berks County = The Berks County Plan (1974)
generally praposes rurol use ond forestry, in-
cluding formlond preservation, neor the Chester
County boundary . One emerging development
frend is to maoke the Morgantown-Elverson in-
terchange oreo o development node, despite the
foct thot it lies in some of the best formlond ony-
vrhere in the world.

Chester ond Berks Counties have o
difference of opinion canceming Roufe 10,
Berks County hos troditionally locked upan
Raute 10 os a continuation of the Interstote
176 expressway functiening as o direct con-
nection to =95 south from Berks County.



Chester County, while favoring some upgrading
of Route 10, hos not seen the troffic justifi-
cotion for any type of four lone facility. Berks
County now has on olternotive rouvte fo the
south via the new Route 222 expresswoy fo
Lancoster, then vio the new Route 30 express-
way fo York, and then vio Intersfote 83 to
Boltimore and Weshingfon. Also o substantiol
upgrading of Route 10 would conflict with the
mojor development gool of agricultural preser-
vation along Route 10,

Lancaster County = The Lancaster County Plan
(1974) proposes rural ond agricultural uses
along the Loncaster-Chester County boundary
with o small non-expanding node at Christiona-
Atglen. The major coordination problem with
Lancaster County remains the Lancaster-Coates-
ville Route 30 expressway . Chester County in-
terests have favored a locotion on, or at the
base of, Gap Ridge so as to save valuable fam-
land in West Sadsbury fownship. 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 Porkeshurg, Atglen and Christiana
50 as to remove through troffic from these
boroughs.

Montgomery County- Montgomery County's
plan (1973) looks to the eventuo! development
of the Schuylkil! Valley os the Schuylkili
Expressway is extended ta Pottstown and as
the railroads along the Schuylkill are up-
graded ond electrified to at leost Phoenixville
and possibly to Poftstown. 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 focilities, 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
prablems of highwoy coordinatian in the Valley
Forge~Betzwood bridge area os traffic builds
up. The present 202 expressway from Frazer
east is double-loaded carrying both radial and
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circumferential traffic ond future overloads
are likely. The Montgomery County Plon still
colls for a "Piedmont Expresswoy" running
porollel to ond o few miles west of the pro-
posed 202 expressway in Montgomery County
that would run to the Phoenixville Spur.

This "Piedmont Expresswoy" in Chester County
would hove to run generolly along the Route
29 corridor from the Phoenixville Spur through
Schuylkill, Chorlestown and East Whiteland
townships back fo the present 202 near Frozer,
Present [and use and environmental consider-
ations would make this extension of the
"Piedmont Expressway" 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 cenfer in the Concordville-
Pointers Crossroads that will have secondary
implications for the West Chester areo.

Two specific arees of coordination
with Delaware County will continue in the
years aheod: (1) The Delaware Volley Re-~
gionol Planning Commission has now placed
a new Route 202 expressway on the 12 Year
Progrom 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) 1t is likely thot sewer trunk
lines will be extended from Delaware
County into Chester County in the 1980's
and 1990's, The Chester County Plan pra-
poses certain oreas in eastern Chester Caunty
now rural, as future development reserves
anticipating this probability .

New Castle Caunty ~ The New Castle Caunty
Camprehensive Plan (1967) calls for low density
uses along the Chester County boundary. At one
time there was on intention of extending frunk
sewers olong TR 41 toward Hockessin near the
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Chester County boundary, but in recent years
the timing on this hes been pulled back. The
Chester County Plan, however, does suggest a
future development reserve area in New Garden
township that cauld be sewered in this way.

The Chief coordination prablem with
New Castle Caunty has been concem over water
rights, stream quality and the earlier propased
Newark Reservoir,

Chester County would alsa share with
Delavware Caunty and New Castle County re-
spansibility for the detailed planning of the
propased TR 202 expressway. 1f 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
tha Chester County boundary. However, several
coordination problems have arisen in recent yeaors,
Chester County and Cecil County are working
tagether 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 Municipol And Other Pre-
vious Plonning Cammitments

Comprehensive plonning has been under-
way in Chester Caunty ond in the Philadelphia
mefrapalitan regian since the early 1950's and
many major cammitments that greatly shape
growth have already been made. These must be
recognized now and accepted unless there is
evidence that they are naw contrary to what is
considered best,

For example, there has been a major
highway plan for Chester County since of leost
1964 with many of the major growth producing
expressways naw built and much of the remain-
ing have been firmly pragrammed. Major cam-
mitments have also been made in water supply
with several reservoirs built based on the Brandy-
wine Plon of 1958,

Since 1968 the Caunty hos had a major
sewerage plon that hos reasonobly withstaad the
test of time with few omendments. Under the
Plon this seweroge oreo wovuld be one of the
major determinants of the development orecs.

County Plan Supports Locol Plans

The County Plan thus far hos been de-
velaped in accordonce with the general fand use
pattern suggested in local municipol plons ond
zoning ordinances, in oddition to notural physi-
cal constraints. Generally these locol plons
ond ordinances reflect the hasic corridor and
node fromework. In aoddition bath local and
County plons reflect major existing land use
potferns as well as inevitable impoct of growth
pressures along major orteries ond oround exist-
ing service oreas.

The County Plan reflects the Plonning
Commission's long ronge policy of supporting the
municipal plonning effort, This is consistent
with the County gaal of ploying o leadership
rale in refining land use policies so thot they
reflect the lorger scope of County and sub~
County regional factors.
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Compasite Mops OF Local Pions And Zaning

Provided Mojor Inputs For County Plan

Campasite mops of locol plans and zaning
ardinances were prepared as part of the back-
graund research for the County Land Use Plan,
These maps were develaped te exhibit an an
overall Counly basis the maximum densities and
highest econamic uses af the land within the
various local districts and zanes,

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

The bosic difference between Caunty and
local land use policies is that the Caunty Plan is
is not as specific or detailed as ore local plans
and zaning ordinances. This is a reflection of the
realizotian that o County plan shauld be general,
and thus mare flexible, than municipal palicies.
Essentially, the County Plan attempts to support
the desirobility of preserving large rural ond
agricultural areas by placing municipol plans ond
zoning within the context of a Caunty-wide de-
velopment timing dimension,

While the County Plon is basicolly com-
potible with lacal plans and ordinances in temms
of the generol locotians and development areas,
the County's larger perspective does result in
some differences related to relative density
rather than octual use. Far exomple, the County
Plon recommends higher densities in oreas within
the existing and proposed sewered oreos than ore
naw proposed ot the local level.

The development resetves provided for in
the County Plon are onother significant difference
because they reflect on attempt to preserve mare
specific and desirable locotions for anticipoted
future growth, These arecs ore generally ad-
jacent to nodes ond development oregs and are
locations which will be eosily served by public
sewers, On the ather side of the coin, areos
which are designated as farm, canservation and
rural seftlement districts on the County Plan ore
suggested for much lower densities thon indicated
in municipal plons,
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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 shauld it grow?
In so doing, it is useful ta look ot alternative
strotegies an the "growth vs. no-growth" issue
and at alternative physical forms on the ground.

Growth Vs. No-Growth Strategies

In Chester County, as in nearly ony ather
ploce, there is a division of opinian an the
"growth vs, no-growth" issue s well as varied
opinions on develapment strotegies. The Plon
attempts to reach a workable compromise be-
tween the varying interests in Chester County,
and is sensitive to the desires of the present
residents.

Grawth-Development Interesis

Those who generally fovor growth include
most of the real estote business, the retail trade
Inferests (including Chambers of Commerce),
lacal newspapers, lorge landowners, and the
construction interests, This viewpoint is strongly
backed by the Stafe courts and legal systems,

In more recent years this viewpoint has been
joined by an unlikely olliance of interests, who
are concerned about the need for more housing.

MNo-Growth Canservotion Interests

In recent years the traditional growth ethic
hos been challenged by o citizen bosed mavement
greofly concerned about the quolity of the
environment and future resources who in general
"want to keep the County os it is". This group
contoins many homeowners, women's groups,

infellectual organizafions, some youth graups

and some farm interests. The conservotion ethic
has been particularly well organized in Chester
County by the various watershed associations

and ather conservatian groups. The recent 1971
Environmental Rights emendment to the Penn-
sylvania State Canstitution will prabably in time
define additional environmental protection against
demaging land development.

