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Introduction

This Land Use Assumptions Report has been prepared in the context of a Transportation
Service Area of 6.8 square miles, as shown in the maps in section 3 of this report. This report
was prepared by Thomas Comitta Associates, Inc., Town Planners & Landscape Architects, and
the Charlestown Township Transportation Advisory Committee (TAC). The Transportation
Advisory Committee members are listed on the Project Participants page.

The information included in this report serves as the basis for a Roadway Sufficiency Analysis
prepared by Andy Heinrich, P.E., Transportation Engineer. In addition, this information serves
as input to the Transportation Capital Improvements Plan and Program, evolving from the
Roadway Sufficiency Analysis.

The Transportation Service Area was defined to encompass properties that are currently
undeveloped, and capable of further subdivision, as well as certain developed properties that
link the undeveloped and underdeveloped lots. Properties with conservation easements were
excluded from the Transportation Service Area, as well as properties that are fully developed.

All the properties within the Transportation Service Area are being studied in the context of 13
intersections that will be impacted in the future, as a result of the developable properties.
Properties within the Transportation Service Area were evaluated relative to existing Zoning
District boundaries, and related Zoning Ordinance standards and requirements.

The Resolution forming the TAC is included in Appendix A of this report.

The overarching enabling legislation for the Act 209 Transportation Plan is included in Appendix
B of this report.

Excerpts of the Charlestown Township Comprehensive Plan of 2001 are included in Appendix
C, including Map 5. A Plan for Future Land Use (depicting areas for growth), and Chapter 3,
Demographic Profile (describing growth).

The TAC held a Public Hearing on this Act 209 Transportation Plan on November 14, 2013, to
present this Land Use Assumptions Report, and to answer questions.

The Charlestown Township Board of Supervisors adopted the Act 209 Transportation Plan — Land
Use Assumptions Report by Resolution on December 2, 2013 (see Appendix D.).
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Yield Analysis

A total of 860 properties are within the Transportation Service Area (TSA) of 6.8 square miles.
There are 774 residential properties, and 86 nonresidential properties.

Of the 774 residential properties, 572 of them have existing dwelling units. In other words, each
of the 572 lots have existing dwellings (one on each property). On these lots, it is unlikely that
additional dwelling units would be developed under the current zoning regulations. The 202
residentially zoned properties that could be further developed under existing zoning standards
and requirements, could yield 1,230 new dwelling units.

Of the 86 nonresidential properties, 26 have existing nonresidential uses (totally 3,156,138
square feet). On these 26 properties, it is unlikely that additional nonresidential square footage
could be built under current zoning. The 60 non-residentially zoned properties that could be
further developed under existing zoning standards and requirements, could yield new square
footage in the amount of 5,128,307 square feet.

The above calculations were made, considering existing zoning district standards and
requirements, including:

minimum lot area requirements;

- maximum building coverage requirements;

- maximum impervious coverage requirements;

- net-outs for hydrologic features such as flood hazard areas and wetlands; and

- net-outs for topographic features such as very steep slopes.

Therefore, when calculating the impacts to the 13 Intersections within the TSA, the following
should be noted:

+ there were 1,969 existing dwelling units, according to the 2010 Census;

+ for the purpose of this report, we have made the assumption that the existing 572
properties housed 1,969 dwelling units;

+ an additional 1,230 new dwelling units could be built on the 202 other properties that
are not yet developed, or those that could be further subdivided;

+ there are 3,156,138 square feet of existing nonresidential buildings on 26 properties;

+ there could be 5,128,307 square feet of additional nonresidential buildings on 60
other properties; and

+ of the total nonresidential development build-out of 8,284,445 square feet,
approximately 62% remains to be developed.

Please refer to section 3 for the map exhibits.
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Mapping

The four maps in this section include:
1. Act 209 Transportation Service Area showing Parcels with Build-Out Potential;

2. Act 209 Transportation Service Area showing Parcels with Build-Out Potential,
and Zoning District Boundaries;

3. Build-Out Analysis showing Potential # of Residential Units; and
4. Build-Out Analysis showing Potential # of Residential Units, and Zoning District
Boundaries.

The calculations reported in the previous section are based on GIS — Geographic Information
System mapping analysis.

Please refer to the four maps that follow.
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Appendix A — Resolution 2013-806

On March 4, 2013 the Charlestown Township Board of Supervisors passed Resolution
2013-806, and formed the Transportation Advisory Committee, also known as the
Impact Fee Advisory Committee.