While there is some difference of opinion
as fo strategy, this viewpoint generally tokes
the position to make development as difficult os
possible . There is great fear that if sewers and
other necessary public facilities are provided
only more growth would be encouraged,

The Plan Seeks A Middle Course

The Lond Use Plan attempts a middle
course by recommending that development be
concentrated within limited areas thot ore based
vpon good plonning eriteria including: location,
nearness to jobs, availability of highways, public
transit and ecologic svifabilify. 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 orea would remain in a rural ond farested
condifion.

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

The regianol housing ollocation plon'of
Delaware Volley Regional Planning Commission
issued in 1973 calls for oppraximatety 90,000
new housing units for Chester County by the year
2000, Some of these wauld be replacements for
present substandard housing in the County. Since



the Housing Allocatian Plan calls for o lorge
number of unifs 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.

Alfernative Development Patterns

Theoretically There Are Several Patterns Of
Development Possible For Chester County

Some theoretical altematives far Chester
County are outlined in this chapter. It is ne-
cessory to look at alternative development
patterns within the fromework of those factars
that are more or less fixed for Chester County:

1. The natural features restraints
such as slope, flood plains,
soil capability for both agri-
culture and urban develop-
ment, elevation, efc., have
been mojor influences in shop-
ing Chester County's growth.

2.  The basic highway ond rail
transit network for the County
is already in place or is pro-
grammed until well beyond 1985,

3.  The existing land use pottern
markedly influences future
lond development,

4.  Madjor commitments for water
supply and major sewerage
systems hove been made and
their effects considered,

Single Large Center Would Minimize Loss Of
Formiand

It wauld be theoretically possible to lo-
cote most of the Caunty's future development in
o more or fess self-contained single city with a
central location such os the Exton-Lionville
crossroads, Such a development would hove some
of the advantoges of moking pedestrion ond bus
transportation more efficient; minimize trovel
times and reduce highwoy maintenonce costs;
make sewerage and water services more efficient;

52

moke some services such as police, solid waste
collection and pastal delivery more efficient.
The greotest advantage of all would be a mini-
mum omount of land consumption, and thus
minimum loss of valucble farmlands. A single
large center also provides for a wide variety of
services that would minimize fravel time.

Disadvantages of such a pattern wauld be
longer travel to and from other parts of the region,
There would probably be a substantial number of
apartments, including high-rise, which are more
costly to build an a square foot basis, High-rise
apartments create fire protection and water supply
pressure prablems. Unless there were substantial
amounts of high-rise, immediate open space and
contocts with nature would be limited, It would
be doubtful that such o 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 196% Land Use Plon did re-
commend g variation of this idea of asingle center,
when the Commission proposed three large "multi-
purpose centers” be considered at Exton, near
West Chester and near Phoenixville. Serious
consideration is warranted for higher density
development, including some mid-rise opart-
ments in central locations such os Exfon, West
Chester, Coatesville, Phoenixville and ot same
stations along the Main Line,

Dispersed Sprawl And Scatteration Patten

Since the end of World War [, ond parti-
cularly in the last five years, o major pattern of
development in Chester County has been the
settlement of nan-farming urban dwellers in lorge
lots interspersed in a scattered woy into rural
forming areas. This settlement pattern is greatly
desired by maony people, who wont the larger lots
at Jower lond costs, a rural living environment
and apporent freedom from worries about urban
problems. The tolerably good soils of most of
upland Chester County hos seemingly made 1t
possible to get along with septic tonks,

This pottern was bosed almost entirely
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upon nearly uniimited use of the automobile by
every family member for all their trovel needs
vrithout considerction of gaseline supply, air
pollution, road copacity end road maintenance
costs. As long as the roads.were not too congest-
ed, gasoline plentiful and automebile driving re-
lotively inexpensive, the odvantoges of this way

of life out-weighed the drawbacks for many people.

As of now it seems likely that the national
shortage of energy, both short and long term,
and its searing casts will cause a decline in this
pottern of dispersed settlements., Costs associated
with dispersed settlement build up slowly, but
become very real, Public fransit is impossible,
even by the diol-a-bus or by the van concept.
School busing costs are high ¢s few can walk to
school,

Roads designed only for rurol use do not
have the copacity, droinage or pavement bease to
handle much commuter traffic, Also, automobile
oir pollution could become a serious problem in
areos of dispersed settlement.

Public sewers are prohibitively expensive
for scottered development. A dispersed settle~
ment pattern has caused a lorge rise in form
values far beyond thot justified by famn return,
Thus, increased fand values, in turn, discourage
the maintenance of farm operotions in Chester
County.

There is need for more specific planning
for commerciol development. There is some he-
lief that there moy be tco much lond in some
places allocoted for commercial use. The lond
markef is increasingly recognizing the advant-
ages of the planned shopping center. There is,
in addition, a problem dealing with the land
adjoining major and miner plonned shopping
centers.

The Corridor Development Pattern

Because of the major influence of
transportation as o shoper of urban develop-
ment, much of the past pattemn of develop-
ment in Chester County has been along trans-
portation lines. This started with the original
turnpikes, then the railreads and in recent
years the expresswoys,
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The transportation corrider pattem has
been reinforced by physiography, porticulorly
with Chester Valley ond to o 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 alracts
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 thon ony other pattern. At o region-
al scale, corridor development theoretically
makes neatby rural lond more vecessible for
development,

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

Disadvantages Of Corridors Can Be Limited

There ore some disadvantages ond
limitations to the urbon corridor pattern that
need to be kept in mind and steps taken fo
minimize them. To some there is o similarity
befween strip commercial development along a
single highway and the corridor concept, A
traveller olong even a corridor expressway
would see very little open land; only a con-
tinuous sprawl. There olso could be a tendency
to have o rother uniform density and lond use
mixes without clear-cut, well-structured centers.

Centers As A Pottern Of Development

In order to minimize the disadvontages
of undifferentioted urbanizotion, a definite
pattern of centers is needed, These centers ore
sometimes called nodes, cores, hubs, centroids,
nodol points or central places in more academic
writings. For present purposes, the more general
term "cenfer" is used to cover both the areas
for shopping, office uses, professional services
ond some higher density residential living,



Types of Central Places

As areos develop and urbanize same
central ploces become more importent than
others. The rate at which centers grow is de-
termined by many foctors: occessibility, popu-
lation growth, employment opportunities, and
variety of housing. Generally, however, the
importance of o center may be measured by the
population in its service area, where both
working and residentiol populations are con-
sidered.

In addition fo a hierarchical arrange-
ment bosed on size, centers olso differ on the
basis of the general types of goods and services
which they provide. This in turn affects their
lacations within bosic land use pottems,
Chester County, for example, is located with-
in the Philadelphio metropolitan oreo, with
some partions of the County falling within the
influence or service areas of Reoding and Wil-
mington. The metropalitan centers are different
from other centers becouse they provide goods

.ond services which are larger scale, very
specialized and generally require large service
areas (i.e., larger wholesale, industrial ond
employment centers),

The next level of centrol ploces which
affects Chester County are the regionol shopp-
ing cenfers, These centers are generally de~
signed to serve market areas of 100,000 people
with specialized retail goods. Generolly, while
these major regional shapping centers da de-
pend on occess, they are usually not associoted
with port of the center of an urbon community
or established neighborhood. Like metrapolitan
central business districts {CBD's), these centers
are built around the provision of gaads {i.e.,
clothing, applionces, fumiture) for which de-
mand is much less frequent than for other cam-
mercial goods, and for which variety is very
important. Thus, these centers must serve large
papulotions,

The major impact of these arge re~
gional and metropaliton centers in terms of
County lond use patterns are reflected in im-
provements to the fronsportation networks,
particularly highways. Exomples of major re-
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gional shopping centers offecting Chester
County would include Exton Moll, King of
Prussia Mall and Concord Mall.

Sub-county regional shapping centers
are similar in character to the regional centers
but have smaller service areos {i.e., 50,000
and under), Often these centers take the form
of strip cammercial develapment. They are
necessarily locoted on the basis of access and
centrality o their service areos ond ore not
usually o port of a structured community or
neighborhoad. Exomples of sub-county re-
gional centers in Chester County include the
West Goshen shapping center and the com-

mercial center in Coln Township olong Route
30,

In addition to the lorge metropolitan
shopping centers, there are other centrol
places which ore an integrated and important
part of the urbon arecs which they serve. The
central business districts of West Chester,
Coatesville and Phoenixville are examples of
this type of central place. These centers ore
less dependent on extended transportation net-
works to reach their markets, because they are
located within relotively dense populotion
concentrations surrounded by a less densely
populated hinterlond. While mony of the goods
and services provided by centrol business
districts within population nodes are the same
os those of large centers, the emphasis is
clearly on canvenience shopping ond personol
services.,

For planning purposes, community
centered business districts in Chester County may
be ploced into three categories on the basis of
the size of the urban place. Each of these groups
disploys certain important distinguishing features.
The first category includes central ploces which
are lacated within urban concentrations of popu-
lations in excess of 10,000 persons, These arecs
tend not only to be the centers of urban ploces
but also of sub-county regions which farm these
service oreos or hinterlonds. These areas typi-
colly provide the banking ond professianal ser-
vices for surrounding less densely papulated
areas which may include one or more centrol
places of lesser size. Examples would be West



Chester, Coatesvifle and Phoenixville,

The secand category represents the
central places which are located within urbon
areas of populations fram 2,000 to 9,000 persons.
Examples of centers of this type in Chester County
wauld be Downingtown, Oxford, Molvern and
Kennett Square. If these areos 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 ceni-
ral places located within communities of 500 to
2,000 persons. These cenfers drow peaple from
relatively shart distonces ond only provide a few
convenience goods and services, They ore pri~
morily important in that they serve rural and less

developing regions. When an oreo is agriculturally

oriented with scottered populations, nodes of this

size moy act os regional service arecs. In Chester
County, Haneybrook and Elverson are examples
of this situation,

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

Generolly, it is the service oreos or
thresholds of the community oriented centrol
places which define the hinterlonds of these
regions, The County comprehensive plonning
process attempts to spatiolly identify areas
where development ot high density should occur
ond thase oreas which are suited for lower
densities-or should be preserved for notural,
anviranmento! or ogriculturel reasons, In o
general woy three mojor lond use objectives
ore pfoposed: development oreas, future develop-
ment reserves, and farm and open spoce preser-
votion areos. Land use development arecs shauld
be bosed upon a timing dimension which reflects
the capitol program for public utilities ond
services.

In uddition, one of the primary ob-
jectives of the lond use planning process is the
pratection of existing fond uses. Urbon centers
ofe on importont.existing {ond use pottermn be-
cause they represent a significant investment
in economic ond socio! infrastructure which hos

been develaped over a lang period of time.

As was discussed earlier, urbon centers
hove the services and utilities to support higher
density development while of the same time
minimizing lond consumption, service costs
and trovel time. Urbon centers can provide for
a more varied choice of housing and living
styles which con not be pravided os efficiently
by other types of spatial arrangements. Finally,
by encouraging a significant portion of new
growth in and around urbon centers, the waste-
ful effects of suburbon sprawl may be eliminoted.

How Da Centrol Places Fit Inta The County
Plonning Fremework?

By encouroging development to occur
in and around central places where people can
best be provided with necessory services, de-
velopment pressures moy be lessened consider~
ably in areos that should be preserved or that
should be developed ot lower densities. The
other alternatives to land development (single

center, spraw!, carridor) appeor to be less
desiroble.

Can these costs be reconciled with the
strang desires of many peaple for the rurol woy
of life? Possibly, if the PRD pattern is accept~
ed widely, the economics of costs will be lower-~
ed ond yet the residents can have the rural af-
mosphere. Hawever, even PRD's shauld nat be
scattered af random; they should be [imited to
those parts of the wral areas nearest fronspor-
totion, commercial centers emd utilities.
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TRANSPORTATION PLAN

An Extensive Transportafion Process Hos Long
Been Undenway

The lend use plonning for Chester County in
1975, of course, must recagnize the cammitments
that have heen made in earfier planning., Chester
Coaunty has had o major county plan far highways
since ot least 1964 with consideroble wark priar
to that during the 1950's,

Since 1965 the Pennsylvania Department of
Tronspartatian (Pennsylvania Department of
Highwoys befare 1970) has had a Six Year Prag-
rem, now extended to twelve yeors, with
considerable refine ment in pragramming aver the
years. During this twelve year transpartation
planning pracess mast of the mojor corridor expres-
sways in Chester County hove been committed
in final engineering detail, and far the mast
parf have been built,

Plon Objectives Far Transpartation

Some of the major abjectives of the Tronspart-
ofien Plan for Chesfer County, both far highwoys
and for public transit ond other car olfernatives
wauld include:

[. Fitting In With The Regional And Stote
Wide Netwarks- The major highways in
Chester County serve not only Chester
County but also stafe ond regional mave-
ments. This is particularly so with the
majar freeways, such as the Route 30 ond
Schuylkill Expressways, Raute | and Route
202, All are mojar arterials serving major
intra-state and inferstote movements, The
mop entitled "Traffic Volume" graphically
shaws these concentrations.

56

2. Shaping A Desired Pattern Of Regional
Development - The highway network
does seem toimplement o sotisfactory cor-
ridor and center pattern of develapment as
described elsewhere, Perhaps from some
viewpoints, the committed highway net-
wark might encourage o mare "spread out"
fand use pattern than same might desire, but

ather needs must be considered.

Eliminate Areas Of Troffic Cangestion-

Far the mast part Chester County does nat
have real peak haur troffic congestian that
is the daily burden of most urban areas in the
United States. The mast seriaus places are:
Route 30 in West Whiteland Tawnship, which
someday will be relieved by the Exton By-
pass; the Lianville area of Uwchlan which will
be relieved by the Route 100 widening; ond
same places along Raute 30 in the Upper
Main Line area. It is likely that real

troffic cangestion will become an increasing
prablem in the Upper Moin Line and other
cangesfed areos.

Minimize Adverse Environmental Impact-

A highwoy godl, that since 1970 has received
special attention is the requirement for an
Environmentol Impoct Statement, and greoter
oltention to environmental detoil, On the
whale, it is believed that the Chester County
Highway Plan fairly well meets environmental
criteria. There is a cancern for a routing of the
propased Coatesville-Lancaoster Expressway

to keep it away from farmlond; and citizen
cancern 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. Moake The Existing Highway Network More ond now will permit more detailed

Efficient And Sofer - Becouse of the in- plonning to begin, This highway will
obility to finonce and build many new high- open up opportunities to western Chester
woys much greoter attention is being given County by increosing access to the
to making the existing highway system sofer Lancaster region; but may increose troffic
ond more efficient, Chester County is now on Route 30, since it will be a toll free -
eligible for participotion in the TOPICS system porallel to the Pennsylvonia
progrom (Troffic Operations Programs To Turnpike.

Improve Copacity and Efficiency). This is
a progrom that provides at least 70% Federol 4, Route [13 Spur to Phaenixville Bypass-
aid, usually 15% state oid, for measures such This short connector will roufe iroffic
os traffic signal synchronization and chan- from Route 113, and perhaps Route 29,
nelization that greatly increcse capacity directly to the Phoenixville Spur, thus
at modest costs, meeting the county development objective

of keeping through traffic out of the older
6. Encourage Public Tronsit And Other Car urban centers like downtown Phoenixville,

Alternatives- The County Plan encourages
a more compact development pattemn along 5. Route 202 Expressway From West Chester
the transportation corridors so as to make South To Chester and Wilmington~ The
existing and easily extended rail and bus major missing link in the Chester County
transit more feasibie. Expressway system is just now being od-

ded to the 12 year program ofter many
Future Expresswoy Proposals years of effort by both Chester and Del-
aware County interests. The existing
Projects on program but unbuilt as of [975: Route 202 arterial sauth of West Chester
is now carrying over 30,000 vehicles
. Exton Bypass~ This five mile connector per day and will begin to suffer cong-
between Route 202 ond the Route 30 estion, as well os accident hazards, during
Coatesville-Downingtown Bypass Expres- the long period of planning ond con-
swoy is the most urgently needed highway struction that will be required for a new
project in Chester County to relieve serious parallel expressway.
congestion and to serve new development,
Yet it faces several years more of environ- Arteriols Will Become More Important After

mental studies plus final design studies, before Expressway Is Completed
actual construction can stort, hopefully before

[980. The requests for arterial improvements are far
more than foreseeoble funding, so there have to
2. Schuylkill Expressway Extension To be careful priorities. In September, 1974, the

Pottstown With Phoenixville Spur- Chester County Planning Commission reviewed i
This project has at lost cleored most priorities, and weas ¢ble to make recommendations
environmental and design hozords with for some additional arterials, Thus the major art-
the first stages now under construction, eriols now on the program are os follows:

When the system is open in 1977 or 1978

this project will bring great development . Route 724 Widening To Four Lanes From
pressure to the Schuylkill Valley section Phoenixville to Pottstown Bypass— This

of Chester County. upgrading to four lanes should begin in

the near future us soon as some legal

3, Coatesville~Lancaster Route 30 problems can be worked out, This
Expressway=- This |7 mile missing segment highway is carrying a traffic load at full
on the Route 30 system was only recently copacity and is o road with a serious
(1972) added to the Twele Year Program, occident record.
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2. Remaining Upgrading of Route 100~ The

still unbuilt eriginally progrommed widening
of Route 100 to the Pennsylvania Turn-
pike, including at least partial grade
separation with route 113, should go chead
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-
tstown. (It is the evenfual goal to make
Route 100 four lanes for its entire fength
in Chester County, with some limited re-
location to minimize grade).