In addition an Impact Fee not exceeding $1,000 per anticipated peak hour trip is enabled
through this Resolution, for a period not to exceed 18 months after March 4, 2013.

Resolution 2013-806 follows.
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Appendix B — Article V-A

Municipal Capital Improvement
Pennsylvania Municipalities Planning Code

Pages 33 through 44 of the PA MPC follow. These pages relate to P.L.1343, No. 209 of
December 19, 1990. Act 209 enables municipalities to collect revenues to fund new
capital infrastructure from the public sector for offsite road improvements within a
Transportation Service Area.
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Appendix C — Comprehensive Plan Excerpts

The following excerpts of the Charlestown Township Comprehensive Plan 2001 are
included:

+ Map 5. A Plan for Future Land Use; and

+ Chapter 3. Demographic Profile.



















































Housing Affordability’

Affordable housing is commonly defined as housing with total costs less than or equal to 28% of
an owner’s gross income. If the portion of income dedicated to housing is sufficient to cover the
costs associated with a given housing unit, then the house is considered affordable. If the costs
are greater than the income dedicated to housing, then the house is considered unaffordable.

The Affordability Index shows the relationship of income to housing costs. It is calculated by
comparing the Countywide median monthly household income with the Township’s median total
monthly housing costs (see below). This indicates whether the Township’s housing is
affordable to the general County population. An Affordability Index of 100 or higher is
considered affordable; an Affordability Index below 100 is considered unaffordable.

Affordability Index developed by the National Association of Realtors:

Affordability Index = 28% of Monthly Median Household Income
Monthly Home Ownership Cost

Based on 1996 estimates of median household income for Chester County of $57,965 (monthly
median household income of $4,830) and a total monthly home ownership cost for Charlestown
Township of $1,385, Charlestown’s Affordability Index is 97.7. Of the neighboring
municipalities, only three — East Pikeland, East Whiteland, and West Whiteland - have
Affordability Indexes over 100.

Planning Implications of Housing Data

The build-out analysis (conducted during the creation of the Future Land Use Plan) suggests
that the Township can accommodate 777 additional units at current zoning. This scenario
would lead to a sprawling pattern of residential development across the Charlestown landscape.
If the predominant housing type of single-family, detached units continues, spraw! will result and
the supply of land will be greatly diminished.

As an alternative, this Plan advocates a mix of development intensities and dwelling types
intended to prevent sprawl. Providing for such a mix will enable the Township to better manage
the supply and demand of its land resources. Growth may then take place in a more controlled
manner. A mix of dwelling types may also lead to a more even distribution of housing values,
thereby supporting socioeconomic diversity.

1 Source: Chester County Planning Commission, Planning Data Sheet #53, “Housing Affordability,” July
1998.
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Socioeconomic €

Socioeconomic Characteristics include data related to income and educational attainment.
Table 6 provides 1990 Census figures related to these items for both Charlestown Township
and Chester County. Educational attainment is also illustrated with a bar chart in Figure 8.

Income

Two income measures are presented in Table 6. Per capita income is recorded at $31,737.
Median household income is $63,909. Both are substantially higher than the County income
figures.

Educational Attainment

The educational attainment of Charlestown Township residents peaks at three different levels -
High School Graduate, Bachelor’s Degree, and Graduate or Professional Degree. Charlestown
Township exceeds the County in all levels of education above High School Graduate.

Table 6. Socioeconomic Indicators of Charlestown Township: 1990

Socioeconomic Indicator Charlestown % of Chester County % of
1990 Total 1990 Total
Per Capita Income $31,737 $20,601
Median Household Income $63,909 $45,642
Education Level
Less than 9th grade 60 3% 13,321 5%
9th to 12th grade 87 5% 23,770 10%
High School Graduate 390 21% 71,921 29%
Some College 280 15% 36,769 15%
Associate Degree 136 7% 14,605 6%
Bachelor's Degree 548 30% 54,879 22%
Graduate or Professional Degree 354 19% 30,242 12%

Sources: Census '80: General Characteristics of Population and Housing for Chester County
Census '90: General Economic, Social, and Housing Unit Characteristics for Chester County
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Figure 8. Years of School Completed of Charlestown Township Residents: 1990
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Sources: Census '90: General Characteristics of Population and Housing for Chester County
Census '90: General Economic, Social, and Housing Unit Characteristics for Chester County

This section pertains to the employment and labor force characteristics of Charlestown
Township and Chester County as a whole. It includes a description of employment by industry;
employment by occupation; place of work at the state and county level; and place of work at the
Metropolitan Statistical Area (MSA)/Primary Metropolitan Statistical Area (PMSA). The location
of major regional employers is also discussed. This section provides insight into the
relationship between employment and land use in Charlestown Township.