3. Upgrading of Route 352 and Boot Road- The

greot growth taking place in East Goshen
Township, ond the function of these roads
os feeders to the 202 Expressway Infer-
change and as a subarterial fo 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 corrying froffic
approoching capacity.

5. TR 29 Upgrading ~ There hos long been a

strong demand from the communities in-
volved for an upgroding of TR 20, However
after the design was completed ond much

of the actual right-of-way ocquired, there
was a last minute change of view by some
citizens, There is now an environmental
impoct study under way and an uncertoin
outlock for this project.

6. Route 82 Upgroding North And South Of

Coafesville- Route 82 both north and
south of Coatesville might better be
relocated to South First Avenue so os to
serve Lukens Steel needs and to ovoid the
"dog leg" turn ond double leading on
Linceln Highway in downtown Coatesville.

7. North Caln Rood - Narth Coln Read

has been programmed for many years ond
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should go to construction as soon as the
next legislative capital progrom is

passed, This road is a feeder to the eastem
Coatesville interchange of the Route 30
Expressway and serves another rapidly
growing area.

B. Extension Of The West Chester Bypass

As An Arterial To TR 52 - West Chester
regional interests have long wanted to get
through traffic from Roufe 52 out of the
borough and to provide relief fo the South
Campus of the State College.

9. Route 10 Upgrading - In the past there has

been strong requests to substantially upgrade
Route 10, possibly to even an expressway
continuation of Interstate 176, I was
claimed thaf the present low troffic

volume (less than 3000 vehicles per day)
resulted from the poor condition of the
road, and traffic now diverted to

Lancaster County would instead use Route

10 if the rood were better,

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

However, TR [0 does need upgrading and
perhaps some fimited relocation, especially
in the Composs-State Hill vicinity, The
County Plonning Commission in 1974 rec-
ommended that a stoged upgrading of Route
10begin.

10, Roufe 322 Relocation In Downingtown -

In September 1974, the Chester County
Planning Commission opproved o feasibility
study of relocoting Route 322 in Central
Downingtown, so os to minimize through
traffic in thot borough., There may be a
possibility of another crossing of the
Brandywine that would permit this relief,



Public Tronsportation 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 af the older boroughs) upon much
universal use of the automobile for nearly every
trip; even shart trips ta buy graceries. The
County's once excellent bus service connecting
most urban centers deteriorated and went out of
business by 1970 because of declining ridership
and soaring costs.

Yet even befare the nation's fuel conser-
votion needs become apparent, there was growing
recognitian of the imperative need forpublic
transportation, A significant percentage of the

population is either tooold, tac yaung or physically

unoble ta drive an automabile. MNational energy
needs now make reconsideration of more public
tronsit and other alternatives to the car in-
dispensdble.

The Chester County Commissianers caopetated

with neighboring counties in 196, when they
agreed to particpate in a regional effort to save

rail transit that eventually became the Southeastern

Pennsylvania Transportation Authority {SEPTA}.
Since then, roil service has been saved and some
improvements made include new cars and the start
of stotion parking improvements.

There ore some real possibilities for fuiure
public fronsportation for Chester Caunty. 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 public transit
routes in the three corridors.

Federal and State funds are now starting to
flow in a much more balonced woy for public
transportotion; at first only for capital expend-
itures, but starting in 1974 for the even more
desperately needed operoting 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 "Public
Transportation™ .

The Rail Transit Network Is Busically In Place,

And Should Be Upgraded

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

I. Chester Valley Route 30 "Main Line™
This has always been the main freight
and passenger roufe from Philadelphia to
the west since the early days of the
colany, and is the backbane of the public
transit service in Chester County,

The Plan proposes that service
gradually be expanded from Paoli to at
least Exton, and the turnaround be placed
at Thorndale, The Exton station is now
under design ond shauld go under con~
struction soon, Qther potential new station
possibilTties exist at Frazer (PA Route 352),
and ot Thorndale, Some limited add-
itional parking may still be passible at
Paoli and same other existing stations
along the Upper Main Line,

2. Schuylkill Valiey Railroads— Limited
passenger service is provided to
Phoenixville, Pottstown and Reading,
thot serves the Schuylkill Valley portion
of Chester County. Eventual electrificotion
to Phoenixville is a future possibility.

Soeme upgrading and parking expansian
ot Phoenixville and other stafions is likely.

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

4. Octorara Bronch = The Chester County
Commissioners, Planning Commission ,
Development Council, former Stote
Representative Benjamin J. Reynolds,




ond mony civic ond business groups have
oll called for freight ond eventually some
passenger service on the Octorora Branch,

The Delawore Valley Regional Planning
Commission, and SEPTA has agreed in
principle to provide passenger sarvice
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 Can Connect Most Urban Centers

Until 1970 Chester County had an excellent
bus transportation system based upon the terminal
at West Chester and reaching most of the County
centers, The terminal ot West Chester made it
possible for the elderly and others who can't
drive, to reach the heolth, 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 feosibility of restoring much
of this service in an improved manner, if and when
the operoting subsides, or other revenues become
avoilable.

|. West Chester To Philadelphia -(SEPTA
Route W) - This is the mojor public
transit lifeline to Philadelphia with service
every 20 minutes during most of the doy.
The need here has [ong been af least a
single fore to centrol Philadelphia, to
permit interchange with the subway elevated.

2, Coatesville - Downingtown - Exton-West
Chester - This has 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 o westword extension to Parkesburg and
or Atglen.

3. West Chester To Wilmington— This is the
third [ine, important in the past, where
service is not currently being performed in
a useful way. This situation partially
exists because of legol jurisdicotion prob-
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lems of going oufside the stote (between
SEPTA ond Delawore DART systems),

4, Paottstown ~ Phoenixville - King of Prussia-
This service by the Wemer Bus Company
provides six trips per day to some of the
major employment centers in the Schuylkill
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 residents in the Schuylkil]
Valley to reach services at the county seat
in West Chester,

(&1
-

Oxford to Chadds Ford { And Then to

Wilmington, West Chester and Media)-
Residenfs of southern Chester County need
public tronsit to reach employment centers,
particularly in the Wilmington area. It may
be possible to establish a bus route from
Oxford to the rail terminal ot Media or
Elwyn to provide public transit access to
Philadelphio. This line would olso connect
with the West Chester to Wilmington route at
Chadds Ford to provide o connection to
Delaware DART system, ond thus reach major
centers in Delaware.

o~

West Chester - Paoli- King of Prussio -
There would appeor to be a basis for a

new route from West Chester to Paoli
(connections to train service and SEPTA
Routes X and Y) and then to the major
employment and shopping centers at King

of Prussia, At King of Prussio, inter—
connection would be mode with the service
now opetated by the Werner line to Pottstown,
to Norristown and other ploce in Montgomery
County.

Car Pools And Community Employer Bus-Van Pools
Only Altemotives To The Remoinder OF Chester

County

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



THE LAND USE PLAN

Objectives Of The Land Use Plan

Purpose OFf The County Land Use Plon Is To
Start Discussion Of Major Development ssues

The purpose of the Lond Use Plon is to
provide o beginning for discussion of the mojor
land use issues by the County Planning Com-
mission, lacal officials and the general public.
Altemnctives were considered in the preceding
chapter, ond it seems reasonable ond rotional
to provide for most growth in and around exist-
ing centers.

The suggested plan design hopes to curtoil
the recent wasteful trends in land use ond oli
the ensuing wastes of public and private re-
sources thot stem from it. These include the
wastes of energy, the costs of pallution, the
toss of valuable farmlonds ond the high service
costs of urban sprawl,

A recent study by severol Federal agencies
antitled The Costs of Sprawl discusses these costfs
that are borne by Tocal governments thraugh
direct property toxes but also any other costs
borneg by individuals and by society os & whole,
A higher density ond more compact pottern
lowered most of these costs and provided a more
optimum trode-off of the many economic,
environmenfal ond social costs,

The Plan suggests, in generol terms, the
best oreos of development and opproximately
when development should toke ploce. All de-~
tails of development would be done in municipal
ond County sub-regional plonning.

6l

Land Consumption Figures Are Reloted To

Population And Housing Needs

The land consumption figures outlined in
chopter entitied "Holding Caopocities And Com-
parafive Densities" incorporate the Delavore
Volley Regional Planning Commission's figures
as madified by the Chester County Plenning
Commission. This land consumption emounts to
opproximately 22,500 acres, or cbout 13% of
the total fond orea of the County by 1980,
Therefore, the total land in residential vse
need take only o relotively smail percentage
of the County area.

Curtailing The Wastes Of Urbon Spraw|

Within the general objective of provid-
ing for effective fond use development, the
following suggestians ore made:

1. Preserve As Much Formland As Possible-
By concentrating growth in planned
oreas of relatively higher density, less
space would be occupied and develop-
mental pressures outomatically removed
from some of the farmlands that should
remain apen.

Keep Development Away From Critical
Ecological Areas And Concenfrate It In
Environmentally Suitable Areas - From
on overall viewpoint, 1t is apporent
from the slope, floodplain and other
maps of naturol features, that some
oreas of the County are less suited for
development thon athers. The Plon
suggests concentrotion within the more




suiteble oreos. More so than in neigh-
boring areas, development in Chester
County is shoped by slope and other
notural feotures. Appraximately 50%
of the area of the County has environ=-
mentol limitations.

Put New Development Closer Ta

Employment So As To Reduce Travel

Needs And Thus Also Reduce Energy

Consumption , Air Pollution And Traffic
Congestion - One of the chief woys to

reduce gosoline 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 concentroted in
central Chester County, and to o lesser
extent along the Schuylkill Volley ond
Route 1 corridors,

Creote Centers Of Sufficient Density

To Make Public Tronsit Feasible ~The

energy crisis mokes it apporent thot
more relionce must be placed upon
public fronsit, To o certain extent, it
will be necessary to return fo the public

fronsit ond lond use potern of past yeors;

and business, homes ond schools must be

more rotionolly reloted to these focilities.

The proposed Plon does try fo relote
proposed mojor sesidential development
oreos to public tronsit possibilities.

Help Meet Public Service Needs By
Providing A Tax Base — Another rea-
son for mare directly relating housing
ond employment is to equalize hous-
ing opportunities in relotion to obility
to pay. Presumbably o municipality
ond school district with extensive
industry is somewhot better able to
support housing. However, lorger
school districts ond more stote oid
ore moking this fiscol zaning less
vitol thon in the peast.

Relote Development Areos To Woter
And Sewerage Extensions - The pro-
posed development reserves are either
within the oreos proposed for woter
ond seweroge in the 1985 Seweroge
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Plan or are reasanchle extensions and
modifications of the bosic plon,

Minimize Deviations From Present
Plans - Many key elements of o
County Plan have olready been de-
veloped —- the highway ond transit
plan, water and sewerage plan, and
most of all, the present land use
structure, In addition there are bosic
local plens end zoning ordinonces In
neorly all 73 municipolities. The
biggest needs are a better effort to-
word timing of development.

The Plon suggests greoter cancentration
in the principol developmental arecs.
Detoils including density ond housing
mix would be worked out ot the County
sub~regional level,

Within the generol objectives indicoted
obove, and the criterio and determinonts ouf-
lined in previous chopters the mojor land use
types con be discussed, Each type of lond use
is specificolly onalyzed in terms of the bosic
locational, ecologicol ~ environmentol ond
sociol foctars, The general omount ond ovoil-
obility of land, os far as it now con be ascer-
toined, is olso indicoted,

Industrial Land

The most speciolized lond use require~-
ments ore the industriol londs since most in-
dustrial londs have o high priority cloim on
transporotion facilities ond ufilities, In generol,
industry needs the more level londs, certoinly
under 8% slope ond preferably under 5%.
Generally, industriol lond in Chester County
needs both woter ond public sewers.

Most Industriol Lond [s Well Locoted Either In

Urbaon Centers Or Along The Transporotion

Corridors

The existing 4,800 ocres {approximotely)
of industriolly used lond in 1972, os indicoted
on the "Existing Lond Use" map, ore locoted
for the most port in the urban ploces or in



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

A major trend in suburban industrial de~
velopment after World War 11 hos been the
suburban industrial park. Industrial parks
permit land to be used more efficiently.
Utilities ond other services con be provided
more effectively. In Chester County there are
more than twenty recognized industrial parks;
they are indicated on the map entitled
"Industrial Porks". In oll coses the Chester
County industrial parks are located near major
highways, usually along railroads, and in areas
where basic utility services ore or will soon
be provided.

The Amount Of Planned Industrial Land Appears

To Be Reasonably Appropriate

There are opproximately 25,000 acres of
industrially zoned land in Chester County, of
which about 4,800 acres are now used for
industry. This feaves obout 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 tond 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 fo provide sufficient competi-
tion to keep lond prices reolistic. 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 somewhot stower during the 1960's
than eorlier expected. This was due partially to
lack of sewers, ond particularly due to the
ovailoble spoce ot the lorge King of Prussia ond
Valley Forge industrial parks. By 1974 these
industrial parks were neorly built, and it now
appeors thot sewers will be ovailoble in the
Upper Main Line area. Therefore, it is reason-
oble to expect more industrial development in

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

Office Park 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 concentrotion
of services in office parks is similar to those for in-
dustriol paiks, Indeed it is sometimes true that the
office park is part of the industriol park.

However, the office park is even more
sensitive than the industrial park to transporta-
tion and the availability of o suitable office
distances, Female workers, on the average, are
probably less inclined to commute fong distances
than are factory employees. Thus office parks
will probably be concentrated in eastem Chester
County.

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

Chester County's experience with the office
pork 1s still limited. The major concentrotion is
in the Valley Forge orea along Route 202 and
highly accessible to transportation ond suppori-
ing focilities in the nearby King of Prussia com-
plex. There is also a smaller center adjacent to
Paoli station. Currently there is a proposol under
considerotion by East Whiteland Township for o
major office park adjocent to the Morehall Road
Interchange of Route 202, There may be possibi-
lities in the Exton and Lionville area in the near
future.

More AHention Is Needed For Quorry Land
Preservation

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

The mast impartant mineral resaurce in
Chester Caunfy is the limestane in the Chester
Volley. These limestane formotians have been
identified by the Pennsylvania Gealagical Sur-
vey as having sufficient economic worth, There-
fore, quarrying activity is recommended as on
industrial use in these areas.

Commercial Areas

Lacation Of Commercial Areas Is An Importont
Port Of The Lond Use Planning Process

One of the most important aspecis of the
land use plon is the lacotian of commerciol use
areas, Commercial uses provide gaods and ser~
vices necessory to surrounding residential oreas,
contribute to the communify's tax base, generote
a significant number af trips and provide employ-
ment, Commercial locations ore important
considerations for other elements of the Plan,
particularly utilities, circulotion and public
facilities.

Factors Affecting Early Commercial Development
Provide Insights For Current Planning

In the past major commercial areas within
the Counfy were located in the papulotion centers,
Examples of these commercial oreas could be
found in Coatesvilie, Downingtown, West Chester,
Kennett Square, Oxford, Phoenixville, Molvern
and Paoli. Smaller central commercial locations
were located in Elverson, Honeybrook, Parkes-
burg, Atglen, Spring City, West Grove and
Avonddle .

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

New Commerciol Development Reflects Acces—
sibility And Population Density

New shapping centers differ from the es-
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tablished CBD commercial areas because they are
more dependent on highwoy access ond ore not
centers of established cammunities with assaciated
prafessianal, business and residential districts.
Generally, shopping centers speciolize in a
wider variety af gaads and services which are
needed less frequently thon the gaods and ser-
vices offered in the CBD's,

There hos also been a morked increase in
the quantity ond size of strip commerciol devel-
opments, Again, this trend reflects several
important factors: rapid growth and urbonization ,
the built~up ond congested nature of existing
CBD's,ond the ovailability of large amounts of
relatively cheaper vacont land along the major
traffic corridors,

Amount Of Land Zoned For Commercial Uses
Exceeds Current Demand

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

Generolly Commercial Areas Are Currently In

The Right Place

Areas planned and zoned for commerciol
uses in Chester Counfy areos are generolly in the
right places, Most of it is located in established
urban centers or along major tronsportation
corridors. These areas are either currently served
by public water and sewer focilities or ore planned
for such service.