According to Table 7, the largest percentage of Charlestown’s labor force is employed in
Professional & Related Services (a total of 32% in Health, Educational, and Other Professional
& Related Services). The second largest percentage is employed in Manufacturing (a total of
20% in Durable and Non-durable Goods), followed by Retail Trade (17%). This pattern nearly
mirrors the countywide employment pattern, although Charlestown exhibits a slightly higher
percentage in the Profession Services category (32% in Charlestown; 24% in Chester County).
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Table 7. Employment by Indusiry: 1990

Industry Charlestown % of Chester County % of

1990 Total 1990 Total
Agriculture, Forestry, Fisheries 54 4% 7,173 4%
Mining 0 0% 388 0%
Construction 59 4% 12,497 6%
Manufacturing, Non-durable Goods 124 9% 17,131 9%
Manufacturing, Durable Goods 153 1% 21,962 1%
Transportation ' 60 4% 6,713 3%
Communications, Other Public Utilities 7 0% 5,273 3%
Wholesale Trade 42 3% 11,110 6%
Retail Trade 246 17% 28,822 15%
Finance, Insurance, Real Estate 128 9% 16,933 9%
Business & Repair Rervices 52 4% 11,351 6%
Personal Services 26 2% 4,230 2%
Entertainment, Recreation Services 17 1% 2,066 1%
Professional & Related Services: 0%
Health Services 79 5% 16,638 8%
Educational Services 295 20% 16,666 8%
Other Professional & Related Services 106 7% 16,078 8%
Public Administration 0 0% 3,550 2%

Total Employment 1448 100% 198,581 100%

Source: U.S. Census Bureau, 1990
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Table 8 shows that nearly one-half of Charlestown’s labor force works in Managetrial and
Professional Specialty occupations. Another 28% work in Technical, Sales, and Administrative
Support positions. Although the general employment pattern is consistent with the County, the
much higher percentage of the Township’s labor force employed in Managerial and

Professional Specialty occupations may explain the higher per capita and median household
income figures shown in Table 6.

Table 8. Emplovment by Occupation: 1990

Occupation Charlestiown | % of |Chester County| % of

1990 Total 1990 Total

Managerial, Professional Specialty 705 49% 68,806 35%
Technical, Sales, Administrative Support 408 28% 65,223 33%
Service 136 9% 19,338 10%
Farming, Forestry, Fishing 32 2% 5,323 3%
Precision Production, Craft, Repair 68 5% 18,651 9%
Operators, Fabricators, Laborers 99 7% 21,240 11%

Total 1,448 100% 198,581 100%

Source: U.S. Census 1990

When analyzed together, Place of Work at the State and County Level, and Place of Work at
the MSA/PMSA Level reveal exactly where Charlestown’s residents are employed. Fifty-six
percent work in the County, 39% work outside the County, and 5% work outside of the State
(Table 9). Table 10 provides further detail, demonstrating that 12% (171 persons) work in the
Central City (i.e. Philadelphia), and 84% work in other parts of the Philadelphia MSA. The
number of persons working within the County can be explained in part by the high concentration
of business and industrial parks and major retail centers in East and West Whiteland, Tredyffrin
and Uwchlan Townships.

Table 9. Place of Work: County & State Level: 1990

Place of Work Charlestown| % of [Chesier County| % of
1990 Total 1990 Total
Worked in state of residence:
Worked in County of residence 787 56% 118,433 61%
Worked outside county of residence 550 39% 61,663 32%
Worked outside State of residence 77 5% 15,411 8%
Total 1414 100% 195,507 100%

Source: U.S. Census 19290




Table 10. Place of Work: MSA/PMSA Level: 1990

Place of Work Charlestown| % of |Chester County| % of
1990 Total 1990 Total
Living in an MSA/PMSA:
Worked in MSA/PMSA of residence:
Central city 171 12% 12,998 7%
Remainder of this MSA/PMSA 1,190 84% 163,871 84%
Worked outside MSA/PMSA of residence:
Worked in a different MSA/PMSA:
Central city 35 2% 5,067 3%
Remainder of different MSA/PMSA 18 1% 12,982 7%
Total 1,414 100% 194,918 100%

Source: U.S. Census 1990

DVRPC employment projections, measured as number of jobs, show very littte growth in
Charlestown Township over the next 20 years. According to Table 11, there will be an increase
of 100 jobs (7%) from 2000 to 2010, and no growth (0%) from 2010 to 2020. However, analysis

conducted by the Charlestown Township’s Planning Consultant shows a potential for 6,500 new
jobs based on current zoning.