The commercial oreas shown on the County
Land Use Plan are besed on three primary
sources: existing commercial areas, areas which
are currently planned, or areas which are zoned
for commercial octivities by the municipalities.
Thus, the Plan reflects the thinking of the local
municipalities.
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The Caunty's cammercial plan emphasizes
CBD's which are essential ta the sub-Caunty
regional planning concept, In addition, the market
or service arecs af the variaus central places
generally reflect the planning regians which have
been proposed by the Planning Commission.
Hapefully, CBD centers will be mointained and
rehabilitated in the near future,

Cammercial Centers Are Shown Symbolically On
The County Land Use Plan Map

The County's proposed land use mop shows
three cotegories of cammercial centers. The
largest red circles represent lorge scale, regionol
shapping centers. The centers affect land
ecanomics, land use and circulation patterns, but
are not the economic centers of communities.
There are two such regional shopping focilities
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 ore
generally those with morket ores of more than
50,000 but less thon 100,000 populotion, The
effect of these centers on local lond economics
and cireulofion patterns is great, Generally, these
areos are of o strip commerciol design ond are
oestheticolly unpleosont, An example of this
type of center if the Thorndale complex in Cofn
Township.

The smallest red circles on the proposed
land use map represent central business district
commerciol areas located within established
communities, [n Chester Caunty these centers us~
ually have market areas of less thon 50,000 pop-
ulation. They hove traditionally been the backbone
of the County's cammercial network, However,
they have recently been threotened by the devel-
opment of regionol shopping centers, by skip
commercial development and by traffic congestion.

CBD commercial centers are the central ploces
around which sub-County planning regions are
built, Each planning region in Chester County
includes at least one CBD center. The hinterlonds
of these CBD's generally define the oreas of the
planning regions,
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Residential Develapment Plan

Basic Residential Lacafiondl Criteria =~

Accessibility To Emplayment And High
Enviranmental Quality

OFf all the land use, residential land is freest
ta locate olmast anyvihere, Nanetheless, lacotions
with the greotest accessibility or locations with
valuable mineral resources are generally not
available to residential development -- the cost
of the land is toa great.

Two criteria are important in choosing sites
for residentiol development: time-distance (from
ploce 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 lacatian is the
environmentol quality ond the real or perceived sociol
quality of an area. The sacial ond environmentol
quality of an area is determined by mony factors:
quality of municipol and school services, the
level of taxes in relation to public service, the
natural beauty of the surroundings, public sofety,
quolity of housing, etc.

Public Water And Sewers Are Major Determinonts

Of all the public services, public water ond
seweroge ote the most difficult and expensive to supply
and thus limiting to relotively dense development.

The linked pipe systems must be continuous and thus
they have o major effect on development in directing
a more or less continuous ond successive building
outward from existing centers has the advontages

in providing other types of public service more
effioiently .

Every municipality, the County, DVRPC and
the Pennsylvania Department of Environmental
Resources has odopted a bosic sewerage plan undet
the Pennsylvonia Act 537 fo the year 1988, With
fewr exceptions, the areos proposed for sewering
are also accept able on the hesis of topogrophy,
occess fo transportotion, access fo exisiing 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,



It would seem thot this sewered land should
be used with reasoncble efficiency at reason-
able densities, The sewered areas are not the
places for large residential lots.

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%, mojor institutions and other planned open
spoce.

Overall density should approach four units 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 lacafed in
terms of accessibility and natural conditions,
they should be fully used consistent with
environmental quality. The appropriate
residential densify 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
alwoys involves a trade-off between land and
a more open environment,

Mony publications have brought out the
fact that the PRD format for most development
is generally the best compromise belween cost
savings and environmental quality. It is
expecied 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 ore available in tabular form in
the Planning Commission office.

The [988 sewerage plan includes obout
125,000 acres out of the total County area of
487,000 acres {just about 25% of the County's
orea). Of the 125,000 acres about 50,000 are
wholly or partially developed. Even within these
developed areas there would be some possibility
for utilizing some existing vacant lofts. 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 residential 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 apporent that at an averdge gross density of
four units per acre, there would be space to
accomodate 60,000 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 reasan-
able densities thus removing urban pressures
fram rural areas (2) Helping to develop
a better planned pattern of rural uses so that
agricultural and urban uses can live together
compatibly.

in the past, land use controls that restrict
usage fo agriculture have had only limited
application, and they usually were in effect only
where there was voluntary agreement amang 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 farmlands in
Loncaster and Berks Counties.,

The Pennsylvonia General Assembly with Act
515 of 1966 and the recent Famnland Assessment
Act 319 gave major real estate tax concessians
to agriculture and open land, There is also
discussion and infer est among planners and
others as to the transfer of development rights
that could help preserve agricultural lands,
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Criteria To Be Used To Designate Agricultural
Preservation Lands

Some of the criteria used in suggesting those
[ands to be considered for agricultural preservotion
includes:

1) Agricultural Quality of Sails ~ Refer to the
map entitled "Agricultural Land
Copabilities? This mop displays the cop-
ability of soils in terms of agricultural
potential. It is apporent that there ore
large oreus of good ogricultural soils in
Chester County.

2) Remoteness From Urban Pressures = Lands
remote from the process of urbanizotion
con mointain their rural identity.

3) Areas That Have Economicolly Viable
Farm Operofions - Those rural oreas
where farming is the primary  fom of
livelihaod shauld be maintained.

4) Presence of Agricultural Support Facilities-
Serious agriculture needs suppart 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, aften shared with Lancaster and
Berks County farmers. Absence of these
services in eastern Chester County is

making serious ogriculture there more
difficult.

5) Locol Plans and Zoning - Townships with
agriculiural preservation as o goal and o
willingne ss to entertain large lot zaning
con help preserve agriculturel lands, To
be effective agricultural zoning should
be at least fen ocres since this is the
minimum size required under bath Act 515
ond the recent Farmland Assessment Act
319. Housing and other activities needed
to suppart farming could be permitted in
agricultural zones, but preferably on the
poarer soils ond steeper slopes. Sub-
divisions and non=farm related businessess,
however, would nat be pemitted in
agricultural preservation orecs.
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Agriculiural Zoning Would Need To Be Supported

By County And Sub-County Regional Planning

The present strong direction from the Penn-
sylvania courts is that 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
reconsiderafion of the orea basis upen which
their judgments have been mode. It is hoped
that the metropoliton plon, the County Plon ond
the resulting sub=-County regional plons would
be the bosis for that plenning process.

[t is further hoped that the courts will recog-
nize the need to preserve agriculturol londs
since food and open space ore olso essential to
the needs of society as they hove recognized
society's need for housing commerce ond industry.

Recreationol And Other Public Open
Space

Over the yeors planners and those in recre-
atianal professions have developed "standards”
for various cotegories of recreationol open
space. The eorlier approach was to establish
a somewhat arbitrary number of ocres (such os
hwenty ocres per {000 population for regional
parks) as the gaal, The more recent "activity
analysis”" attempts mare complicated behavioral
measures {such os number of square feet of
swimming area per unit of population), These
standards and their application to Chester
County were unolyzed in the 1973 study entitled
Open Space Inventory. By either approach
Chester County would be cansidered deficient in
both local parks (554 acres of municipal parks in
1970 versus a "need for" 1470 acres); ond
especiolly in larger county and regional porks-
having only 1670 acres versus o 1970 need for
3,390 acres or a deficiency of 2,325 acres.
These deficiencies, of course, wauld continue
to grow with population increases and os the
stondards or goals alsa cantinue to rise.

These standords may be criticized os being
idealistic and may not take private open spoce
ond other alternatives into consideration. They
were ariginally developed for small cities and
may not realistically apply to lightly settled
rural ar suburban areas, where there are many



alternatives for some areas in private recreation
space and facilities.

The lack of public open space is, however,
partially compensated by considerable private
and semi- public open space, such as camps,
golf courses, and orboretums within the County.
Major recreational arecs along the New Jersey
and Chesapeake Bay shores and in the Pocono
Mountain region are less than a half-day's
travel time, The mojor private, quasi-public
and public open space ore shown on the map
entitled "Recreational Land" and in statisticol
detail in the Open Space Inventory.

In Chester Caunty there is a greot reluctance
to involuntary acquisition of private lands for
public open space. However, in some coses
landowners can be persuaded to donate some
lands, or to toke advantage of federal tax ded-
uctible conservation easements,

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

Hopefully, the present fiscal difficulties
may not always be the piciure; and that long
before the Year 2000, funds and public
support moy become available for a much more
imaginative and active public apen space
acquisition. There is much public interest in
outdoor recreatian, and a graduol trend to more
leisure time for more peaple, One hopeful
sign is the new Housing and Community
Develapment Act af 1974, which omong other
things would permit urban counties and other
eligible ta spend far recreation:
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The Caunty Plan Suggests Priarities Far Future

County And Regional Park Acquisition As Funds

May Become Available

The County Plan, however, can attempt
some general proposols 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,

. Abandoned Vdlley Forge Hospital
Ground Acquisition- The County
Commissioners in [974 made application
for 53 acres of the obandoned hospital
including a 9 hole golf course, swimming
pool, bowling alley, tennis courts, base-
ball field ond other grounds with the hope
that it would become a large 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 Holland Branch
Acquisition- The County Commissioners
in October, 1974, made preliminary
application for the last of the state
project 500 funds for the acquisition
of 6.7 mifes of the obandoned New
Holland Branch of the Penn Central
from the Route 30 Bypass north olong
the Eost Branch of the Brandywine
Creek to Comog. This acquisition
vrould make an extrgordinarily valua-
ble hiking and biking ail, flood plain
protection help, and nature observancy
areo, In addition, most of the line
would be used for the necessary
trunk sewer for the Marsh Creek Park
and Reservoir,

The cbandoned West Chester ~ Frazer
Branch may also have recreationol possibilities
and would hold the right-of-way should it be ever
needed again for transportation, |f additianal
railroads are abandoned they should similarly be
held and reused as recreational lands.



3. Additional Brandywine Plon And
Other Water Supply Reservoirs - The
costs and difficulties of large park
acquisition, ond the need for water
based recreation is so great that it

is unlikely that large reservation

type parks will be acquired (unless by
gift or some special price) unless they

are also reservoir sites.

Two of the reservoirs proposed for the
Brandywine Plan ond now completed are the
large Marsh Creek and the smaller Struble
Reservoir. They have olready some appropriate
recreation.

Additional reserviors are being pionned or
considered on the East Branch Shamone, and
the west Branch in the vicinity of lcedale, or
a smailer aftemative upstream near Birdeil,
it is hoped that these reservoirs could also be
used for appropriate recreation as well as for
water supply and flood control,

4, Streom Valley Preservation - Flocd
ploins, ond other wetlands and

slopes along streams have long been
recognized as the most importont
lands to keep open and have proposed
innumerable times in virtually every
planning report for open space
preservafion, Although many of these
ecological henefits can be ohtained
under private ownership, it is obvicus
that mony mare could gain the
aesthetic and other recreatianal 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 - 1f suitabie land
became available in either Eastern
Chester County or in the West Chester
area there would seem to be an
opportunity for a large ployfield type
of park with swimming, tennis, base-
ball and foothall to serve functions
similar to the proposed park at the
Valley Forge Hospital site.
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Schuylki!l River Frontage- River
fronts have always been potential
park areas ever since cities existed
since the water aspects add to scenic
attractiveness as well as providing
flood protection ond water quality
protection,

During the late 1960's the then
Pennsylvenia Deportnent of Forests
and Waters, on the basis of consid-
erable study proposed a pork and
historic restoration project at the
Bfock Rock Reservoir upstreom from
Phoenixville, It would seem thot
this project might now be reconsidered.
It would complement the Valley Forge
Park.

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

Privote Actions Will Have To Preserve Most
Of the Open Space

Because of the limited funds for public
ocquisition, the private actions will remain
the major way open space can be preserved.
Of porticular importonce in same areos is the
role of the non-profit Conservation Trust in
acquiring and holding tax deductible lands.
Chester County is fortunate in having fwo
such trusts serving the County which have
both had success in acquiring considerable
lands of an ecolagically sensitive nature,

The French ond Pickering Trusk serving
northern Chester County, has acquired con-
servation essements on many key parcels
along the flood plain of French Creek,

The Tri-Couniy Conservancy at Chadd's Ford,
in addition to an extensive environmental
research program, hes acquired easements on
nearly all the main streom of the Brandywine
from Lenape south and some additional lands
elsewhere,



Only Limited Progress Has Been Made In
Preserving Historic Sites

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

The most important single preliminary step
is to secure registration on the Pennsylvania
Inventory of Historic Places, and if the sife 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: DVRPC Land Use Survey

Cther Residential
{0.6%)

Single Family
Residential
(8.5%)

Agriculture (51.1%)

Undeveloped (32.0%)

Other Resource
Production (0.3%)

Tronsportatian (3.4%) Manufacturing (0.4%)

Trade (0.5%)
Utititias (0.19)

Racreation (1.79%)
Services (1.4%)

PROPOSED 1985 LAND USE
CHESTER COUNTY INTERIM GENERAL PLAN

Conservation, Agriculture,

Limited Rurol Setlement (48.7%)

Future Development
Reserves (14.4%)

Sewored Residentia!
(15.8%)

Park and
Recreation (1,9%)

y ),
Industricl (3.3%) lnctitutional (1.0%)
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SOIL SURVEY INTERPRETATIONS ARE THE KEY

Use of land in accordance with its inherent
capabilities is the basis of all farm 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 conservationtreat-
ment needed for each.

Eight categories of agricultural land capabil-
ity were designed by the U.8,80il Conservation
Service as defined below, although on this map
categories V through VII (these are not suitable
for cultivation) were lumped together.

Agricultural land capability classes are de-
termined 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. i

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

TO FARM AND CONSERVATION PLANNING

the U.8. Boil Conservation Service. The cate-
gories and even the colors are the same as used
in the individual farm plans prepared by them,

The Chester County Planning Commision ac-
quired (in 1962) advance copies of the 72 detailed
soil 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.

In order to show a large county on a single
small sheet, and thus the overall relationships,
some of the categorieshad to be generalized and
may contain other categories within a single in~
dicated category. More detailed interpretative
maps vital for individual farm planning are on
file at the Chester County Planning Commission,
or may be leamed from the raw data maps inthe
published soil survey. Further help and individu-
al detailed farm plans are available without charge
on application to the Chester County Soil and
Water Conservation District.

AGRICULTURAL LAND CAPABILITIES

Land Suitable for Regular Cultivation

- Class I (5,022 acres, 1% of the County area) - These

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-

tivated safely without special conservation treatment,

l:’g],ggg_g (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
shallow soils in this class that are well drained and found
on nearly level areas.

Class III (57,933 acres, 11.9% of the County area) -

These soils have more serious ormore numerous limita-
tions 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 tiiey are more restricted inthe
crops they can produce, or when cultivated, call for conser-

vation practices more difficult to install or keep working ef-
ficiently.

Land Suitable for Occasional Cultivation

Clags IV (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
management. These soils are usually more severely eroded
or have more excess water than those in Class III,

Land Not Generally Suitable for Cultivation +vation

Class V (13,401 acres, 2.8% of the County area) -

ClassVI (57,835 acres, 11,9% of the County area) -
Class VII{20, 571 acres, 4.2% of the County area) - The se-
vere limitations in these groups are wet land, steepness of

slope, erosion and stoniness. The lower slopes can be usedy

for pasture but the most intensive use for the remaining areas
is woodland, wildlife, food and cover, recreation and water
supplies. (&}

Source: Chester County Soil Survey Report
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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 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 V4 acre per unit.

Medium Density—areas with residential densities from 12,000 to
29,999 square feet or approximately 2 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 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.

Industrial—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
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, public and

private open space, historic districts, woodlands, and water sup-
ply reservlirs.

Comprehensive Plan In Process

No Comprehensive Plan

Published 1974
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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 categories as proposed in
municipal comprehensive plans. Municipalities
without any patterns did not have completed
plans when this map was prepared, although
some of these-do 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-

uuuuuuu

Composite Land Use Plans

As Proposed By Municipalities
UARE Or Their Consultants

lowed: When several 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 PRD densities would follow
this guideline. If 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. If 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.

I
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Residential o 5

The preporation of the report was financed in part
through o comprehensive planning grant from the De- -
partment of Housing and Urban Development, urder -
the provisions of Section 701 of the Housing Act of
1954, as led and as administered by the Bureau
of Planning, Pennsylvanic Department of Community
Affairs.

O POTTRTO.

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 V4 acre per unit.

uuuuu

Medium Density—areas with residential densities from 12,000 to
29,999 square feet or approximately 12 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 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.

TOECLLTGEVILLE

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

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

uuuuuuuuuu

Open Scace

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, public and
private open space, historic districts, woodlands, and water sup-
ply reservlirs.