Table 11 also shows a continuing increase in job growth in the municipalities surrounding
Charlestown. The only exceptions are Schuylkill Township and East Pikeland Township.

However, recommended revisions to the employment projections based on input from the
County and local municipalities suggest that all adjoining municipalities will experience an

increase in employment.

Table 11. Emploviment Projections: 2000 — 2020

Municipality 1990 1997 2000 2010 % 2020 %
Census | Estimate | Forecast | Forecast | Change | Forecast | Change

Chester County 197,752 | 224,178 | 230,350 256,600 11% 277,500 8%
Charlestown Township 1,151 1,343 1,350 1,450 7% 1,450 0%
East Pikeland Township 950 986 950 1,000 5% 950 -5%
East Whiteland Township 18,601 19,693 19,800 22,800 15% 26,150 15%
Schuylkill Township 2,818 2,894 3,050 2,900 -5% 2,800 -3%
Tredyffrin Township 25,206 28,625 29,200 32,105 10% 34,000 6%
Uwchlan Township 5,241 6,683 7,250 9,100 26% 10,500 15%
West Pikeland Township 809 969 1,000 1,150 15% 1,300 13%
West Whiteland Township| 14,960 20,787 22,200 25,500 15% 29,950 17%

Source: Delaware Valley Regional Planning Commission, Year 2025 County & Municipal Population &

Employment Forecasts
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Planiing lmplications of Labor Force and Employment Characteristics

The 1998 Chester County Profile identifies 71 business and industrial parks and 32 major retail
centers in the County. Approximately one-half of the business and industrial parks, and one-
half of the major retail centers are located in the municipalities immediately surrounding
Charlestown. Furthermore, the two top employers in the County, The Vanguard Group and
Seimens (formetly Shared Medical Systems) are in close proximity to Charlestown.
Organizations such as these may attract and draw upon an educated and skilled labor force
such as that which exists in Charlestown.

The fact that eastern Chester County is such a prominent area in terms of employment growth
and opportunity may explain the increasing land use pressures in Charlestown. Should job
growth continue, as indicated by the employment projections, this pressure will only increase.
Charlestown must therefore be proactive in issues of land use and traffic management.
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Appendix D — Resolution for Adoption of the Land Use Assumptions Report

The Adoption of this Plan took place on December 2, 2013, after a complete Act 247 review
process.

The Resolution for adoption of the Land Use Assumptions Report appears on the following
page.



CHARLESTOWN TOWNSHIP
CHESTER COUNTY, PENNSYLVANIA

RESOLUTION 2013- O’

WHEREAS, Charlestown Township is authorized by Article V-A of the Pennsylvania
Municipalities Planning Code (Act 247 of 1968, As Amended); and

WHEREAS, the Charlestown Township Transportation Advisory Committee, in
conjunction with the Consultant, Thomas Comitta Associates, Inc., have prepared the Land Use
Assumptions Report dated November 14, 2013, in accordance with the Pennsylvania
Municipalities Planning Code (Act 247 of 1968, As Amended); and

WHEREAS, the Chester County Planning Commission, the Charlestown Township
Planning Commission, the Great Valley School District, the adjoining municipalities, and the
Phoenixville Regional Planning Committee have reviewed the Plan and have made
recommendations; and

WHEREAS, it is the intention of the Charlestown Township Board of Supervisors that
this Resolution serves to adopt the Land Use Assumptions Report, in accordance with Article V-
A of the Pennsylvania Municipalities Planning Code; and

WHEREAS, it is the intention of the Charlestown Township Board of Supervisors that
this Resolution adopting the Land Use Assumptions Report accomplishes the foregoing
purposes.

NOW, THEREFORE, BE IT RESOLVED that the Charlestown Township Board of
Supervisors formally adopts the attached Land Use Assumptions Report, dated
November 14, 2013.

Resolved this 2" day of December, 2013.

SIGNED:

e,
FRANK PILIERO, CHAIRMAN
BOARD OF SUPERVISORS

ATTEST:

LINDAM. CSETE TOWNSHIP SECRETARY
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