Zoning In Process

No Zoning

Published 1974
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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.
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This map shows local zoning district regula-
s — tions placed within uniform land use categories.
WEST GROVE Categories on this map were specifically design-
N 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
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‘MALVERN

Composite Zoning
As Proposed By Municipalities
Or Their Consultants

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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The land use pattern as it has developed in re-
sponse to the forces of history, geography, ge-
ology, and changing economics and technology
is the starting point for all planning, since we
must begin 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 1961 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.

Land Use

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 blue.

EXISTING LAND USE - 1972

| RESIDENTIAL
] APARTMENTS
[ COMMERCIAL
I INDUSTRIAL

I INSTITUTIONAL (Public & Private)

UTILITIES AND TRANSPORTATION
] AGRICULTURE - MEADOWS & PASTURES [
"] AGRICULTURE - CROPLANDS

] WOODLANDS

B RECREATIONAL (Public & Private)

[ WATER BODIES
VACANT

Source: Field Surveys, Aerial Photographs, Tax
Records, Municipal Planning Studies, Secondary
Source Documents.
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- Sewered Suburban Residential Development

There is residential land proposed for suburban desnities and where sewers are proposed in present
plans. The County Plan does not attempt to suggest specific housing densities or mixes of structural types,
other than the density should be enough (at least one-half acre lots) to justify public sewers. It is suggested
that develop should ge about 4 units per acre, with somewhat higher density in the urban nodes.
PRD's are particularly appropriate. In general the County Planning Commission suggests that gross resi-
dential, six per acre for attached townhouses, and four per acre for single family. In development areas, a
maximum lot size of ¥ acre (2 dwelling units per acre) is suggested.

D Future Development Reserve

These areas could have development potential but are not actually needed for development until well
beyand 1985. These lands could be reached at some future time by extensions of regional sewers, but that
time is a long way off. Since, it is not 1o foresee future needs in these areas, they should remain in large lot
zoning for the present. In some cases limited package plants or lagooms might be considered, if they are
otherwise suitable.

- Agricultural, Conservation
and Limited Rural Settlement

This category contains prime cropland and pasture land. Hopefully, most of this land will remain in
farms. Many are viable productive farms, and the farmers are itted to preserving agri e
category also includes some environmentally sensitive lands, steep slopes and flood plains. Much wood-
land is also present in this category.

In general terms, the lands in this category are not suitable for dense development. Regional sewers
and water supply are not pro for these lands in the foreseeable future, Large lot zoning is recom-
mended in terms of residential use.

- Commercial

No attempt is made in the County General Plan to distinguish among various types of commercial uses
such as: highway, shopping center, large and small business gistrict.

Regional Center
Highway oriented ¢ ial and service complexes with market areas of approximately 100,000
persons.
Sub-Regional Center

Highway oriented commercial and service activities with market areas of approximately 50,000 persons

. Central Business District

Commercial and service areas which are part of established population nodes.

- Industrial

Land generally suited and zoned for industrial develapment, Municipal and sub-county regional plan-
ning should further define perf e dards for industrial zoning depending upon conditions in
each region.

Institutional — Public & Private

These are lands under public or private ownership that should remain open. Included are large school
sites with recreational facilities, and other private institutional ground.

- Parks & Recreation

These are lands under public or private ownership that should remain as citizen areas for recreational
uses. Included here are parks, arbaretums, golf courses, stc,

- Flood Plains, Wet Soils and Steep Slopes

These are areas that should remain undeveloped because surface canditions make building difficult ™ **

and very expensive. Flood plains and wet scild have been identified from the soil classifications of USDA
Soil Conservation Service. Steep slopes include all areas over 25%; these slopes were also defined from Soil
Conservation Service Data.

TO LAMCASTER:
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Highways
EXISTING PROPOSED
Limited Access = ——
Major Four Lane === .
Commuter Rail Service
EXISTING FROPOSED }
Seivice Lines — e ——
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x Water Bodies

COUNTY TOTAL LAND AREA — 486,087 acres
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CHESTER COUNTY
INTERIM COUNTY PLAN

Published 1974

The proposed Chester County Interim County Plan is the first overall
statement of the Chester County Planning € ission dealing with land use
and developmental timing. As appropriate to a County Plan the definitions are
more general than for municipal planning; and the categories should be
further defined in municipal and sub-county regional planning.

The Interim Plan was based upon a great many factors, some of the most
important were: the natural features of the county (slope, flood plains, and
woodlands), existing land use, the County’s highway and transit plan, maps of
PRD location and development trends and accessibility to other urban activi-
ties, and existing municipal plans,

The major objective of the County Plan is to curtail the many wastes of
urban sprawl and scatteration, costs and save farmland and open space.

The County Plan proposes most urban type davelopment be concentrated
within the areas of the 1985 Sewerage Plan. About 119,000 acres {25% of the
County) would thus be in the develog areas. Appr ly 70,000 of
these acres are undeveloped, of which about 40,000 are residentially zones. At
about 4 units per acre this land would accommodate over 160,000 housing
units, at least five times the County estimated 10-year needs of about 32,000
units,
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MOST PUBLIC RECREATIONAL LANDS ARE THE ANCHEORS 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 semi-public 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 public school board. Semi-public /private includes private
schools, non-profit camps, institutions, foundations, country clubs,
some camps.
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Basic soil properties such as texture, depth
to bedrock, depth to and seasonal wvariation in
water table, slope and drainage have recently been
found to have great value for many urban as well
as farming 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 flood plain soils
tend to be unsuitable formost of these purposes.
More detailed information is available inthe text
and in the official published scil survey report,
although the septic tank information in the map

URBAN SUITABILITY SOIL MAP HAS GREAT VALUE FOR MANY PURPOSES

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

The seven urban suitability categories as de-
fined below, particularly for in ground sewage <
disposal by septic tanks and cess pools were de- <
veloped on the basis of recommendation of the
State Soil Scientist, U.8.S0il Conservation Ser- ©
vice, and the Pennsylvania Department of Health,
and is the latest informationas 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- S
scale scil 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 % =i
Commission Office, or in raw data form in the )
officially published soil survey report. ?

URBAN SUITABILITY

- Suitable (36,635 acres, 7.5% of the County) - Deep,
well drained soils with slopes of 0 - 15%. This group
is suitable for all type of buildings, and is suitable for on
site sewage disposal because it has good permeability and,
in most instances, does not have a ground water pollution

problem,

7 Variable - Probably Suitable (199, 758 acres, 41.4% of
the County) - Moderately deep, usually well drained
solls with slopes 0 - 15%. This group is usually suitable
forall types of buildings onthe gentle slopes, and residences
and small buildings on all slopes. The minor restrictions
to these soils are the nearness to bedrock. Detail | explor-
ation should be made on the Glenelg soils, particularly those
over mica schist bedrock in the south&m part of the County,
when considering a site for heavy buildings since this soil
is often underlain by saprolite (rotten)rock. Eventhoughthese
soils are classifled as well drained and permeable andare usu-
ally suited for on site sewage disposal systems, the Glenelg
soils must be checked for permeability with a "percolation"
test to determine feasibility of each site.

:]Hazardoug = With Ground Water Problems ({Sofls over

limestones ~ 20,613 acres,4.3%) These solls are
deep and well drained, except for the Hollinger which is
shallow, with slopes 0 - 15%. These soils are suitable for
most types of buildings but care should be takento 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 acres,15.1% of the
- County). Majorrestrictions in this group are nearness of
bedrock tothe surface, difficulty inexcavating for basements
and sewage disposal systems.

This group of soils is shallow and suitable for all build-
ing types onthe more gentle slopes and residences ‘on slopes
of 0 - 15%. This group of soils is classified as well drained,
but because of the shallowness satisfactory on site sewage
disposal systems are difficult to install properly so they will
function satisfactorily.

- Unsuitable - Too Wet (66, 121 acres, 13.7 % of the

County area) These soils are deep to moderately
deep, moderately well drained to poorly drained on slopes
0 - 15 %. The soils that are moderately well drained suchas
Bedford, Beltsville, Conowingo, Glenville, Lehigh, and
Readington can be used with care 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 toraise the basements
above the water table,

This group is unsuitable for on site sewage systems,
and if bulldings are constructed on these soils, public sew-
age systems should be available,

- Unguitable = Flood Plain Soils (27,527 acres - 5.7%

of the County) This group is subject to overflow of

high waters from streams pericdically, and should never be
used for building sites.

-Ungultgblg ~- 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 slopes. If buildings are constructed on these slopes,
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 County Soll Survey Report

* Black tint over Variable soils indicates either

areas of Neshaminy or Montalto soils which may

influence the handling of detergents.
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